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1.0 INTRODUCTION
1.1 SHORELINE MASTER PROGRAM
This document is the Blaine Shoreline Master Program. The goals and policies contained
herein constitute the City’s implementation of the Shoreline Management Act of the State of
Washington.
1.2 AUTHORITY
A. The goals, policies, and regulations of the Blaine Shoreline Master Program are
established under the authority of the Shoreline Management Act of 1971, now codified as
Chapter 90.58 of the Revised Code of Washington (RCW), and the Shoreline Master
Program Guidelines, Chapter 173-26 of the Washington Administrative Code (WAC).
B. Decisions on shoreline permits and/or approvals shall recognize all relevant constitutional
and other legal limitations on the regulation of private property. Findings shall assure that
conditions imposed relate to the governmental authority and responsibility to protect the
public health, safety, and welfare, are consistent with the purposes of the Act, and are
roughly proportional to the expected impact.
1.3 PURPOSE
The purpose of the Blaine Shoreline Master Program is:
A. To further the goals of the Shoreline Management Act as set forth in RCW 90.58.020;
and
B. To implement a cooperative program of shoreline management between local and state
government; and
C. To comply with the mandate established in the Shoreline Management Act that local
governments develop and adopt local master programs to guide and regulate
development on shorelines of the state; and
D. To promote the public health, safety, and general welfare of the community by providing
long range and comprehensive policies and effective and reasonable regulations for
development and use of shorelines within the City; and
E. To manage shorelines in a positive, effective, and equitable manner; and
F. To plan for and foster all reasonable and appropriate uses, particularly uses directly
dependent upon the water; and
G. To preserve to the greatest extent feasible, consistent with the overall interest of the
State, the City and the people generally, the public's opportunity to enjoy the physical
and aesthetic qualities of the shorelines of the City by preserving views and increasing
public access to the shorelines; and
H. To manage the shorelines of the City to minimize, insofar as practical, damage to the
shoreline area, while actively encouraging the restoration and enhancement of degraded
shoreline functions and processes; and
I.

To ensure all proposed uses and development occurring within shoreline jurisdiction
conform to chapter 90.58 RCW, the Shoreline Management Act and this Program
whether or not a permit is required.
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1.4 RELATIONSHIP BETWEEN THIS SHORELINE MASTER PROGRAM AND CAO
Critical Areas as defined in Chapter 17.82 BMC that are located within the jurisdictional limits of
this Shoreline Master Program (see Element 7.1) are managed and regulated by the provisions
contained herein and are not subject to the critical area management provisions of Chapter
17.82 BMC, provided that where this program references a provision or provisions of Chapter
17.82 BMC or any other chapter of the Blaine Municipal Code the provision(s) so referenced
shall apply as identified.
1.5 DEFINITIONS
A. As used in this Program, unless the context requires otherwise, the following definitions
and concepts shall apply. Words or phrases used in this Chapter that are not specifically
defined below shall be interpreted to give them the meaning they have in common usage
and to give this program its most reasonable application consistent with Chapter 90.58
RCW and the provisions contained herein.
1.
2.

3.

4.

5.

6.

7.

ACT – Means the Shoreline Management Act of 1971, Chapter 90.58 RCW as
amended.
ADMINISTRATOR - Means the Community Development Director or designee. The
Administrator is responsible for making available Shoreline Use Permit Applications,
inspecting project sites, interpreting this Program, issuing Shoreline Exemptions, and
making recommendations to the Planning Commission. The terms “Administrator” and
“Shoreline Administrator” are interchangeable.
AGRICULTURAL ACTIVITIES - Means agricultural uses and practices including, but
not limited to: producing, breeding, or increasing agricultural products; rotating and
changing crops; allowing land used for agricultural activities to lie fallow or dormant;
conducting agricultural operations; maintaining, repairing, and replacing facilities; and
maintaining lands under production or cultivation.
AGRICULTURAL EQUIPMENT – Includes “Agricultural equipment" and "agricultural
facilities." Such elements include, but are not limited to:
Equipment; machinery; constructed shelters, buildings, and ponds; fences; upland
finfish rearing facilities; water diversion, withdrawal, conveyance, and use equipment,
and facilities including, but not limited to, pumps, pipes, tapes, canals, ditches, and
drains; Corridors and facilities for transporting personnel, livestock, and equipment to,
from, and within agricultural lands; Farm residences and associated equipment,
lands, and facilities; and Roadside stands and on-farm markets for marketing fruit or
vegetables.
AGRICULTURAL LANDS - Means those specific land areas on which agricultural
activities are conducted as of the adoption date of a local shoreline master program
pursuant to WAC 173-26 as evidenced by aerial photography or other documentation.
AGRICULTURAL PRODUCTS - Include, but are not limited to, horticultural, viticultural,
floricultural, vegetable, fruit, berry, grain, hops, hay, straw, turf, sod, seed, and apiary
products; feed or forage for livestock; Christmas trees; hybrid cottonwood and similar
hardwood trees grown as crops and harvested within twenty years of planting; and
livestock including both the animals themselves and animal products including, but not
limited to, meat, upland-reared finfish, poultry and poultry products, and dairy products.
AQUACULTURE - Means the culturing or farming of food fish, shellfish or aquatic
plants and animals for human consumption dependent upon the use of the water area.
Aquaculture does not include the harvest of free-swimming fish or the harvest of
shellfish not artificially planted or maintained, including the harvest of wild geoducks
associated with the state managed wildstock geoduck fishery.
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8.

9.

10.

11.

12.

13.
14.
15.
16.

17.
18.
19.

20.

ARCHAEOLOGIST - Means a person who has designed and executed an
Archaeological course of study and has been awarded an advanced degree in
archaeology, anthropology, or history or other germane discipline with a specialization
in archaeology, and who has at least two (2) years of experience, including at least
one (1) year of supervised field experience.
ASSOCIATED WETLAND - Means wetlands that are in proximity to tidal waters, lakes,
rivers or streams that are subject to the Shoreline Management Act and either
influence or are influenced by any such water body. Factors used to determine
proximity and influence include but are not limited to: location contiguous to a shoreline
water body, formation by tidally influenced geo-hydraulic processes, presence of a
surface connection including through a culvert or tide gate, location in part or whole
within the 100 year floodplain of a shoreline, periodic inundation, and/or hydraulic
continuity.
AVERAGE GRADE - Means the average of the natural existing topography of the
portion of the lot, parcel, or a tract of real property which will be directly under the
proposed building or structure: PROVIDED, that in the case of structures to be built
over the water, average grade shall be the elevation of the ordinary high water mark.
Calculation of the average grade shall be made by averaging the elevations at the
center of all exterior walls of the proposed building or structure.
BUFFER - Means an upland land area adjacent to a shoreline, river, stream, wetland
or critical area that protects the water feature or area from human disturbance by
providing separation between the area and the adjacent land uses. A buffer shall be
measured horizontally from the wetland edge or ordinary high water mark where
appropriate.
CHANNEL MIGRATION ZONE (CMZ) - Means the area along a river within which the
channel can be reasonably predicted to migrate over time as a result of natural and
normally occurring hydrological and related processes when considered in relation to
the characteristics of the river and surrounding features.
CITY - Means the City of Blaine.
CLEARING - Means the destruction or removal of vegetation ground cover, shrubs
and trees including, but not limited to, root material removal and/or topsoil removal.
CONDITIONAL USE - Means a use, development, or substantial development which is
classified as a conditional use or which is not classified within this Master Program.
CRITICAL AREA – Means area as defined under chapter 36.70A RCW including the
following areas and ecosystems:
(a) Wetlands;
(b) Areas with a critical recharging effect on aquifers used for potable waters;
(c) Fish and wildlife habitat conservation areas;
(d) Frequently flooded areas; and
(e) Geologically hazardous areas.
DEPARTMENT - Means the Washington State Department of Ecology.
DEVELOPED SHORELINES - Means those shoreline areas that are characterized by
existing development or structures located within shoreline jurisdiction.
DEVELOPMENT - Means a use consisting of the construction or exterior alteration of
structures; dredging; drilling; dumping; filling; removal of any sand, gravel, or minerals;
placing of obstructions; or any project of a permanent or temporary nature which
interferes with the normal public use, at any state of water level, of the surface of the
waters overlying lands subject to Chapter 90.58 RCW.
DEVELOPMENT REGULATIONS - Means the controls placed on development or land
use by a county or city, including, but not limited to, zoning ordinances, critical areas
ordinances, all portions of a shoreline master program other than goals and policies
7

21.
22.
23.

24.
25.

26.

27.

28.
29.
30.

31.
32.
33.

34.

35.

approved or adopted under chapter 90.58 RCW, planned unit development
ordinances, subdivision ordinances, and binding site plan ordinances together with any
amendments thereto.
DIKE - Means an embankment, usually placed within or near the edge of a flood plain,
to protect adjacent lowlands from flooding.
DISPOSAL FACILITIES - Means the location and facilities where any final treatment,
utilization, processing, or depository of solid waste occurs.
DRIFT CELL- Means a particular reach of marine shore in which littoral drift may occur
without significant interruption and which contains any natural sources of such drift and
also accretion shore forms created by such drift. Synonymous with “drift sector” or
“littoral cell.”
DUNE - Means a hill or ridge of sand forming along the shoreline by wind.
ECOLOGICAL FUNCTIONS - Means the work performed or role played by the
physical, chemical, and biological processes that contribute to the maintenance of the
aquatic and terrestrial environments that constitute the shoreline’s natural ecosystem.
ECOSYSTEM-WIDE PROCESSES - Means the suite of naturally occurring physical
and geologic processes of erosion, transport and deposition; and specific chemical
processes that shape landforms within a specific shoreline ecosystem and determine
both the types of habitat and the associated ecological functions.
EMERGENCY ACTIVITIES - Means those activities that require immediate action
within a time too short to allow full compliance with this program due to an
unanticipated and imminent threat to public health, safety or the environment.
Emergency construction does not include development of new permanent protective
structures where none previously existed.
ENVIRONMENT, SHORELINE - Means a geographic area identified and governed by
these regulations as shown on the Official Shoreline Map.
ESTUARY - Means that area in the marine environment where freshwater and
saltwater mix.
EXEMPT DEVELOPMENT - Means a use or development activity that is not a
substantial development and that is specifically listed as exempt from the substantial
development permit requirement in WAC 173-27-040, but which must otherwise
comply with the applicable provisions of the Act and the Program.
EXISTING AND ONGOING AGRICULTURE - Means agricultural activities, including
crop rotation, in existence and ongoing as of the effective date of this Ordinance.
EXTREME LOW TIDE - Means the lowest line on the land reached by a receding tide.
FAIR MARKET VALUE - Means the open market bid price for conducting the work,
using the equipment and facilities, and purchase of goods, services and materials
necessary to accomplish a development. This would normally equate to the cost of
hiring a contractor to undertake the development from start to finish, including the cost
of labor, materials, equipment and facility usage, transportation and contractor
overhead and profit. The fair market value of the development shall include the fair
market value of any donated, contributed or found labor, equipment or materials.
FILL (INCLUDING LANDFILL) - Means the addition of soil, sand, rock, gravel,
sediment, earth retaining structure, or other material to an area waterward of the
OHWM, in wetlands, or on shorelands in a manner that raises the elevation or creates
dry land.
FEASIBLE - Means, for the purpose of this chapter, that an action, such as a
development project, mitigation, or preservation requirement, meets all of the following
conditions:
(a) The action can be accomplished with technologies and methods that have been
used in the past in similar circumstances, or studies or tests have demonstrated in
8

36.

37.

38.

39.
40.

41.

42.

43.

similar circumstances that such approaches are currently available and likely to
achieve the intended results;
(b) The action provides a reasonable likelihood of achieving its intended purpose;
and
(c) The action does not physically preclude achieving the project's primary intended
legal use, and
(d) In cases where these guidelines require certain actions unless they are
infeasible, the burden of proving infeasibility is on the applicant.
In determining an action's infeasibility, the reviewing agency may weigh the action's
relative public costs and public benefits, considered in the short- and long-term time
frames.
FEEDER BLUFF - Means any bluff (or cliff) experiencing periodic erosion from waves,
sliding or slumping, and/or whose eroded sand or gravel material is naturally
transported (littoral drift) via a driftway to an accretion shoreform.
FLOOD PLAIN - Is synonymous with the one-hundred year flood plain and means that
land area susceptible to inundation with a one percent chance of being equaled or
exceeded in any given year. The limit of this area shall be based upon flood
ordinances regulation maps or a reasonable method which meets the objectives of the
act.
FLOODWAY, SHORELINE - Means those portions of a river valley lying streamward
from the outer limits of a watercourse upon which flood waters are carried during
periods of flooding that occur with reasonable regularity, but not necessarily annually,
said floodways being identified under normal circumstances by changes in soil or
vegetation; PROVIDED that, floodways shall not include areas protected from flooding
by flood control devices maintained or licensed by a government agency.
FREQUENTLY FLOODED AREAS – Means areas of special flood hazard as
designated and regulated pursuant to Chapter 17.86 BMC.
GEOTECHNICAL REPORT/ANALYSIS - Means a scientific study or evaluation
conducted by a qualified expert that includes a description of the ground and surface
hydrology and geology, the affected land form and its susceptibility to mass wasting,
erosion, and other geologic hazards or processes, conclusions and recommendations
regarding the effect of the proposed development on geologic conditions, the
adequacy of the site to be developed, the impacts of the proposed development,
alternative approaches to the proposed development, and measures to mitigate
potential site-specific and cumulative geological and hydrological impacts of the
proposed development, including the potential adverse impacts to adjacent and downcurrent properties. Geotechnical reports shall conform to accepted technical standards
and must be prepared by qualified professional engineers or geologists who have
professional expertise about the regional and local shoreline geology and processes.
GRADING - Means the movement or redistribution of the soil, sand, rock, gravel,
sediment, or other material on a site in a manner that alters the natural contour of the
land.
GUIDELINES - Means those standards adopted by the department to implement the
policy of chapter 90.58 RCW for regulation of use of the shorelines of the state prior to
adoption of master programs. Such standards shall also provide criteria for local
governments and the department in developing and amending master programs.
HEIGHT - Means the distance as measured from the average grade level to the
highest point of a structure excluding appurtenance such as chimneys and antennas,
except where such appurtenances obstruct the view of the shoreline of a substantial
number of residences on areas adjoining such shorelines, or the Program specifically
requires that such appurtenances be included: Provided further, that temporary
9

44.
45.

46.

47.
48.

49.
50.
51.

52.
53.
54.

55.

56.
57.

58.

59.

60.

construction equipment is excluded in this calculation.
HEARINGS BOARD - Means the State Shoreline Hearings Board established by RCW
90.58.
IN-STREAM STRUCTURE-Means a structure placed by humans within a stream or
river waterward of the ordinary high water mark that either causes or has the potential
to cause an impoundment or diversion, obstruction, or modification of water flow.
INFILL DEVELOPMENT – Means construction of the primary structure on an
otherwise undeveloped lot when more than 50-percent of the lots within 300 feet of the
boundaries of the subject lot are developed.
LITTORAL DRIFT - Means the movement of gravel and sand along a seashore due to
the waves advancing obliquely up the beach.
MARINE- Means pertaining to tidally influenced waters, including oceans, sounds,
straits, marine channels, and estuaries, including the Pacific Ocean, Puget Sound,
Straits of Georgia and Juan de Fuca, and the bays, estuaries and inlets associated
therewith.
MAY - Means the action is acceptable, provided it conforms to the provisions of this
Program.
MITIGATION PLAN - Means a detailed plan indicating actions necessary to mitigate
adverse impacts to critical areas.
MIXED USE DEVELOPMENT - Means a combination of uses within the same building
or site as a part of an integrated development project with functional interrelationships
and coherent physical design.
MUST - Means a mandate; the action is required.
NATIVE VEGETATION - Means plant species that are indigenous to Whatcom County
and the local area.
NATURAL OR EXISTING TOPOGRAPHY - Means the topography of the lot, parcel, or
tract of real property immediately prior to any site preparation or grading, including
excavation or filling.
NEARSHORE - Means the zone that extends waterward from the marine shoreline to
a water depth of approximately 20 meters (66 feet). Nearshore habitat is rich
biologically, providing important habitat for a diversity of plant and animal species.
NONWATER-ORIENTED USES - Means those uses that are not water-dependent,
water-related, or water-enjoyment.
NON-CONFORMING USE, DEVELOPMENT OR STRUCTURE - Means a shoreline
use, development or structure which was lawfully constructed or established prior to
the effective date of the act or this program or amendments thereto, but which does
not conform to present regulations or standards of the program or policies of the act.
NO NET LOSS – Means maintaining the current level of ecological functions and
values, and not depleting those functions and/or values. No net loss may be applied
on an action-by-action basis or overall on a programmatic basis, as pertains to the
specific instance.
ORDINARY HIGH WATER MARK (OHWM) - Means that mark on all lakes, streams,
and tidal water that will be found by examining the bed and banks and ascertaining
where the presence and action of waters are so common and usual, and so long
continued in all ordinary years, as to mark upon the soil a character distinct from that
of the abutting upland, in respect to vegetation as that condition exists on June 1,
1971, as it may naturally change thereafter, or as it may change thereafter in
accordance with approved development; provided that, in any area where the OHWM
cannot be found, the OHWM adjoining saltwater shall be the line of mean higher high
tide and the OHWM adjoining fresh water shall be the line of mean high water.
PARTY OF RECORD - Means all persons, agencies or organizations who have
10

61.
62.

63.

64.

submitted written comments in response to a notice of application; made oral
comments in a formal public hearing conducted on the application; or notified local
government of their desire to receive a copy of the final decision on a permit and who
have provided an address for delivery of such notice by mail.
PERMIT - Means any substantial development permit, conditional use permit, variance
permit, or revision authorized under chapter 90.58 R.C.W.
PERSON - Means an individual, partnership, corporation, association, organization,
cooperative, public or municipal corporation, or agency of the state or local
government unit however designated, or Indian Nation or tribe.
PRIMARY ASSOCIATION - Means the use of a habitat area by a listed or priority
species for breading/spawning, rearing young, resting, roosting, feeding, foraging,
and/or migrating on a frequent and/or regular basis during the appropriate season(s)
as well as habitats that are used less frequently/regularly but which provide for
essential life cycle functions such as breeding/nesting/spawning.
PRIORITY HABITAT - Means a habitat type with unique or significant value to one or
more species. An area classified and mapped as priority habitat must have one or
more of the following attributes:
a) Comparatively high fish or wildlife density;
b) Comparatively high species diversity;
c) Fish spawning habitat;
d) Important wildlife habitat;
e) Important fish or wildlife seasonal range;
f) Important fish or wildlife movement corridor;
g) Rearing and foraging habitat;
h) Refugia habitat;
i) Limited availability;
j) High vulnerability to habitat alteration; or
k) Unique or dependent species.
A priority habitat may be described by a unique vegetation type or by a dominant plant
species that is of primary importance to fish and wildlife. A priority habitat may also be
described by a successional stage. Alternatively, it may also consist of a specific
habitat element of key value to fish and wildlife. A priority habitat may contain priority
and/or non-priority fish and wildlife species.

65.

PRIORITY SPECIES - Means species requiring protective measure and/or
management guidelines to ensure their persistence at genetically viable population
levels. Priority species are those that meet any of the listed criteria per WAC 173-26020(29)(a-d),or as below:
a) State-listed or state proposed species;
b) Vulnerable aggregations;
c) Species of recreation, commercial, and/or tribal importance;
d) Species listed under the federal Endangered Species Act (ESA) as either
proposed, threatened, or endangered.

66.

PUBLIC INTEREST - Means the interest shared by the citizens of the state or
community at large in the affairs of government or some interest by which their rights
or liabilities are affected such as an effect on public property or on health, safety, or
general welfare resulting from a use or development.
QUALIFIED PROFESSIONAL OR CONSULTANT - Means a person with experience
and training with expertise appropriate for the relevant critical area subject in
accordance with WAC 365-195-905(4). A qualified professional must have obtained a

67.
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68.
69.

70.

71.

72.
73.

74.
75.

76.
77.
78.

B.S. or B.A. or equivalent degree in biology, soil science, engineering, environmental
studies, fisheries, geology, geomorphology or related field and must have accumulated
adequate related work experience for the task.
RECREATIONAL DEVELOPMENT – Means the built facilities that support recreation
activities, and are inclusive of both public and commercial recreation facilities.
REGULATED ACTIVITY - Means:
a)
The removal, excavation, grading or dredging of soil, sand, gravel, minerals,
organic matter or material of any kind;
b)
The dumping, discharging or filling with any material;
c)
The draining, flooding or disturbing of the water level or water table;
d)
The driving of pilings;
e)
The placing of obstructions;
f)
The construction, reconstruction or expansion of any structure;
g)
The destruction or alteration of vegetation through clearing, harvesting, shading,
intentional burning or planting of vegetation that would alter the character of a
wetland, river or stream; provided, that these activities are not part of a forest
practice governed under Chapter 76.09 RCW and its rules; or
h)
Any activity that results in a change of water temperature, a change of physical
or chemical characteristics of wetland water sources, including quantity, or the
introduction of pollutants.
RESIDENTIAL DEVELOPMENT – Means the creation of new dwelling units and the
creation of new lots for the purpose of supporting new dwelling units. This includes
single family and multiple family dwelling units and lots for the construction of either.
RESTORE, RESTORATION, OR ECOLOGICAL RESTORATION - Means the
reestablishment or upgrading of impaired ecological shoreline processes or functions.
This may be accomplished through measures including but not limited to re-connecting
fragmented habitat, re-vegetation, removing invasive species and enhancing habitat,
removal of intrusive shoreline structures and removal or treatment of toxic materials.
Restoration does not imply a requirement for returning the shoreline area to aboriginal
or pre-European settlement conditions.
RIP RAP - Means dense, hard, angular rock free from cracks or other defects
conductive to weathering used for revetments, bulkheads or other flood control works.
RIPARIAN CORRIDOR OR AREA - Means the area adjacent to a water body (stream,
lake or marine water) that contains vegetation that influences the aquatic ecosystem,
nearshore area and/or and fish and wildlife habitat by providing shade, fine or large
woody material, nutrients, organic debris, sediment filtration, and terrestrial insects
(prey production).
SHALL- Means a mandate; the action must be done.
SHORELANDS - Means those lands extending landward for 200 feet in all directions,
measured on a horizontal plane, from the ordinary high water mark of Drayton Harbor,
Semiahmoo Bay, and Dakota Creek; and those wetlands associated with any of these
water bodies; and floodways and contiguous floodplain areas landward two hundred
feet from such floodways.
SHORELINE AREAS and SHORELINE JURISDICTION - Means all "shorelines of the
state" and "shorelands" as defined in RCW 90.58.030.
SHORELINE MASTER PROGRAM OR MASTER PROGRAM - Means the Shoreline
Master Program of the City of Blaine.
SHORELINE MODIFICATIONS - Means those actions that modify the physical
configuration or qualities of the shoreline area, usually through the construction of a
physical element such as a dike, breakwater, fill, bulkhead, or other shoreline
12

79.

80.

81.

82.
83.

84.

85.

86.
87.

88.

89.

structure. They can include other actions, such as clearing, grading, or application of
chemicals.
SHORELINE STABILIZATION – Means actions taken to address erosion impacts to
property, housing, businesses, or structures caused by natural processes. Shoreline
stabilization includes both nonstructural and structural shoreline stabilization. Nonstructural shoreline stabilization includes setbacks, relocation of structures to avoid the
need for structural stabilization, groundwater management, planning and regulatory
measures to avoid the need for structural stabilization. Structural shoreline
stabilization includes erosion protection features, such as engineered shoreline
modification (woody debris, beach feeding, and bioengineered planting), the
placement of rip-rap, concrete, or similar materials to armor the shoreline and
structures such as jetties, groins and bulkheads. Expansion or enlargement of existing
structural stabilization features is included in this definition.
SHORELINES - Means all of the water areas of the state as defined in RCW
90.58.030, and their associated shorelands, together with the lands underlying them
except:
a) Shorelines of statewide significance;
b) Shorelines on segments of streams upstream of a point where the mean annual
flow is twenty cubic feet per second (20 c.f.s.) or less and the wetlands associated
with such upstream segments; and
c) Shorelines on lakes less than twenty (20) acres in size and wetlands associated
with such small lakes.
SHORELINES OF THE STATE, SHORELINE AREAS, or SHORELINE
JURISDICTION - Means all of the water areas within the City of Blaine identified as
shorelines of the state together with Shoreline of Statewide Significance, including
Drayton Harbor, Semiahmoo Bay, and Dakota Creek and their associated shorelands.
SHORELINES OF STATEWIDE SIGNIFICANCE - Means those marine water areas,
water columns and submerged bedlands waterward of extreme low tide.
SHOULD – Means that the particular action is required unless there is a demonstrated,
compelling reason, based on policy of the Shoreline Management Act and this
Program, against taking the action.
SIGNIFICANT VEGETATION REMOVAL - Means the removal or alteration of
vegetation by clearing, grading, cutting, burning, chemical means, or other activity that
causes significant ecological impacts to functions provided by vegetation. The removal
of invasive or noxious weeds and tree pruning on a small scale that does not
significantly affect ecological function do not constitute significant vegetation removal.
SOLID WASTE - Means all putrescible and non-putrescible solid and semisolid wastes
including, but not limited to, garbage, rubbish, ashes, industrial wastes, swill demolition
and construction wastes, abandoned vehicles or parts thereof, and discarded
commodities.
SPIT - Means an accretion shoreform composed of sand, silt and gravel which is low
lying and which extends outward from land and is attached at one end.
STATEMENT OF EXEMPTION - Means a written statement by the Administrator that
a particular development proposal is exempt from the substantial development permit
requirement and is generally consistent with this Program and the policy of the Act.
STREAMWAY - Means a river or stream’s central runoff corridor including all wet and
dry channels, together with adjacent point-bars, channel-bars, and islands which are
wetted or surrounded by stream flow at bank full stage. The streamway is measured
from outside bank edge to outside bank edge.
STRUCTURE - Means a permanent or temporary edifice or building, or any piece of
work artificially built or composed of parts joined together in some definite manner,
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91.
92.
93.

94.

95.

96.

97.
98.

99.

100.

101.
102.

103.

whether installed on, above or below the surface of the ground or water, except for
vessels.
SUBSTANTIAL DEVELOPMENT - Means any development of which the total cost or
fair market value exceeds $6,416.00 or other threshold amount established by the
Washington State Office of Financial Management, or any development which
materially interferes with normal public use of the water or shorelines of the state;
EXCEPT that the classes of development listed under Section 3.4.A of this Program
shall not be considered substantial developments.
SUBSTANTIALLY DEGRADE - Means to cause significant negative ecological impact.
SWAMP - Means a tract of low-lying land saturated with moisture and usually
overgrown with vegetation.
THREATENED OR ENDANGERED SPECIES - Means those native species that are
listed as threatened or endangered species under the federal Endangered Species
Act, or that are listed in rule by the Washington State Department of Fish and Wildlife
as threatened or endangered.
TIDAL WATER – Means those waters including marine and estuarine waters bounded
by the ordinary high water mark. Where a stream enters the tidal water, the tidal water
is bounded by the extension of the elevation of the marine ordinary high water mark
within the stream.
TIDELAND OR TIDAL AREA - Means the land on the shore of marine water bodies
between the OHWM and the line of extreme low tide which is submerged daily by
tides.
TRANSMIT - Means to send from one person or place to another by mail or hand
delivery. The date of transmittal for mailed items is the date that the document is
certified for mailing or, for hand-delivered items, is the date of receipt at the
destination.
UPLAND - Means dry lands landward of the OHWM.
VARIANCE - Means an adjustment in the application of this Program's regulations to a
particular site to grant relief from the specific bulk, dimensional, or performance
standards set forth in this Program, and not a way to vary the use of the shoreline.
VEGETATION CONSERVATION AREA - Means areas adjacent to the shoreline
where native vegetation is to be protected or restored to support the habitat of priority
species and threatened and endangered species. Except where otherwise designated
on the Official Shoreline Map or as established by permit, the vegetation conservation
area shall include those areas within the Natural Shoreline Environment.
VESSEL - Means a ship, boat, barge, or other floating craft which is designed with
adequate self-propulsion and steering and is used primarily for transportation and
which meets all applicable regulations, including being registered as a vessel by an
appropriate governmental agency and does not interfere with the normal public use of
the water.
VIEW - Means a confined view of near or distant objects or environments such as may
occur by looking through a window, tunnel, or framed by vegetation and/or structures.
WATER DEPENDENT USE - Means a use or portion of a use which cannot exist in a
location that is not adjacent to the water and which is dependent on the water by
reason of the intrinsic nature of its operations.
WATER-ENJOYMENT USE - Means a recreational use or other use that facilitates
public access to, or enjoyment of, the shoreline as a primary characteristic of the use;
or a use that provides for recreational use or aesthetic enjoyment of the shoreline for a
substantial number of people as a general character of the use and that through the
location design and operation assure the public’s ability to enjoy the physical and
aesthetic qualities of the shoreline. In order to qualify as a water-enjoyment use, the
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104.

105.

106.

107.

uses must be open to the general public and the water-oriented space within the
project must be devoted to the specific aspects of the use that fosters shoreline
enjoyment.
WATER-ORIENTED USE - Refers to any combination of water-dependent, waterrelated, and/or water-enjoyment uses and serves as an all-encompassing definition,
together with single-family residences, for priority uses established under the Act.
WATER QUALITY - Means the physical characteristics of water within shoreline
jurisdiction, including water quantity, hydrological, physical, chemical, aesthetic,
recreation-related, and biological characteristics.
WATER-RELATED USE - Means a use which is not intrinsically dependent on a
waterfront location but whose economic viability is dependent on such a location
because of its functional relationship to a waterfront location or water-dependent use.
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 to mitigate the conversion of wetlands.

1.6
TENSE AND NUMBER
When consistent with the context, words used in the present tense shall include the future; the
singular shall include the plural and the plural the singular.
1.7
INTERPRETATION
As used in this Program, the words “shall” and “must” are mandatory and the words “should”
and “may” are permissive. Refer to Definitions.
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2.0 OVERALL GOAL
The citizens of the City of Blaine, recognizing that the shorelines of the City are a unique and
finite resource, set forth the following overall goal as a general guide for the orderly use of their
shoreline areas:
GOAL 2.1: Recognizing that the natural resources and amenities of Drayton Harbor,
Semiahmoo Bay, Dakota Creek and the associated estuaries make the Blaine area a desirable
place to live, the City of Blaine should regulate activities within its jurisdiction to maintain the
natural quality of these shoreline areas, and encourage other agencies with jurisdiction over
activities which could adversely affect these valuable assets to do the same.
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3.0 APPLICABILITY
3.1
Geographic Jurisdiction.
The provisions of this Program shall apply to all shoreline areas within the corporate limits of the
City of Blaine. The location and extent of known shoreline jurisdiction are shown on the Official
Shoreline Map. Shoreline jurisdiction includes the water areas of Drayton Harbor, Semiahmoo
Bay and Dakota Creek, together with the lands underlying them, plus those lands within 200
feet of the ordinary high water mark of the above water bodies, plus those wetlands associated
with any of the above water bodies.
3.2
Application to Persons.
This program shall apply to every person as defined in SMP Section 1.5.
3.3

Application to Development, Use and Modification.

A.

This program shall apply to any development as defined in SMP Section 1.5 and to any
use or modification of areas within shoreline jurisdiction. All development, use or
modification of shorelines of the state shall be carried out so as to be consistent with this
program and the policy of the act as required by RCW 90.58.140(1), whether or not a
shoreline permit is required for such activity.

B.

No substantial development as defined in SMP Section 1.5 shall be undertaken by any
person on shorelines without first obtaining a shoreline permit from the City of Blaine;
PROVIDED that, such a permit shall not be required for the activities identified under
SMP Section 3.4.

3.4

Exempt Activities.

A.

Those activities identified under Subsections (1) through (16) are specifically exempted
from the substantial development permit requirement pursuant to RCW 90.58.030(3)(9e)
and WAC 173-27-040.
1. Any development of which the total cost or fair market value, whichever is higher,
does not exceed six thousand, four hundred sixteen dollars, or other threshold
amount established by the Washington State Office of Financial Management, if
such development does not materially interfere with the normal public use of the
water or shorelines of the state. For purposes of determining whether or not a permit
is required, the total cost or fair market value shall be based on the value of
development that is occurring on shorelines of the state as defined in RCW
90.58.030 (2)(c). The total cost or fair market value of the development shall include
the fair market value of any donated, contributed or found labor, equipment or
materials;
2. Normal maintenance or repair of existing structures or developments, including
damage by accident, fire or elements. "Normal maintenance" includes those usual
acts to prevent a decline, lapse, or cessation from a lawfully established condition.
"Normal repair" means to restore a development to a state comparable to its original
condition, including but not limited to its size, shape, configuration, location and
external appearance, within a reasonable period after decay or partial destruction,
except where repair causes substantial adverse effects to shoreline resource or
environment. Replacement of a structure or development may be authorized as
repair where such replacement is the common method of repair for the type of
structure or development and the replacement structure or development is
comparable to the original structure or development including but not limited to its
size, shape, configuration, location and external appearance and the replacement
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does not cause substantial adverse effects to shoreline resources or environment;
3. Construction of the normal protective bulkhead common to single-family residences.
A "normal protective" bulkhead includes those structural and nonstructural
developments installed at or near, and parallel to, the ordinary high water mark for
the sole purpose of protecting an existing single-family residence and appurtenant
structures from loss or damage by erosion. A normal protective bulkhead is not
exempt if constructed for the purpose of creating dry land. When a vertical or near
vertical wall is being constructed or reconstructed, not more than one cubic yard of
fill per one foot of wall may be used as backfill. When an existing bulkhead is being
repaired by construction of a vertical wall fronting the existing wall, it shall be
constructed no further waterward of the existing bulkhead than is necessary for
construction of new footings. When a bulkhead has deteriorated such that an
ordinary high water mark has been established by the presence and action of water
landward of the bulkhead then the replacement bulkhead must be located at or near
the actual ordinary high water mark. Beach nourishment and bioengineered erosion
control projects may be considered a normal protective bulkhead when any structural
elements are consistent with the above requirements and when the project has been
approved by the Department of Fish and Wildlife;
4. Emergency construction necessary to protect property from damage by the
elements. An “emergency” is an unanticipated and imminent threat to public health,
safety, or the environment which requires immediate action within a time too short to
allow full compliance with this chapter. Where new protective structures are deemed
by the administrator to be the appropriate means to address the emergency
situation, upon abatement of the emergency situation the new structure shall be
removed or any permit which would have been required, absent an emergency,
pursuant to chapter 90.58 RCW, these regulations, or the local master program, shall
be obtained. All emergency construction shall be consistent with the policies of
chapter 90.58 RCW and the local master program. As a general matter, flooding or
other seasonal events that can be anticipated and may occur but that are not
imminent are not an emergency;
5. Construction and practices normal or necessary for farming, irrigation, and ranching
activities, including agricultural service roads and utilities on shorelands, and the
construction and maintenance of irrigation structures including but not limited to head
gates, pumping facilities, and irrigation channels: PROVIDED, that a feedlot of any
size, all processing plants, other activities of a commercial nature, alteration of the
contour of the shorelands by leveling or filling other than that which results from
normal cultivation, shall not be considered normal or necessary farming or ranching
activities. A feedlot shall be an enclosure or facility used or capable of being used
for feeding livestock hay, grain, silage, or other livestock feed, but shall not include
land for growing crops or vegetation for livestock feeding and/or grazing, nor shall it
include normal livestock wintering operations;
6. Construction or modification of navigational aids such as channel markers and
anchor buoys;
7. Construction on shorelands by an owner, lessee, or contract purchaser of a singlefamily residence for their own use or for the use of his family, which residence does
not exceed a height of thirty-five feet above average grade level and which meets all
requirements of the state agency or local government having jurisdiction thereof,
other than requirements imposed pursuant to 90.58 RCW. “Single-family residence”
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means a detached dwelling designed for and occupied by one family including those
structures and developments within a contiguous ownership which are a normal
appurtenance. An “appurtenance” is necessarily connected to the use and
enjoyment of a single-family residence and is located landward of the ordinary high
water mark and the perimeter of a wetland. Normal appurtenances mean a garage;
storage building or shed; deck; driveway; utilities; fences; and grading which does
not exceed two hundred fifty cubic yards (except to construct a conventional
drainfield), and does not include accessory dwelling units. Construction authorized
under this exemption shall be located landward of the ordinary high water mark;
8. Construction of a dock, including a community dock, designed for pleasure craft only,
for the private noncommercial use of the owner, lessee, or contract purchaser of
single and multiple family residences. A dock is a landing and moorage facility for
watercraft and does not include recreational decks, storage facilities or other
appurtenances. This exception applies if in salt waters, the fair market value of the
dock does not exceed two thousand five hundred dollars. For purposes of this
section salt water shall include the tidally influenced marine and estuarine water
areas of the City of Blaine;
9. Operation, maintenance, or construction of canals, waterways, drains, reservoirs, or
other facilities that now exist or are hereafter created or developed as a part of an
irrigation system for the primary purpose of making use of system waters, including
return flow and artificially stored ground water for the irrigation of lands;
10. The marking of property lines or corners on state owned lands, when such marking
does not significantly interfere with normal public use of the surface of the water;
11. Operation and maintenance of any system of dikes, ditches, drains, or other facilities
existing on September 8, 1975, which were created, developed or utilized primarily
as a part of an agricultural drainage or diking system;
12. Any project with a certification from the governor pursuant to RCW 80.50;
13. The process of removing or controlling an aquatic noxious weed, as defined in
section 17.26.020 RCW, through the use of an herbicide or other treatment methods
applicable to weed control that are recommended by a final environmental impact
statement published by the Department of Agriculture or the department jointly with
other state agencies under chapter 43.21C RCW;
14. Watershed restoration projects as defined in WAC173-27-040(2)(o);
15. A public or private project that is designed to improve fish or wildlife habitat or fish
passage as described by WAC 173-27-040(2)(p);
16. Site exploration and investigation activities that are prerequisite to preparation of an
application for development authorization under chapter 90.58 RCW, if:
a. The activity does not interfere with the normal public use of the surface waters;
b. The activity will have no significant adverse impact on the environment including,
but not limited to, fish, wildlife, fish or wildlife habitat, water quality, and aesthetic
values;
c. The activity does not involve the installation of a structure, and upon completion
of the activity the vegetation and land configuration of the site are restored to
conditions existing before the activity;
d. A private entity seeking development authorization under this section first posts a
performance bond or provides other evidence of financial responsibility to ensure
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that the site is restored to preexisting conditions; and
e. The activity is not subject to the permit requirements of section 90.58.550 RCW.
B.

Exemptions shall be construed narrowly. Only those developments that meet the precise
terms of one or more of the listed exemptions may be granted exemption from the
substantial development permit process.

C.

An exemption from the substantial development permit requirements shall not be
construed as an exemption from any other requirement of this program or the Act
including, if applicable, the requirement for a shoreline variance or conditional use
permit. To be authorized as an exempt activity, the proposed use, development or
modification must be consistent with the policies and regulatory provisions of this
Program and the Act.

D.

The burden of proving that a development or activity is exempt is on the applicant or
proponent of the proposed action.

E.

If any part of a proposed development is not eligible for exemption, then a substantial
development permit shall be required for the entire project.

3.5

Statement of Exemption.

A.

The Administrator is hereby authorized to issue statements of exemption, upon request,
for developments and activities which qualify under one of the exemptions in SMP
Section 3.4 or which are otherwise found to be exempt from the permit requirements of
this program. The statement shall be in writing and shall indicate the specific exemption
of this Program that is being applied to the development, and shall provide a summary of
the Administrator’s analysis of the consistency of the project with this Program and the
Act. As appropriate, such statements of exemption shall contain conditions and/or
mitigating measures of approval to achieve consistency and compliance with the
provisions of the Program and Act. A denial of an exemption shall be in writing and shall
identify the reason(s) for the denial. The Administrator's actions on the issuance of a
statement of exemption or a denial are subject to appeal pursuant to BMC 17.81.

B.

No statement of exemption from the substantial development permit process is required
for developments normally exempt by SMP Section 3.4 unless specifically required
elsewhere in this program, PROVIDED however that a statement of exemption shall be
obtained from the Administrator prior to beginning development on shorelines under the
jurisdiction of this program if uncertainty exists about the exemption status of the
development.

3.6

Relationship to Other Local Regulations.

A.

Procedures for processing permits required and authorized by this Program are
contained in the Blaine Municipal Code, Chapter 17.81.

B.

Obtaining a shoreline permit or statement of exemption for a development or use does
not excuse the applicant from complying with any other local statutes or regulations
applicable to such development or use.

C.

Where both are applicable, a building permit shall not be issued until a shoreline permit
is granted; provided that, any such permit issued by the Building Official shall be subject
to the same terms and conditions which apply to the shoreline permit.

D.

Where other local permits or approvals are required, such as for zoning conditional uses,
variances or subdivisions, the Administrator of those permits or approvals shall attach
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conditions to such permits or approvals as are required to ensure that the developments
are consistent with this Program.
3.6

Relationship to Other State and Federal Laws.

Obtaining a shoreline permit or statement of exemption for a development or use shall not
excuse the applicant from complying with any other state, regional, or federal statutes or
regulations applicable to such development or use.
3.8

Liberal Construction.

As provided for in RCW 90.58.900, the Shoreline Management Act is exempt from the rule of
strict construction; the Act and this Program shall therefore be liberally construed to give full
effect to the purposes, goals, objectives and policies for which the Act and this Program were
enacted and adopted, respectively.
3.9

Nonconforming Development.

The following provisions shall apply to lawfully established uses, buildings and/or structures that
do not meet the specific standards of this Program.
A.

Nonconforming developments may be rebuilt and non-conforming uses may be
continued regardless of whether the extent of the damage or casualty exceeds seventyfive percent of the replacement cost of the original development. The property owner
shall have two years from the date the damage occurred to submit an application for the
permits necessary to rebuild the nonconforming structure or continue the nonconforming
use. The redevelopment of the structure must be completed within two years of the
permit issuance. For non-catastrophic-related events, if the nonconforming use of a
conforming or nonconforming building or structure is discontinued for eighteen
consecutive months or for eighteen months during any two-year period, the
nonconforming use right shall expire and any subsequent use shall be conforming,
provided that a subsequent conforming use of a nonconforming building or structure
shall only be allowed as a conditional use. In the event of catastrophic damage to a
nonconforming structure or use, the owner shall have two years from the date damage
occurred to submit the applications necessary to rebuild said nonconforming structure or
continue said nonconforming use. The redevelopment of the structure shall occur within
two years of permit issuance. Catastrophic damage is damage that exceeds seventyfive percent of the replacement cost of the original development.

B.

A nonconforming use housed in a nonconforming building or structure shall not be
changed to another nonconforming use, unless the new nonconforming use has less
impact to the shoreline environment as determined by the Administrator, and such use is
approved in writing by the Administrator. The change of a nonconforming use housed in
a conforming building or structure to a different nonconforming use may be allowed as a
conditional use, provided that the conforming status of the building or structure is not
affected by the change of use.

C.

Non-conforming structures may be maintained, repaired, renovated, or remodeled to the
extent that non-conformance with the standards and regulations of this Program is not
increased; provided that nonconforming development, which is moved any distance,
must be brought into conformance with the requirements of this Program. Provisions of
SMP Section 3.4 shall apply to nonconforming structures and uses. No shoreline related
permits are required for exterior or interior improvements that are within a
nonconforming structure’s building envelope.

D.

The expansion of a nonconforming use may be permitted as a conditional use provided
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that the expansion does not result in new structures that are nonconforming or result in
an increase in the nonconformity of existing structures.
E.

The expansion of a nonconforming building or structure that contains a conforming use
may be permitted as a conditional use.

F.

A nonconforming single family residence damaged by any means, other than by a
purposeful act of demolition by the owner or his agent, may be reconstructed to those
configurations existing immediately prior to the time the structure was damaged, so long
as restoration is completed within one year of the date of final resolution of all legal
actions ensuing from the damage.

G.

Reconstruction of a nonconforming structure or re-establishment of a nonconforming use
shall not be burdened with restorative actions to enhance overall shoreline quality.
Restorative actions shall be limited to those required to ensure no net loss of functions
and values related to the structure or use.

3.10

Property Rights and Public Access.

A.

This Program shall not be construed as altering existing law on access to or trespass on
private property.

B.

This Program shall not be construed as granting the general public any right to enter
private property without permission of the owner.
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4.0 GENERAL ELEMENTS
The following general elements are included pursuant to RCW 90.58.100 and are addressed
throughout the Blaine Shoreline Master Program.
4.1 ECONOMIC DEVELOPMENT
An element related to the location and design of industries, industrial projects of statewide
significance, transportation facilities, port facilities, tourist facilities, commerce and other
developments that are particularly dependent on their location on or use of the shorelines of the
state.
GOAL 4.1: Encourage utilization of all economic resources to improve the standard of living for
residents of the City of Blaine while assuring that these economic resources are utilized in a
manner that result in the least possible damage to the shoreline resources and surrounding
environment.
Policy 4.1A: Encourage economic development that has minimal adverse effects upon
shoreline ecological functions and processes.
Policy 4.1 B: New water-dependent, water-related, and water-enjoyment economic
development should be encouraged.
Policy 4.1C: Promote tourism related activities that encourage public access to the shoreline
and public interaction with the aquatic environment.
Policy 4.1 D: Economic development policies established in the Blaine Comprehensive Plan
should be implemented in shoreline areas consistent with this Program.
Policy 4.1 E: Support and maintain maritime industries and visitor services as significant
components of the area economy.
4.2 PUBLIC ACCESS
An element related to providing public access to publicly owned shoreline areas and privately
owned shoreline areas where the public has been granted a right of use or access.
GOAL 4.2: Assure acquisition and maintenance of an adequate supply of visual and physical
access to the shorelines for the residents of the City of Blaine and visitors to the community.
Wherever possible, encourage utilization of public property for public access purposes.
Policy 4.2A: Public access should be located, designed, managed and maintained in a
manner that protects shoreline processes and assures no net loss of ecological functions.
Policy 4.2B: The protection and provision of physical and visual access to publicly owned
shorelands should be encouraged and protected.
Policy 4.2C: Unopened rights-of-way and other properties in public ownership should be
utilized for shoreline visual and physical access where feasible, and when this can be
done in a manner that protects shoreline processes. Such rights-of-way should not be
vacated.
Policy 4.2D: Provide incentives for public access opportunities in private developments.
Policy 4.2E: Encourage the development of restaurants, hotels, markets and public
gathering places that enhance public use and attract the public to appropriate shoreline
areas.
Policy 4.2F: Encourage and incentivize the redevelopment and repurposing of piers,
docks and wharves in a manner that facilitates public access where feasible and where
mixing uses do not create an undue risk to people or facilities.
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4.3 RECREATION
An element related to preserving and increasing public recreational opportunities, including, but
not limited to, creating and maintaining parks and other public recreational areas.
GOAL 4.3: Develop and maintain an adequate supply of shoreline recreational opportunities for
the residents of the City of Blaine and for visitors to the community.
Policy 4.3A: Recreational development should be encouraged and should be located,
designed, managed and maintained to assure that the residents and visitors are
provided an opportunity to engage in shoreline oriented recreation at sites and
facilities created and managed to ensure no net loss of shoreline ecological functions
or ecosystem-wide processes.
Policy 4.3B: Shoreline recreation development projects should be coupled with
shoreline restoration and habitat enhancement as feasible.
Policy 4.3C: Provide a balance of active recreational and passive open space areas.
4.4 CIRCULATION
An element related to the general location and extent of existing and proposed major
thoroughfares, transportation routes, terminals, and other public utilities and facilities, all
correlated with the shoreline use element.
GOAL 4.4: Develop a safe, convenient, and diversified circulation system, consistent with the
shoreline use goals, to assure efficient movement of people during their daily activities without
significant adverse impact to or disruption of the natural functions of the shoreline environment.
Policy 4.4A: Implement transportation goals and policies as outlined in the Blaine
Comprehensive Plan consistent with this Program.
Policy 4.4B: Motorized land transportation routes within the shorelands should be
developed as far as reasonably possible from the water’s edge, except where
needed to provide access to water-oriented uses.
Policy 4.4C: Encourage the preservation of navigation channels and waterways
providing commercial and recreational transportation corridors and areas.
4.5 SHORELINE USE
An element related to the proposed general location, distribution and extent of uses on
shorelines and adjacent land areas for housing, business, industry, transportation, agriculture,
natural resources, recreation, education, public buildings and grounds, and other categories of
public and private uses of the land and water resources.
GOAL 4.5: Establish and implement policies and regulations for shoreline use consistent with
the Shoreline Management Act of 1971 and the Blaine Comprehensive Plan. These policies
and regulations should promote a mixture of reasonable and appropriate shoreline uses that
enhance the City’s character, foster its historic and cultural identity, and protect shoreline
resources.
Policy 4.5A: Identify and reserve shoreline and water areas with unique attributes for specific
long-term uses, including commercial, industrial, residential, recreational, and open space
uses.
Policy 4.5B: Ensure that activities and facilities are located on the shorelines in such a
manner as to maintain or improve the ecological functions of the shoreline environment and
assure no net loss of ecological functions.
Policy 4.5C: Ensure that proposed shoreline uses are distributed, located and developed in a
manner that will maintain or improve the health, safety and welfare of the public.
24

Policy 4.5D: Ensure that planning, zoning, and other regulatory and non-regulatory
programs governing lands adjacent to shorelines are consistent with the provisions of this
Program.
Policy 4.5E: Preference should be given to water-dependent uses that are consistent with
preservation of shoreline ecological functions and processes. Secondary preference should
be given to water-related and water-enjoyment uses. Non water-oriented uses should be
allowed only when substantial public benefit is provided with respect to the goals of the Act
for public access and ecological restoration.
Policy 4.5F: Encourage the marine industrial and mixed use re-development of the Wharf
District SMU, and the tourist-commercial and residential development of the Semiahmoo Spit
SMU. These unique and important sites should be developed consistent with the Program to
enhance the public and private use of Blaine’s economically important shoreline areas.
4.6 CONSERVATION
An element related to the preservation of natural resources and shoreline ecological functions
and processes, including, but not limited to, wetlands, riparian, nearshore, and aquatic habitats,
other priority fish and wildlife habitats and species, floodplains, feeder bluffs and other
geological features, scenic vistas, aesthetics, and vital estuarine areas for fisheries and wildlife
protection.
GOAL 4.6: Assure the protection of unique, fragile and scenic elements and non-renewable
natural resources within the shorelines of the City of Blaine, and protect shoreline ecological
functions and the processes that sustain them to the maximum extent practicable.
Policy 4.6A: Critical areas should be protected in accordance with policies and regulations
established in Chapter 17.82 and 17.83 BMC adopted by Ordinance No. 09-2729 in 2009
with the exceptions noted in the Program.
Policy 4.6B: Encourage the protection and preservation of shoreline areas that are
ecologically intact and minimally developed or degraded.
Policy 4.6C: Regulations and mitigation standards should be developed and implemented
consistent with this program that ensure that new shoreline developments protect shoreline
ecological functions and processes.
Policy 4.6D: Existing street rights-of-way and public easements that provide visual and
physical access to the shoreline should be maintained in public ownership for public benefit.
Policy 4.6E: Develop a monitoring program to track ecological impacts, both positive and
negative, to ensure the goal of no net loss of functions and values is being met over time.
Policy 4.6F: Manage renewable natural resources on a sustained yield basis.
4.7 HISTORICAL/CULTURAL RESOURCES
An element related to the protection and restoration of buildings, sites and areas having
archaeological, historic, cultural, scientific or educational values within the shorelines of the City
of Blaine.
GOAL 4.7: Preserve, protect and restore areas having archaeological, historic, cultural,
educational or scientific values or significance through coordination and consultation with the
appropriate local, state, tribal and federal authorities.
Policy 4.7A: Developments within shoreline areas should be encouraged and, where
appropriate, required to avoid or minimize impacts to sites having archaeological, historic,
cultural, educational or scientific value or significance.
Policy 4.7B: Encourage opportunities for education related to archaeological, historical and
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cultural features where appropriate and incorporate such opportunities into public and
private programs and development.
Policy 4.7C: Encourage the re-development of historic structures in a manner that preserves
their context while allowing new uses that enhance the goals of this Program.
4.8 FLOOD DAMAGE MINIMIZATION
An element that gives consideration to statewide interests in the prevention and minimization of
flood damage.
GOAL 4.8: Establish and implement applicable floodplain management strategies to minimize
private property damage, improve ecological function and prevent species and habitat loss in
wetlands and streams.
4.9 RESTORATION AND ENHANCEMENT
An element related to the restoration and enhancement of shoreline ecological functions
consistent with City restoration planning goals and objectives.
GOAL 4.9: Support the restoration and enhancement of shoreline ecological functions within the
City of Blaine through vegetation conservation and timely restoration and enhancement of
impaired shoreline areas to achieve a net gain in shoreline ecological functions over time.
Policy 4.9A: The goals and objectives of the City of Blaine Shoreline Restoration Plan
should be supported and pursued to achieve a net gain in shoreline ecological functions.
Policy 4.9B: Areas of existing native vegetation should be protected and allowed to mature
to enhance shoreline functions and ecological processes.
Policy 4.9C: Cooperative restoration programs between local, state, and federal agencies,
tribes, non-profit organizations, and landowners should be encouraged to address
shorelines with impaired ecological functions and/or processes.
Policy 4.9D: Restoration actions should be prioritized to restore native vegetation in riparian
and estuarine areas, improve water quality, and restore native vegetation and natural
hydrologic functions of degraded areas.
Policy 4.9E: Restoration and enhancement efforts should be targeted towards improving
habitat of sensitive, priority and/or locally important fish and wildlife species.
Policy 4.9F: Shoreline ecological functions and processes and features should be restored
and enhanced through voluntary and incentive-based public and private programs.
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5.0 SHORELINES OF STATEWIDE SIGNFICANCE
Shorelines of statewide significance are among the most valuable and fragile natural
resources and there is great concern relating to their utilization, protection, and restoration.
5.1 ADOPTION OF POLICY
Shorelines of statewide significance, as defined in the Shoreline Management Act, are
resources of major importance from which all people of the state derive benefit. The Washington
State Legislature has identified marine waters below the line of extreme low tide as being
shorelines of statewide significance within the City of Blaine. Most notably, this designation
applies to the dredged areas of Blaine Harbor and Semiahmoo Marina. Such a designation
requires the City to provide optimum implementation of the policies of the Shoreline
Management Act within this area, as well as prioritization of uses in order to satisfy the
statewide interest.
The following management and administrative policies are adopted for all shorelines of
statewide significance as defined in RCW 90.58.020(2)(e) and as identified in this Program. The
City of Blaine is required to give preference to uses that are generally consistent with the
statewide public interest in such shorelines. These are uses that:
A.

Recognize and protect the state-wide interest over local interest;

B.

Preserve the natural character of the shoreline;

C. Result in long term over short-term benefit;
D. Protect the resources and ecology of the shoreline;
E.

Increase public access to publicly owned areas of the shoreline;

F. Increase recreational opportunities for the public in the shoreline; and
G. Provide for any other element as defined in RCW 90.58.100 deemed appropriate or
necessary.
5.2 DESIGNATION OF SHORELINES OF STATEWIDE SIGNIFICANCE
Shorelines of statewide significance, as defined in the Shoreline Management Act, are
resources of major importance from which all people of the state derive benefit. The Washington
State Legislature has identified those marine water areas, water columns and bedlands
waterward of extreme low tide as being shorelines of statewide significance within the Blaine
shoreline jurisdictional area.
5.3 POLICIES FOR SHORELINES OF STATEWIDE SIGNIFICANCE
GOAL 5.3: Within shorelines of statewide significance, provide optimum implementation of the
policies established in RCW 90.58 and give preference to uses that protect the statewide
interest over local interest.
Policy 5.3A: When developing policies and regulations affecting shorelines of statewide
significance, coordinate and consult with state agencies, neighboring jurisdictions and
local tribes to ensure optimum implementation of the policies of the Shoreline
Management Act.
Policy 5.3B: Within shorelines of statewide significance, preference shall be given in the
following order to uses that provide the following, as established in RCW 90.58.020:
(1)
Recognize and protect the statewide interest over local interest;
(2)
Preserve the natural character of the shoreline;
(3)
Result in long term over short term benefit;
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(4)
(5)
(6)
(7)

Protect the resources and ecology of the shoreline;
Increase public access to publicly owned areas of the shorelines;
Increase recreational opportunities for the public in the shoreline; and
Provide for any other element as defined in RCW 90.58.100 deemed appropriate
or necessary.

Policy 5.3C: Shorelines of statewide significance should be preserved for future
generations by severely limiting actions that convert resources into irreversible uses and
are detrimental, including contributions to restore resources.
Policy 5.3D: Potential short-term economic gains or convenience should be measured
against potential long term and/or costly impairment of natural features.
Policy 5.3E: Resources and ecological systems associated with shorelines of statewide
significance should be protected.
Policy 5.3F: Activities that use shoreline resources on a sustained yield or nonconsuming basis and that are compatible with other appropriate uses should be given
priority over uses not meeting these criteria.
Policy 5.3G: The range of options for shoreline use should be preserved to the maximum
possible extent for succeeding generations. Development that consumes valuable,
scarce, or irreplaceable natural resources should not be permitted if alternative sites are
available.
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6.0 ECOLOGICAL PROTECTION
Shorelines of the state are valuable and fragile natural resources and there is great concern
relating to their utilization, protection, and restoration. Unless specifically authorized through
this Chapter, all developments and activities proposed or undertaken within the shoreline
jurisdiction of the City of Blaine shall result in no net loss of ecological functions. In addition to
the requirements set forth in this Chapter, the Administrator shall determine the extent to
which supplemental information prepared by a qualified consultant is necessary to ensure that
specific development proposals and activities will not result in a net loss of ecological
functions.
6.1 NO NET LOSS
As established by WAC 173-26-186(8), this SMP is designed to assure, at a minimum, no net
loss of ecological functions and to plan for restoration of ecological functions where they have
been impaired. This section gives detail to the protection of shorelines as natural resources and
applies the principle of “no net loss” to ecological function or ecosystem-wide processes to
preserve and protect shorelines.
The concept of “net” recognizes that any development has potential or actual, short term or long
term impacts and that through application of appropriate development standards and
employment of mitigation measures in accordance with the mitigation sequence, those impacts
will be addressed in a manner necessary to assure that the end result will not diminish the
shoreline resources and the values as they currently exist.
GOAL 6.1: Assure that development and use within shoreline jurisdiction result in no net loss of
ecological functions and ecosystem-wide processes.
Policy 6.1A: Shoreline uses and development should occur in a manner that assures no net
loss of ecological functions and values. Uses shall be designed and conducted to minimize
any resultant damage to the ecology and the environment (RCW 90.58.020).
Policy 6.1B: Development standards for density, frontage, setbacks, lot coverage, shoreline
stabilization, vegetation conservation, buffers, critical areas, and water quality should protect
existing shoreline ecological functions and processes.
Policy 6.1C: Protect and manage critical areas associated with shorelines in accordance
with the regulations contained herein and adopted by reference.
Policy 6.1 D: Protect and manage scenic vistas, aesthetics, and vital habitat areas for fish
and wildlife.
Policy6.1E: Track and monitor shoreline changes, both positive and negative, that result
from development and other shoreline activities such as vegetation management or
habitat restoration/creation. The Administrator shall develop a monitoring and tracking
program.
GOAL 6.2: Mitigate impacts to shoreline ecological functions and values to result in no area
wide net loss of shoreline ecological functions and processes.
Policy 6.2A: All shoreline development and uses shall occur in a manner that results in no
net loss of shoreline ecological functions to the greatest extent feasible, through the location
and design of all allowed development and uses. In cases where impacts to shoreline
ecological functions from allowed development and uses are unavoidable, those impacts
shall be mitigated according to the provisions of this section.
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Policy 6.2B: To the extent Washington’s State Environmental Policy Act of 1971 (SEPA),
RCW chapter 43.21C, is applicable, the analysis of environmental impacts from proposed
shoreline uses or developments shall be conducted consistent with the rules implementing
SEPA (BMC Chapter 17.80 and WAC 197-11).
Policy 6.2C: Where required, mitigation measures shall be applied in the following sequence
of steps listed in order of priority.
(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;
(3)
Rectifying the impact by repairing, rehabilitating, or restoring the affected
environment;
(4)
Reducing or eliminating the impact over time by preservation maintenance;
(5)
Compensating for the impact by replacing, enhancing, or providing substitute
resources or environments;
(6)
Monitoring the impact and the compensation projects and taking the appropriate
corrective measures.
Policy 6.2D: When requiring compensatory measures or appropriate corrective measures
pursuant to the priority of mitigation sequencing above, preferential consideration shall be
given to measures that replace the impacted functions directly and in the immediate vicinity
of the impact. However, alternative compensatory mitigation within the watershed that
addresses limiting factors or identified critical needs for shoreline resource conservation
based on watershed or comprehensive resource management plans applicable to the area
of impact may be authorized. Authorization of compensatory mitigation measures may
require appropriate safeguards, terms or conditions as necessary to ensure no net loss of
ecological functions.
6.2 CUMULATIVE EFFECTS
As established by WAC 173-26-191(2)(a)(iii)(D) the Administrator shall monitor and periodically
evaluate the cumulative effects of actions and permits authorized by this Program. The
Administrator has discretion in developing a monitoring program and determining the level of
evaluation within the limits of the WAC.
The primary actions by the Administrator shall include such actions as maintaining a log of all
authorized actions and permits, and annually reviewing the effect of those actions in a
cumulative manner to evaluate the impact of actions in light of each other and the entirety of the
shoreline functions and values. The Administrator may, from time to time, report to the Planning
Commission on the status of the City’s progress in achieving a no net loss outcome of shoreline
regulation.
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7.0 SHORELINE JURISDICTION AND ENVIRONMENT DESIGNATIONS
7.1 SHORELINE JURISDICTION
Consistent with the definitions established in the Shoreline Management Act and implementing
regulations, those areas that are within the jurisdiction of the Blaine Shoreline Master Program
include those areas within the corporate limits of the City of Blaine as it currently exists, or as
subsequently modified through annexation, including:
A.

All marine waters, including tidal areas, plus those adjacent land areas within 200 feet of
the ordinary high water mark.

B. All river and stream segments having a mean annual flow of at least 20 cubic feet per
second plus those adjacent land areas within 200 feet of the ordinary high water mark.
C. Those wetland areas associated with any of the above aquatic areas.
7.2 SHORELINE JURISDICTION MAP
The general locations of those land and water areas subject to the jurisdiction of the Blaine
Shoreline Master Program are shown on the Shoreline Environment Designation Map. The
Official Shoreline Map shall be the “Shoreline Environment Designation Map” which shall
indicate the Shoreline Environment designation assigned to those parcels within shoreline
jurisdiction, and inclusion in a Special Management Unit, as applicable.
The map does not necessarily identify or depict the precise, lateral extent of shoreline
jurisdiction nor does it identify all associated wetlands. The lateral extent of the shoreline
jurisdiction shall be determined on a case-by-case basis based on the location of the ordinary
high water mark (OHWM) and presence of associated wetlands.
The Official Shoreline Map shall be kept on file at the office of the City Clerk. Duplicate maps
may be made for administrative purposes.
7.3 SHORELINE ENVIRONMENT DESIGNATIONS ESTABLISHED
RCW 90.58 and WAC 173-26-211 require that the City of Blaine adopt a system of
designations to be used for classifying areas falling within shoreline jurisdiction. This
classification system is to be based on the existing use pattern, the biological and physical
character of the shoreline, and the goals of the community as expressed through the
comprehensive plan.
In order to classify, segregate and regulate the uses of land, water, buildings and
structures, there is hereby established a set of designations for areas within shoreline
jurisdiction called Shoreline Environment Designations. The purpose of these designations
is to provide a systematic, rational and equitable basis upon which to guide and regulate
development within specific shoreline reaches having some degree of geographic unity,
but which differ from adjacent shoreline reaches and other areas in terms of natural
features and development or potential development patterns. Shoreline Environment
designations in the City of Blaine shall include the Aquatic (AQ), Natural (NL), High
Intensity (HI), Shoreline Residential (SR), and Urban Conservancy (UC) designations as
described in WAC 173-26-211. Special Management Units (SMU) are established for
Blaine Harbor and surrounding land and waters designated by the Wharf District Master
Plan, and for Semiahmoo Spit and Marina and surrounding waters designated by the
Resort Semiahmoo Master Plan.
GOAL 7.3: Establish a set of shoreline environment designations that provides a systematic,
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rational and equitable basis to guide and regulate development within specific shoreline reaches
having some degree of geographic unity, but that differ from adjacent reaches in terms of
natural features or existing or potential development patterns.
Policy 7.3A: The shoreline environment designations of the City of Blaine shall include the
following designations: Aquatic, Natural, High Intensity, Urban Conservancy, Shoreline
Residential and Special Management Unit as described in WAC 173-26-191(1)(d). Special
Management Units (SMU) are established for Blaine Harbor and surrounding land and
waters designated by the Wharf District Master Plan, and for Semiahmoo Spit and Marina
and surrounding waters designated by the Resort Semiahmoo Master Plan.
Policy 7.3B: Those areas within the City of Blaine and designated urban growth area that are
within shoreline jurisdiction shall be shown on the Official Shoreline Map. This map shall also
identify the locations of areas included in each shoreline environment designation.
(1)

(2)

Upon annexation into the City of Blaine, annexed areas shall, for the purposes of
shoreline management, be designated based on the shoreline environment
designations for such areas included on the Official Shoreline Map at the time of
adoption of the Blaine Shoreline Management Master Program.
Areas not identified as being included in any specific environment designation, either
through oversight or intention, shall be deemed to be included in the Urban
Conservancy environment.

Policy 7.3C: The purpose, designation criteria, management policies, and development
regulations applicable to each environment designation shall be established and
implemented.
Policy 7.3D: Areas designated on the Official Shoreline Map as having dual
designations, usually Natural and another designation, shall be construed to have the
Natural designation for a certain distance landward of the OHWM and the other
designation for the remainder of the 200 feet landward of the OHWM where this
Program applies. The dual designations shall be defined as follows:
(1)

(2)

(3)

From the City limits in Reach 17 north along Semiahmoo Bay to the City-owned
property just south of the former wastewater treatment plant, the dividing line
between the designations shall be the break in the grade at the top of the bluff or
steep slope.
For Reach 13, the dividing line between the designations shall be the waterward
edge of the Old Drayton Harbor Road trail. Where the road has been completely
abandoned, the geoline as depicted on the face of the plat for Drayton Hillside
and Drayton Hillside Phase 2 shall serve as the dividing line.
For all of Reach 6 and 7, the dividing line between the designations shall be the
break in grade at the top of the bluff or steep slope.

Policy 7.3E: In making interpretations regarding the jurisdictional boundaries of this
Program or the boundaries between specific Environment Designations, the
Administrator shall utilize the standards set forth in this Section. In those instances
where disputes arise regarding these boundaries, the Administrator shall consult with
the Department of Ecology’s shoreline local program representative.
(1)

(2)

If disagreement develops as to the exact location of a shoreline management
jurisdiction boundary line, the official jurisdiction maps as approved by the
Department of Ecology together with the definitions contained in Section 7 of this
Program shall be interpreted by the Administrator to make a determination.
If disagreement develops as to the exact location of a Shoreline Environment
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boundary line, the following rules apply:
a. Boundaries indicated as approximately following lot, tract, or section lines
shall be so construed;
b. Boundaries indicated as approximately following roads or railways shall be
respectively construed to follow their centerlines, unless stated otherwise;
c. Boundaries indicated as approximately parallel to or extensions of features
indicated in subsection (1) and (2) above shall be so construed;
d. Boundaries indicated as approximately occurring at definite changes in
topography, shoreforms, geology, soils, or vegetative cover shall be so
construed.
(3)

Whenever existing physical features are inconsistent with boundaries on the
Official Shoreline Map, the Administrator shall interpret the boundaries. The
Administrator’s decision may be appealed to the Hearing Examiner pursuant to
BMC Section 17.81.

7.4 AQUATIC ENVIRONMENT
7.4.1 Purpose
The purpose of the “aquatic” environment is to protect, restore, and manage the unique
characteristics and resources of the areas waterward of the ordinary high water mark.
7.4.2 Designation Criteria
Shoreline areas shall be included in the aquatic environment if they include lands
waterward of the ordinary high water mark. Areas included in the aquatic designation
shall include the underlying lands and water column.
7.4.3 Policies
The following management policies shall apply to areas within the aquatic environment:
Policy 7.4.3A: New over-water structures shall only be allowed for water-dependent uses or
public access or ecological restoration.
Policy 7.4.3B: The size of new over-water structures should be limited to the minimum
necessary to support the structure's intended use.
Policy 7.4.3C: In order to reduce the impacts of shoreline development and increase effective
use of water resources, multiple use of over-water facilities should be encouraged.
Policy 7.4.3D: All developments and uses on navigable waters or their beds should be
located and designed to minimize interference with surface navigation, to consider impacts
to public views, and to allow for the safe, unobstructed passage of fish and wildlife,
particularly those species dependent on migration.
Policy 7.4.3E: Uses that adversely impact the ecological functions of critical saltwater or
freshwater habitat should not be allowed except where necessary to support or further other
shoreline goals and policies when impacts can be mitigated to the maximum extent possible.
Policy 7.4.3F: Shoreline uses and modifications shall be designed and managed to prevent
degradation of water quality and alteration of natural hydrographic conditions.
7.4.4 Permitted Uses
Permitted uses in the Aquatic Environment include the following:
A.

Water-dependent recreational development;
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B.

Shoreline restoration;

C.
New overwater structures to support water dependent use(s), public access, or
ecological restoration;
D.
Re-purposing of existing overwater structures to support uses in 7.4.4.C or
water-oriented use(s).
7.4.5 Conditional Uses
The following conditional uses may be permitted within the Aquatic Environment by the City
upon application and in accordance with BMC Section 17.81:
A.

Aquaculture;

B.

Boat ramps;

C.

Dredging;

D.

Piers and docks;

E.

Shoreline stabilization;

F.

Transportation- bridges, ferry docks, float plane docks;

G.

Utilities;

H.

Marinas;

I.

Jetties and Groins;

J.
Landfill for water-dependent use, public access, cleanup and
disposal of contaminated sediments as part of an interagency
environmental clean-up plan, disposal of dredged material in accordance
with DNR Dredged Material Management Program, expansion or
alteration of transportation facilities of statewide significance currently
located on the shoreline (if alternatives to fill are shown not feasible),
mitigation action, environmental restoration, beach nourishment or
enhancement project.
7.4.6 Prohibited Uses
The following uses are prohibited within the Aquatic Environment:
A.

Mining;

B.

Residential development;

C.

Non-water dependent industrial/port development;

D.

Transportation-roads and parking;

E.

Free-standing signs;

F.

Solid Waste facilities;

G.

Landfill or Excavation, except as permitted in 7.4.5.

7.4.7 Aquatic Environment - Development Regulations
A.

Unless otherwise specified, the construction standards of the underlying zoning
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district shall also apply.
B.
Maximum building height. The maximum building height allowed within the
Aquatic Environment is twenty-five (25) feet as measured from the mean higher high
tide. The maximum building height for lands adjacent to an aquatic environment
designation shall be determined by the respective height stipulations in that designation.
C.

Shoreline setback. None.

D.
All structures that could interfere with navigation shall be marked in accordance
with the Coast Guard Private Aids to Navigation.
E.
All feasible methods shall be employed to minimize over-water noise generation
and pollution; cost factors are to be included in the definition of feasible.
F.
Structures shall be designed with sensitivity to ecological processes and/or
function.
7.5 NATURAL ENVIRONMENT
7.5.1 Purpose
The purpose of the “natural” environment is to protect those shoreline areas that are relatively
free of human influence or that include intact or minimally degraded shoreline functions
intolerant of human use. These systems require that only very low intensity uses be allowed to
maintain ecological functions and ecosystem-wide processes.
7.5.2 Designation Criteria
Shoreline areas shall be included in the natural environment based on meeting any of the
following criteria:
A. The shoreline is ecologically intact and therefore currently performing an
important, irreplaceable function or ecosystem-wide process that would be
damaged by human activity;
B. The shoreline contains forested areas that generally include native vegetation
with diverse plant communities, multiple canopy layers, and the presence of large
woody debris available for recruitment to adjacent water bodies;
C. The shoreline is considered to represent ecosystems and geologic types that are
of particular scientific and educational interest;
D. The shoreline contains largely undisturbed areas of wetlands, estuaries, unstable
bluffs, coastal dunes, and spits;
E. The shoreline is unable to support new development or uses without
significant impacts to ecological functions or risk to human safety;
F. The shoreline is especially sensitive to human disturbance and important for
the conservation and recovery of threatened and endangered species.
7.5.3 Policies
The following management policies shall apply to areas within the natural environment:
Policy 7.5.3A: Any use that would substantially degrade the ecological functions or natural
character of the shoreline area shall be prohibited.
Policy 7.5.3B: Access may be permitted for scientific, historical, cultural, educational, and
low-intensity water-oriented recreational purposes, provided that no significant ecological
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impact on the area will result.
Policy 7.5.3C: Development or significant vegetation removal shall not be allowed that would
reduce the capability of vegetation to perform normal ecological functions or result in net loss
of vegetated area.
Policy 7.5.3D: Subdivision of property in a configuration that, to achieve its intended
purpose, will require significant vegetation removal or shoreline modification that adversely
impacts ecological functions shall not be allowed.
Policy 7.5.3E: Intact wildlife habitat corridor areas should be promoted and protected to
allow for continuous habitat areas. Structures should be sited in a manner that minimizes
the fragmentation of otherwise intact habitat areas. Reconnection of fragmented habitat
areas shall be considered an element of habitat restoration and is encouraged.
7.5.4 Permitted Uses
The following uses are permitted within the Natural Environment:
A.
Interpretive signage, including trail marking, hazard warnings, or for scientific or
educational purposes;
B.
Recreational facilities limited to pedestrian-accessible facilities such as natural
parks, viewpoints, public beach stairs and primitive, unpaved or paved trails.
C.

Shoreline restoration;

D.
Roads and utilities where no feasible alternative location exists outside the
Natural Environment;
E.
Soft shoreline stabilization primarily composed of anchored beach logs,
vegetation management/enhancement, and beach feeding.
7.5.5 Conditional Uses
The following conditional uses may be permitted within the Natural Environment by the City
upon application and in accordance with BMC Section 17.81:
A.
Boat ramps to facilitate hand launching of small craft if materials and design are
compatible with the site;
B.
Scientific, historical, cultural and education uses and structures housing such
uses;
C.

Low-intensity recreational uses such as picnic areas;

D.
Recreational facilities for public access not listed in SMP Section 7.5.4, including
but not limited to parking lots;
E.

Shore Stabilization, not included in Sec. 7.5.4.E, or restricted by Sec. 7.5.6.

7.5.6 Prohibited Uses
The following uses are prohibited within the Natural Environment:
A.

Aquaculture;

B.

Mining;

C.

Residential;

D.

Marinas;

E.

Commercial/industrial/port development;
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F.
Transportation-when a feasible alternative exists outside the Natural
Environment designation, including parking not listed in Sec. 7.5.5;
G.

Advertising signs;

H.

Solid Waste facilities;

I.

Boat ramps except hand launch;

J.

Breakwaters;

K.

Bulkheads;

L.

Dredging;

M.

Jetties/Groins;

N.

Landfill/Excavation;

O.

Piers/Docks;

Q.

Beach stairs for private use;

R.

Non-water-oriented recreation;

S.
Development or subdivision of land that would require significant vegetation
removal that would reduce the capacity of vegetation to provide normal ecological
functions;
T.
Uses that would substantially degrade ecological functions or natural character
of shoreline even after mitigation.
7.5.7 Natural Environment - Development Regulations
A.
Uses in the natural environment shall achieve no net loss of ecological functions,
and must demonstrate that mitigation sequencing has been used in project design and
construction.
B.
Unless otherwise specified, the construction standards of the underlying zoning
district shall also apply.
C.
Maximum building height: No new buildings are permitted in the Natural
Environment designation areas. Existing buildings are limited to their current height.
D.

Shoreline setback: None. Existing buildings are limited to their current footprint.

7.6 HIGH INTENSITY ENVIRONMENT
7.6.1 Purpose
The purpose of the “high intensity” environment is to provide for high intensity water-oriented
commercial, transportation and industrial uses, and water-oriented mixed use developments
such as those consisting of urban density residential, commercial and industrial uses, while
protecting existing ecological functions and restoring ecological functions in areas that have
been previously degraded.
7.6.2 Designation Criteria
Shoreline areas shall be included in the high intensity environment if they are within
incorporated municipalities, urban growth areas, and limited industrial or commercial areas of
more intense rural development, as described by RCW 36.70A.070 if they currently support or
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are suitable and planned for high intensity water-dependent uses related to commerce, industry,
transportation, navigation or high intensity water-oriented mixed use development.
7.6.3 Policies
The following management policies shall apply to areas within the high intensity environment:
Policy 7.6.3A: First priority shall be given to water-dependent uses. Second priority should
be given to water-related and then water-enjoyment uses. Non-water-oriented uses should
not be allowed except as part of mixed-use developments or existing developed areas
supporting water-dependent uses. Non-water-oriented uses may also be allowed in limited
situations where they do not conflict with or limit opportunities for water-oriented uses or on
sites where there is no direct access to the shoreline, or where the needs of existing and
future water-dependent uses are met.
Policy 7.6.3B: Where feasible, visual and physical public access should be required.
Policy 7.6.3C: Aesthetic objectives should be actively implemented by means such as sign
control regulations, appropriate development siting, screening and architectural standards,
and maintenance of natural vegetative buffers.
Policy 7.6.3D: Full utilization of existing urban areas should be achieved before further
expansion of intensive development is allowed.
Policy 7.6.3E: New development in the High Intensity Environment should be
consistent with the provisions of this program pertaining to the preservation of
shoreline ecological functions and processes, and should not cause net loss of
ecological functions
Policy 7.6.3F: New development shall be required to include environmental cleanup and
restoration of the shoreline to comply with any relevant state and federal law.
Policy 7.6.3G: Intact wildlife habitat corridor areas should be promoted and protected to
allow for continuous habitat areas. Structures should be sited in a manner that minimizes
the fragmentation of otherwise intact habitat areas. Reconnection of fragmented habitat
areas shall be considered an element of habitat restoration and is encouraged.
7.6.4 High Intensity Environment – Permitted Uses
Permitted uses in the High Intensity Environment include the following:
A.

Commercial development;

B.

Landfill and excavation in association with permitted development activity;

C.

Mixed-use residential development;

D.

Multi-family residential development;

E.

Outdoor advertising and signs;

F.

Recreational development;

G.

Industrial Development;

H.

Roads and parking;

I.

Shoreline restoration;

J.

Shoreline stabilization except as restricted in Sec. 7.6.5.
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7.6.5 High Intensity Environment – Conditional Uses
The following conditional uses may be permitted within the High Intensity Environment by the
City upon application and in accordance with BMC Section 17.81:
A.

Aquaculture;

B.

Bulkheads;

C.

Jetties and Groins;

D.

Piers, docks and boat ramps;

E.

Shoreline protection.

7.6.6 High Intensity Environment – Prohibited Uses
The following uses are prohibited within the High Intensity Environment:
A.

Solid waste facilities;

B.

Mining;

C.

Beach stairs for private use;

7.6.4 High Intensity Environment – Development Regulations
A.
Unless otherwise specified, the construction standards of the underlying zoning
district shall apply.
B.
Maximum building height: The maximum building height in the High Intensity
environment is 35 feet within 100 feet of the OHWM. Development that is at least 101
feet from the OHWM shall have height limits as defined by the underlying zoning district
or Special Management Plan, whichever is lesser.
C.
Shoreline setback: There shall be no setback for water-dependent uses. For
water-related uses the minimum setback shall be 30 feet. For water enjoyment uses the
minimum setback from the ordinary high water mark shall be 100 feet, which may be
reduced to 50 feet with shoreline conditional use approval. For further setback
regulations refer to “Residential Development” and “Commercial Development” in
Section 8 of this Program.
D.
Site and construction standards for Special Management Units (Wharf and
Semiahmoo Spit) are regulated through their respective master plans and the applicable
provisions SMP Section 7.9.
E.
Site development shall include environmental cleanup and restoration of
shorelands consistent with state and federal standards whenever contamination is
identified.
F.
Visual access to the shoreline shall be provided for those properties along Peace
Portal Drive through the construction of the Blaine boardwalk. Where the Blaine
boardwalk is not proposed view corridors shall be provided, typically on reserved street
rights-of-way. Developments in Special Management Units shall comply with the
provisions for visual and physical access included therein.
7.7 URBAN CONSERVANCY ENVIRONMENT
7.7.1 Purpose
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The purpose of the “urban conservancy” environment is to protect and restore ecological
functions of open space, floodplain, and other sensitive lands where they exist in urban and
developed settings, while allowing for a variety of compatible uses.
7.7.2 Designation Criteria
Shoreline areas shall be included in the urban conservancy environment based on meeting any
of the following criteria:
A. The area is suitable for a mix of water-related or water-enjoyment uses with other
uses that allow a substantial number of people to enjoy the shoreline;
B. The area is comprised of open space, critical areas, floodplains, or other areas
that should not be more intensively developed;
C. The area retains important ecological functions, even though partially developed;
D. The area has potential for ecological restoration;
E. The area has the potential for development that is compatible with ecological
restoration.
7.7.3 Policies
The following management policies shall apply to areas within the urban conservancy
environment:
Policy 7.7.3A: Uses that preserve the natural character of the area or promote preservation
of open space, critical areas, floodplain, or sensitive lands either directly or over the long
term should be the primary allowed uses. Uses that result in restoration of ecological
functions should be allowed if found compatible.
Policy 7.7.3B: Standards shall be established for shoreline stabilization measures, vegetation
conservation, water quality, and shoreline modifications. These standards shall ensure that
new development does not result in a net loss of shoreline ecological function or further
degrade other shoreline values.
Policy 7.7.3C: Public access and public recreation objectives should be implemented
whenever feasible and significant ecological impacts can be mitigated.
Policy 7.7.3D: Water-oriented uses should be given priority over non-water-oriented uses.
Policy 7.7.3E: Intact wildlife habitat corridor areas should be promoted and protected to
allow for continuous habitat areas. Structures should be sited in a manner that minimizes
the fragmentation of otherwise intact habitat areas. Reconnection of fragmented habitat
areas shall be considered an element of habitat restoration and is encouraged.
7.7.4 Urban Conservancy Environment – Permitted Uses
Permitted uses in the Urban Conservancy Environment include the following:
A.

Landfill and excavation associated with an approved development;

B.

Low intensity non-commercial recreational uses that do not lead to degradation
of shoreline ecological functions, provided that any structure will not constitute
more than 10 percent building coverage or 4,000 square feet and the total
impervious surface will not exceed 20% or 10,000 square feet, whichever is
greater;

C.

Single-family and duplex residential development;
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D.

Roads and parking;

E.

Utilities;

F.

Shoreline restoration;

G.

Shoreline stabilization, except as regulated by Sec. 7.7.5 and 7.7.6;

H.

Boat ramps to facilitate hand launching of small craft if materials and design are
compatible with the site;

I.

Beach stairs;

J.

Multifamily residential development.

7.7.5 Urban Conservancy Environment – Conditional Uses
The following conditional uses may be permitted within the Urban Conservancy Environment by
the City upon application and in accordance with BMC Section 17.81:
A.

Bulkheads;

B.

Commercial development limited to those uses permitted in the underlying
zoning district.

7.7.6 Urban Conservancy Environment – Prohibited Uses
The following uses are prohibited within the Urban Conservancy Environment:
A.

Aquaculture;

B.

Mining;

D.

Marinas;

E.

Industrial and Port development;

G.

Advertising signs;

H.

Solid Waste facilities;

I.

Boat ramps except hand launch;

J.

Breakwaters;

L.

Dredging;

M.

Jetties/Groins;

N.

Piers and Docks;

O.

Landfill/Excavation expect as indicated in Sec. 7.7.4.

7.7.7 Urban Conservancy Environment – Development Regulations
A.

Unless otherwise specified, the size and construction standards of the underlying
zoning district shall apply.

B.

Maximum building height: The maximum building height in the Urban
Conservancy environment is 35 feet.

C.

Shoreline setback: The minimum shoreline setback shall be as follows:
1. The minimum setback shall be 150 feet from the ordinary high water mark;
2. The Administrator may reduce the setback by up to 50-percent where necessary
to accommodate permitted or conditionally permitted use;
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3. The burden shall be on the applicant to demonstrate that adequate area does not
exist to accommodate the anticipated use;
4. Any reduction shall be based on enhancement of the setback area through
actions including some or all of the following: removal of invasive species,
removal of structures such as armored slopes and bulkheads, planting of native
vegetation, and/or installing habitat features. Such action including future
maintenance and monitoring shall be prescribed in a plan developed by a
qualified ecologist or other professional as appropriate;
5. Enhancement areas in reduced shoreline setback areas and appropriate use
restrictions shall be memorialized with a notice on title that will be tied to the
parcel.
7.8 SHORELINE RESIDENTIAL ENVIRONMENT
7.8.1 Purpose
The purpose of the “shoreline residential” environment is to accommodate residential
development and appurtenant structures that are consistent with the goals of RCW 90.58 and
this Program. An additional purpose is to provide appropriate public access and recreational
uses.
7.8.2 Designation Criteria
Shoreline areas shall be included in the shoreline residential environment if they lie within urban
growth areas, as defined in RCW 36.70A.1 10, incorporated municipalities, “rural areas of more
intense development,” or “master planned resorts,” as described in RCW 36.70A.360, if they are
predominantly single-family or multifamily residential development or are planned and platted for
such development.
7.8.3 Policies
The following management policies shall apply to areas within the shoreline residential
environment:
Policy 7.8.3A: Development should be permitted only in those shoreline areas where
adequate setbacks or buffers are possible to ensure no net loss of shoreline ecological
functions, where there are adequate access, water, sewage disposal, and utilities systems
and public services available, and where the environment can support the proposed use in a
manner which protects or restores the ecological functions.
Policy 7.8.3B: Densities or minimum frontage width standards in the "shoreline residential"
environment shall be established to protect the shoreline ecological functions, taking into
account the environmental limitations and sensitivity of the shoreline area, the level of
infrastructure and services available, and other comprehensive planning considerations.
Policy 7.8.3C: Development standards for setbacks or buffers, shoreline stabilization,
vegetation conservation, critical area protection, and water quality shall be established to
ensure no net loss of ecological functions.
Policy 7.8.3D: Multifamily and multi-lot residential and recreational developments should
provide community or public access and joint use for community recreational facilities.
Policy 7.8.3E: Access, utilities, and public services should be available and adequate to
serve existing needs and planned future development.
Policy 7.8.3F: Public or private outdoor recreation facilities should be encouraged if
compatible with the character of the area. Preferred uses include water-dependent and
water-enjoyment recreation facilities that provide opportunities for substantial numbers of
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people to access and enjoy the shoreline.
Policy 7.8.3G: Intact wildlife habitat corridor areas should be promoted and protected to
allow for continuous habitat areas. Structures should be sited in a manner that minimizes
the fragmentation of otherwise intact habitat areas. Reconnection of fragmented habitat
areas shall be considered an element of habitat restoration and is encouraged.
7.8.4 Shoreline Residential Environment – Permitted Uses
Permitted uses in the Shoreline Residential Environment include the following:
A.

Landfill and excavation in association with an approved development;

B.

Recreational facilities with less than five acres of land disturbance;

C.

Residential development;

D.

Transportation – Roads and parking;

E.

Utilities;

F.

Shoreline stabilization, except as regulated in Sec. 7.8.5 and 7.8.6;

G.

Shoreline restoration;

H.

Boat ramps to facilitate hand launching of small craft if materials and design are
compatible with the site;

I.

Beach stairs.

7.8.5 Shoreline Residential Environment – Conditional Uses
The following conditional uses may be permitted within the Shoreline Residential Environment
by the City upon application and in accordance with BMC Section 17.81:
A.

Bulkheads;

B.

Recreational facilities with greater than 5 acres of land disturbance;

C.

Piers/Docks;

D.

Municipal facilities not otherwise defined herein.

7.8.6 Shoreline Residential Environment – Prohibited Uses
The following uses are prohibited within the Shoreline Residential Environment:
A.

Aquaculture;

B.

Mining;

D.

Marinas;

E.

Commercial/industrial/port development;

G.

Advertising signs;

H.

Solid Waste facilities;

I.

Boat ramps except hand launch;

J.

Breakwaters;

L.

Dredging;
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M.

Jetties/Groins;

N.

Landfill/Excavation, except as permitted in Sec. 7.8.4.

7.8.7 Shoreline Residential Environment – Development Regulations
A.

Unless otherwise specified, the subdivision and construction standards of the
underlying zoning district shall apply.

B.

Maximum building height: The maximum building height in the Shoreline
Residential environment is 35 feet.

C.

Shoreline setback: The minimum shoreline setback shall be as follows:
1. The minimum setback shall be 100 feet from the ordinary high water mark;
2. The Administrator may reduce the setback by up to 50-percent where necessary
to accommodate permitted or conditionally permitted use;
3. The burden shall be on the applicant to demonstrate that adequate area does not
exist to accommodate the anticipated use;
4. Any reduction shall be based on enhancement of the setback area through
actions including some or all of the following: removal of invasive species,
removal of structures such as armored slopes and bulkheads, planting of native
vegetation, and/or installing habitat features. Such action including future
maintenance and monitoring shall be prescribed in a plan developed by a
qualified ecologist;
5. Enhancement areas in reduced shoreline setback areas and appropriate use
restrictions shall be memorialized with a notice on title that will be tied to the
parcel.

D. Infill construction may have a setback less than described in SMP Section 7.8.7.C,
but shall have a setback of no less than defined by extending a straight line across
the subject property from the most waterward point of the primary structure on the two
adjacent lots (Line A in Illustration 7.8.7.D). In instances where only one adjacent lot
exists or only one adjacent lot is developed, the required setback shall be a straight
line across the subject lot where the line is established by using the most waterward
point of the primary structure on the developed adjacent lot and the standard
minimum setback (100 feet) on the adjacent undeveloped lot (Line B in Illustration
7.8.7.D). The endpoint of the straight line shall be at the edge of the buildable portion
of the undeveloped lot (i.e. where the side yard and shoreline setback meet), and
shall be at the most waterward point of the primary structure on the developed lot.
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Illustration 7.8.7.D
E. Site and construction standards for Special Management Units (Wharf and
Semiahmoo Spit) are regulated through their respective master plans and the
applicable provisions of sections SMP Section 7.9, and not through the provisions of
this section.
7.9 SPECIAL MANAGEMENT UNIT
7.9.1 Purpose
The Special Management Unit (SMU) shoreline environment designation has been established
for the purpose of recognizing the unique master planned character of two of the City's most
accessible shoreline areas, Semiahmoo Spit and the Wharf District.
Both of these areas have been master planned around the marine shoreline environment of
each site with the express goal that the plans achieve consistency with the goals and policies of
the State Shoreline Management Act as implemented through the City's Shoreline Master
Program. The master plans for each area received substantial public review prior to approval.
The master plan for the Wharf District was adopted in 2007 and the Master Plan for Semiahmoo
Spit was adopted in 1985 with the adoption of the Resort Semiahmoo Master Plan. For each of
these two areas, the shoreline resource was a unifying theme. The relationship between
shoreline uses and shoreline resources in each area is expressed differently.
By establishing the Special Management Unit Environment designation, the City is recognizing
the time and effort that both the landowners and City have spent on developing and approving
master plans for these two areas that respond to their unique shoreline character and create a
unified approach to development in the shoreline consistent with the goals and policies of the
State Shoreline Management Act. Both master plans are incorporated into this program by
reference, as appended; 2007 Blaine Wharf District Master Plan and the 1985 Resort
Semiahmoo Master Plan as amended up to the date of adoption of this Program.
7.9.1.A Wharf District
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The Wharf District includes a working waterfront with an industrial area, port facilities, a marina
providing moorage for commercial fishing vessels, warehouse and storage space for the fishing
industry, and space for recreational vessels. The Wharf District plan includes provisions for
substantial public access to the shoreline and also for commercial uses and multifamily housing
consistent with the character of the area. The plan recognizes the need to regulate
development on the shoreline consistent with the wide range of water dependent, water related
and water enjoyment commercial, industrial, residential and recreational uses. The Wharf
District also includes some of the city’s largest shoreline areas managed for shoreline
recreation, those are Marine Park, the Blaine Fishing Pier, and the proposed Plover Park.
The purpose of the “Special Management Unit -Wharf District” environment is to provide for a
mix of high-intensity water-oriented commercial, industrial and recreational uses that support
water related activities and associated mixed-use residential development that are compatible
with shoreline public access and tourism activities while protecting existing ecological functions
and restoring ecological functions in areas that have been previously degraded.
Direction and guidance for development in this district is provided by the Wharf District Master
Plan (a component of the Blaine Comprehensive Plan), approved by both the City of Blaine and
the Port of Bellingham. The regulatory provisions of this program, BMC 17.23 CB-Wharf Zoning
District, and related provisions of BMC Title 17, are intended to supplement the Wharf District
Master Plan.
7.9.1 Semiahmoo Spit District
The purpose of the “Special Management Unit--Semiahmoo Spit” environment is to provide for a
mix of high-intensity, water-oriented commercial, residential and recreational uses. Direction
and guidance for development in this district is provided by the Resort Semiahmoo Master Plan
(a component of the Blaine Comprehensive Plan). The regulatory provisions of the SMU-S
environment are intended to ensure conformance with the Semiahmoo Master Plan and the
shoreline residential, high-intensity, and aquatic environments under the Shoreline Management
Act.
Semiahmoo Spit was planned as a resort recreation development with uses such as hotels,
restaurants, tourist facilities, marinas, docks and piers, resort housing and substantial public
access to the shoreline. No industrial development is proposed and commercial development is
oriented toward the resort tourist market. Shoreline uses, building heights, and setbacks were
all planned to minimize impacts to the shoreline and to provide substantial opportunity for the
resort guests, residents, and the public to access the shoreline and beach areas of the Spit.
7.9.2

Designation Criteria

There are only two waterfront master planned areas that this designation applies to: Central
Business-Wharf zoning district as included in the Blaine Wharf District Master Plan and the
Marine Planned Recreation zoning district on the tip of Semiahmoo Spit as included in the
Resort Semiahmoo Master Plan. In both instances, the adjacent harbors (Blaine Harbor and
Semiahmoo Marina) are included in the Special Management Unit.
7.9.3 Policies
Policy 7.9.3A: The areas covered by the Special Management Unit shoreline designation have
master development plans in place that are deemed compliant with the State Shoreline
Management Act and with the goals, policies and objectives of this shoreline master program.
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Shoreline development within areas subject to the Special Management Unit designation
should be consistent with the goals, policies and plans of those underlying master plan.
Policy 7.9.3B: Provide a variety of recreational opportunities for residents and visitors.
Policy 7.9.3C: Provide public access to the shorelines and tidelands.
Policy 7.9.3D: Expand the economic base of the City of Blaine through the provision of wateroriented, tourist related facilities.
Policy 7.9.3E: Expand the economic base of the City of Blaine through the development of
water-oriented industrial and commercial uses.
Policy 7.9.3F: Manage the shoreline to further optimize circulation, public access,
development, and environmental restoration.
Policy 7.9.3G: Building heights, setbacks, public access requirements, and other
development standards should be consistent with the standards of the underlying master plan.
Where the underlying master plan does not specifically address a shoreline development
issue otherwise addressed by this program, the goals, polices and regulations of the High
Intensity Environment should be applied when not in conflict with the goals, policies and
development standards of the underlying master plan.
Policy 7.9.3H: Intact wildlife habitat corridor areas should be promoted and protected to allow
for continuous habitat areas. Structures should be sited in a manner that minimizes the
fragmentation of otherwise intact habitat areas. Reconnection of fragmented habitat areas
shall be considered an element of habitat restoration and is encouraged.
Policy 7.10.I: Low impact development techniques for the development of public and private
infrastructure and for stormwater management should be encouraged.
7.9.4 Special Management Unit--Wharf District –Special Permit Requirements.
A shoreline substantial development permit is required for all shoreline development in the
Wharf District not otherwise exempt as provided in SMP Section 3.4 of this program. No
building permit applications for development in the Wharf Management Unit Shoreline without
prior approval of a Shoreline Substantial Development Permit or Statement of Exemption as
applicable, except that no shoreline-related permits are required for interior or exterior
alterations or renovations of existing structures, provide that the alterations or renovations are
within an existing structure’s building envelope and the alteration or renovation conforms to the
Wharf District Master Plan.
7.9.5 Wharf District – Special Approval Criteria.
A.

The Shoreline Substantial Development Permit criteria of BMC 17.81.040 shall
apply to the approval of substantial development permits in the Wharf District
provided that if the proposed development is found to be in compliance with the
provisions of the Wharf District Master Plan and implementing regulations
included in Chapter 17.23 CB Wharf District Zoning, and Chapter 17.119 Wharf
District Design Standards and is consistent with the provisions this Program
pertaining to the preservation of shoreline ecological functions and processes,
the proposed development shall be deemed to be in compliance with this
Program.

B.

If it is found in the course of reviewing a proposed development in the Wharf
District, the Wharf District Plan and supporting documents contain no guidelines
for addressing a shoreline development issue otherwise addressed by this
program the goals, policies and regulations of the High Intensity Environment
47

shall be applied to that portion of the proposal.
C.

A final permit decision by the City must include findings of compliance with the
following documents:
1. The Wharf District Master Plan.
2. The City of Blaine Shoreline Master Program.
3. Chapter 17.23 CB-Wharf Zoning District.
4. Chapter 17.119 Wharf District Design Standards.

D.

7.9.6

When a permit application is submitted for development on Port owned property,
the City shall solicit and consider any conditions or related requirements
established by the Port before making a final decision.
Special Management Unit--Wharf District Environment - Permitted Uses.

Development of the Wharf District that supports a mix of high-intensity water-oriented
commercial, industrial, residential and recreational uses when consistent with the Wharf District
Master Plan and approved through a Shoreline Substantial Development Permit.
7.9.7 Special Management Unit--Wharf District Environment – Regulations and
Standards.
The regulations and standards contained in the Wharf District Master Plan, Chapter 17.23 CBWharf Zoning District and Chapter 17.119 Wharf District Design Standards shall apply to all
development in the Wharf District.
7.9.8 Special Management Unit--Semiahmoo Spit District –Special Permit
Requirements
A shoreline substantial development permit is required for all shoreline development in the
Semiahmoo Spit Management Unit not otherwise exempt as provided in this section or SMP
Section 3.4. No building permit applications for development in the Semiahmoo Spit
Management Unit will be accepted without prior approval of a Shoreline Substantial
Development Permit or Statement of Exemption as applicable, except that no shoreline-related
permits are required for interior or exterior alterations or renovations of existing structures,
provide that the alterations or renovations are within an existing structure’s building envelope
and the alteration or renovation conforms to the Resort Semiahmoo Master Plan.
7.9.9 Special Management Unit--Semiahmoo Spit District – Special Approval
Criteria
A.

The Shoreline Substantial Development Permit criteria of BMC 17.81 shall apply
to the approval of substantial development permits in the Semiahmoo Spit
Management Unit provided that if the proposed development is found to be in
compliance with the provisions of the Semiahmoo Resort Master Plan for the Spit,
and with Chapter 17.20 Marine Planned Recreation Zone, and is consistent with
the provisions of this program pertaining to the preservation of shoreline ecological
functions and processes, the proposed development shall be deemed to be in
compliance with this program.

B.

If it is found in the course of reviewing a proposed development in the Semiahmoo
Spit Management Unit, the Semiahmoo Resort Master Plan and supporting
documents contain no guidelines for addressing a shoreline development issue
otherwise addressed by this program the goals, policies and regulations of the
High Intensity or Shoreline Residential Environment shall be applied as applicable
48

based on the location within the underlying designation area to the extent that they
are not in conflict with the goals, policies, and development standards of the Resort
Semiahmoo Master Plan.
C.

A final permit decision by the City must include findings of compliance with the
following documents:
1.The Resort Semiahmoo Master Plan.
2.The City of Blaine Shoreline Master Program.
3.Chapter 17.20 Marine Planned Recreation Zoning District.

7.9.10 Special Management Unit--Semiahmoo Spit District Environment Permitted Uses.
A. All uses permitted in the Resort Semiahmoo Master Plan are permitted uses under
this Program because they are deemed water enjoyment uses on the Spit or are
integrated parts of the planned mixed-use development.
B. The following uses are permitted in overwater structures that were legally
constructed prior to the effective date of this Program: private events such as
receptions and conferences, water-dependent commercial uses, water-enjoyment
uses such as restaurants, bars and spas, provided they are determined in
compliance with the goals and policies of the Resort Semiahmoo Master Plan.
7.9.11 Special Management Unit--Semiahmoo Spit District Environment –
Regulations and Standards.
The regulations and standards contained in Chapter 17.20 Marine Planned Recreation Zoning
District and Resort Semiahmoo Master Plan shall apply to all development in the Semiahmoo
Special Management Unit.
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8.0 GENERAL MASTER PROGRAM PROVISIONS
8.0.1 APPLICABILITY OF TITLE 17, BMC.
A. Unless otherwise directed in this Program, when not directly related to the management
of shorelines within the City of Blaine, this Program shall defer to Title 17 BMC (Land
Use and Development) to establish general requirements for development, including
permitted uses, maximum development density, height limitations, and other related
requirements.
8.1 ARCHAEOLOGICAL AREAS AND HISTORIC SITES.
Native American and pioneer villages, military forts, old settlers’ homes, and trails were often
located on shorelines because of the proximity of food resources and because water provided a
practical means of transportation. These sites are nonrenewable resources and many are in
danger of being lost through present day changes in land use and urbanization. Because of
their rarity and the educational and cultural links they provide to our past, these locations should
be preserved whenever possible.
Policy 8.1A: Sites should be permanently preserved to show respect for their cultural or
historic significance and, where appropriate, to provide opportunities for scientific study and
public observation.
Policy 8.1B: In areas documented to contain archeological or cultural resources, developers
should be required to have the site inspected by a professional archaeologist in consultation
with affected Indian tribes prior to permit issuance.
Policy 8.1C: Developers should be required to stop work immediately and notify City
officials, affected Indian tribes and the state Department of Archaeology and Historic
Preservation if sites containing archaeological or cultural resources are uncovered during
excavation.
Policy 8.1D: Developers should be required to obtain all legal permits regarding
archaeological areas and historic sites.
Policy 8.1 E: In accordance with state law, all activities and development within shoreline
jurisdiction shall comply with the applicable requirements of RCW 27.44, RCW 27.53 and
WAC 25-48-060.
8.1.1

Archeological Areas and Historic Sites – Development Regulations
A.

The National Historic Preservation Act of 1966 and Chapter 43.51 RCW provide
for the protection, rehabilitation, restoration and reconstruction of areas and
structures in American and Washington State history. The regulations in these
acts shall be followed.

B.

Following application and prior to issuance of a permit or statement of exemption
for a site located within 500 feet of an area known to contain archaeological,
cultural or historic resources, the City shall require the proponent to provide a
cultural or historic resource site assessment and evaluation by a professional
archaeologist or historic preservation professional. Said assessment shall be
prepared in consultation with affected tribes and the Washington State
Department of Archaeology and Historic Preservation. The cost of any such
assessment shall be paid by the proponent. All such evaluations shall be
completed to the satisfaction of the Administrator, and the proposed use or
development properly conditioned, prior to issuance of a permit and prior to
beginning ground-disturbing activities. This requirement may be waived by the
Administrator upon a finding that the proposed use or activity does not include
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any ground-disturbing activities and will not impact a known historic, cultural or
archaeological site.
C.

If the cultural resource site assessment identifies the potential presence of
significant archaeological, cultural or historic resources, a Cultural Resource
Management Plan (CRMP) shall be prepared by a professional archaeologist or
historic preservation professional, as applicable. The cost of preparing any such
CRMP shall be paid by the proponent. The CRMP shall be prepared in
consultation with affected tribes and the State Department of Archaeology and
Historic Preservation. The recommendations and conclusions of the CRMP shall
be used to assist the Administrator in making final administrative decisions
concerning the presence and extent of historic/archaeological resources and
appropriate mitigating measures. The Administrator may request revision of a
CRMP when the Administrator can demonstrate that the assessment is
inaccurate or does not fully address the historic/archaeological resource
management concerns involved.

D.

All shoreline permits involving excavation shall contain provisions which require
developers to stop work immediately and secure the affected area and notify the
City, affected tribes and the State Department of Archaeology and Historic
Preservation if any archaeological, cultural or historic resources or human
remains are uncovered during excavation or construction. Upon notification of
any such inadvertent discovery, the Administrator shall conduct a site visit and
shall consult with the above agencies and appropriate law enforcement
authorities to determine the potential significance of the site, whether or not a site
assessment and/or Cultural Resource Management Plan is required and whether
any additional conditions are necessary to ensure the protection of said
resources. Work in the affected area shall not resume until the proponent
receives written authorization from the Administrator.

8.2 CRITICAL AREAS
Critical areas, as defined in RCW 36.70A.030(5) include the following:
(1)
(2)
(3)
(4)
(5)

Wetlands;
Areas with a critical recharging effect on aquifers used for potable waters;
Fish and wildlife habitat conservation areas;
Frequently flooded areas; and
Geologically hazardous areas.

Impacts to critical areas can result in significant adverse effects to public health and safety, the
land and its vegetation and wildlife, and the waters of the state and their aquatic life.
Critical Areas include wetlands, fish and wildlife habitat conservation areas, frequently flooded
areas, aquifer recharge areas and geologically hazardous areas. Where not specifically
addressed within this Program, either directly or through reference, regulation of critical areas
within shoreline jurisdiction shall be pursuant to applicable provisions contained in BMC
Chapter 17.82 adopted by Ordinance No. 09-2729 in 2009.
Policy 8.2A: The public interest should be promoted and enhanced by reducing risks to life
and property, by protecting and restoring ecological functions and ecosystem-wide
processes and ensuring no net loss of these functions.
Policy 8.2B: In managing and regulating critical areas, scientific and technical information
should be utilized as described in WAC 173-26-201(2)(a).
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Policy 8.2C: Critical areas should be managed consistent with the minimum guidelines
contained in WAC 365-190. Identification of wetlands and delineation of their
boundaries pursuant to this Program shall be done in accordance with the approved
federal wetland delineation manual and applicable regional supplements. All areas
within the City of Blaine meeting the wetland designation criteria in that procedure are
hereby designated critical areas and are subject to the provisions of this Program
Policy 8.2D: The protection of existing ecological functions and ecosystem-wide processes
should be encouraged and, wherever possible, restoration of degraded areas should be
supported.
Policy 8.2E: The protection and restoration of critical areas within shoreline jurisdiction
should be encouraged through implementation of the full spectrum of planning and
regulatory measures.
Policy 8.2F: Development standards for density, frontage, setbacks, lot coverage, shoreline
stabilization, vegetation conservation, buffers, critical areas, and water quality should be
utilized to protect existing shoreline ecological functions and processes.
Policy 8.2G: Critical area regulations shall adhere to standards established in the following
sections of this Program, unless it is demonstrated through scientific and technical
information as provided in RCW 90.58.100(1) and as described in WAC 173-26-201(2)(a)
that an alternative provides better resource protection.
8.2.1 Wetlands
Wetlands provide many important ecological functions including flood attenuation, reduction of
impacts to water quality, ground water recharge, maintenance of base in-stream flows, and
provision of habitat for fish and wildlife. Impacts to wetlands can also contribute to adverse
impacts on other important resources.
Policy 8.2.1A: Wetlands in shoreline jurisdiction should be managed to achieve a policy of
no net loss of wetland functions and values.
Policy 8.2.1B: Wetlands should be categorized to reflect differences in wetland quality and
function, rarity, irreplaceability, sensitivity to disturbance, and higher quality, more unique,
and/or higher functioning wetlands should receive greater protection.
Policy 8.2.1C: Wetland regulations should address all activities and uses to assure no net
loss of ecological functions in these critical areas.
Policy 7.2.1D: Buffers around wetlands should be provided that are adequate to ensure that
wetland functions are protected and maintained over the long-term.
Policy 8.2.1E: Potential impacts to wetland buffers should be considered when
evaluating development proposals.
Policy 8.2.1 F: Wetlands should be managed consistent with the mitigation priority sequence
defined in WAC173-26-201, and compensatory mitigation should be allowed only after
mitigation sequencing has been applied.
Policy 8.2.1G: Incentives should be provided to encourage re-connection of wetland habitats
to other wetland habitat, open spaces and associated uplands in an effort to create larger
habitat blocks.
8.2.1

Wetlands – Development Regulations
A.

The regulation of wetlands within shoreline jurisdiction shall be pursuant to
Chapter 17.82 BMC, adopted by Ordinance No. 09-2729 in 2009, which is
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incorporated by reference as a part of the Blaine Shoreline Master Program with
the exception of sections 17.82.140 Reasonable Use Exception and 17.82.120
Exception for Minor Additions & Remodels both of which shall not apply in the
shorelands.
8.2.2 Fish and Wildlife Habitat Conservation Areas
Fish and wildlife habitat conservation areas include critical saltwater and freshwater habitats.
Critical saltwater habitats include kelp beds, eelgrass beds, herring spawning and holding areas
and other habitats as classified by WAC 173-26-221, and subsistence, commercial and
recreational shellfish beds, as well as smelt spawning areas, sand lance spawning areas, and
juvenile salmonid migration corridors. Critical saltwater habitats require a high level of
protection due to the important functions that they provide.
Rivers and streams represent critical freshwater habitat. Many ecological functions associated
with rivers and streams are impacted both by activities within the stream corridor and those
occurring on adjacent uplands throughout the watershed. Blaine has no rivers and streams that
meet shoreline jurisdiction flow thresholds, but Cain Creek and other unnamed streams pass
through shorelands.
Policy 8.2.2A: Critical saltwater habitats, including nearshore habitats, should be protected
and, where appropriate, restored to ensure no net loss of ecological functions.
Policy 8.2.2B: Damage to shoreline areas adjacent to critical saltwater habitats that retain
their ecological functions should be avoided or mitigated.
Policy 8.2.2C: Degraded riparian and estuarine ecosystems should be restored wherever
feasible, especially salt marsh habitats.
Policy 8.2.2D: Incentives should be provided to encourage re-connection of critical saltwater
habitats to large habitat blocks, open spaces and associated wetlands.
Policy 8.2.2E: The City should participate in comprehensive saltwater habitat management
planning with appropriate resource agencies and tribes to identify methods for monitoring
habitat conditions and adapting management practices to new information.
Policy 8.2.2F: Vegetation conservation areas or buffers should be established along marine
shorelines to provide adequate separation between saltwater habitats and incompatible
uses.
Policy 8.2.2G: Water-dependent uses may be permitted in critical saltwater habitats
provided that on-site and/or off-site mitigation is provided that will result in no net loss of
ecological functions resulting from the proposed use.
Policy 8.2.2H: Sediment inflow and transport regimes should be protected and restored.
Policy 8.2.2I: River and stream corridors within or passing through shorelands
should be protected and regulated consistent with the City’s critical areas
regulations.
Policy 8.2.2J: Incentives should be provided to encourage re-connection of freshwater
habitats to associated wetlands and riparian uplands in an effort to create larger habitat
blocks.
Policy 8.2.2K: Alteration of buffers is allowed for accommodation of approved wateroriented uses and associated developments, provided that such development is operated,
located, designed and constructed to minimize and, where possible, avoid adverse impacts
to buffers to the maximum extent feasible.
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8.2.2

Fish and Wildlife Habitat Conservation Areas – Development Regulations

A. Buffers shall be established adjacent to critical saltwater habitat and critical freshwater
habitat that are equivalent to half the setback distance, or as required in BMC 17.82.410
adopted by Ordinance No. 09-2729 in 2009, whichever is greater. Where setback is
reduced, the buffer shall maintain the nominal distance corresponding to the full setback
distance and shall not be reduced proportional to the reduced setback.
1. Buffers shall be maintained in their natural condition, or shall be enhanced by
restoring them to a natural condition appropriate for the ecology of the site,
except as permitted by SMP 8.2.2.B.
2. Buffers do not include areas that are functionally and effectively disconnected
from the shoreline environment, such as may occur where a railroad or
roadway parallels the shore. This shall be evaluated on a case-by-case
basis. The presence of the built feature does not automatically create a
functional disconnection.
B. When construction of an overwater or near-shore development or establishment of a use
requires reduction of a buffer; the proponent shall provide an inventory of site and
adjacent upland and aquatic areas to assess the presence of critical saltwater habitats.
The methods and extent of the inventory shall be consistent with accepted research
methodology, and at a minimum BMC 17.82.400 and 430 as adopted by Ordinance
2729 in 2009. New studies shall be developed only where existing information is
inadequate or does not exist.
1. The Administrator shall use the study to determine appropriate measures to
ensure no net loss of ecological function.
2. The project shall be conditioned with measures to ensure no net loss of
ecological functions.
C. Except as a habitat improvement or restoration measure, aquatic herbicide treatments,
mechanical removal of vegetation, and aquatic pesticide treatments shall not be used on
critical saltwater habitats.
D. Sand, gravel, or other materials shall be neither added nor removed from critical
saltwater habitats, except when part of an approved restoration effort or beach
nourishment program.
E. New outfalls (including storm water and sewer outfalls) and discharge pipes shall not be
located in critical saltwater habitats or areas where outfall or discharge will adversely
affect critical saltwater habitats or water quality unless the applicant can show that all of
the following can be met:
1. There is no alternative location for the outfall or pipe;
2. The outfall or pipe is placed below the surface of the beach or bed of the
water body;
3. The disturbed area will be revegetated with site appropriate plants;
4. The discharge point(s) on the outfall or discharge pipe is located so the
discharges, including nutrients in the discharge and currents, do not
adversely affect critical saltwater habitats and water quality.
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F. New docks, bulkheads, bridges, fill, floats, jetties, utility crossings and other humanmade structures that intrude into or over critical saltwater habitats are prohibited except
where:
1. Public need is clearly demonstrated;
2. Avoidance of impacts is not feasible or would result in unreasonable cost;
3. The project includes appropriate mitigation; and
4. The project is consistent with resource protection and species recovery.
G. The regulation of rivers and streams within shoreline jurisdiction shall be
pursuant to Chapter 17.82 BMC, adopted by Ordinance No. 09-2729 in 2009,
which is incorporated by reference as a part of the Blaine Shoreline Master
Program with the exception of sections 17.82.140 Reasonable Use Exception
and 17.82.120 Exception for Minor Additions & Remodels both of which shall
not apply in the shorelands.
8.3 FLOOD HAZARD REDUCTION
Flood hazard reduction measures consist of both structural and non-structural measures.
Structural measures may include construction of dikes, levees, revetments and floodwalls,
channel realignment, and elevation of structures consistent with the National Flood Insurance
Program. Non-structural measures may include setbacks, land use controls, wetland
restoration, dike removal, use relocation, biotechnical measures, and storm water management
programs.
Policy 8.3A: Where feasible, non-structural flood hazard reduction measures should be
given preference over structural measures.
Policy 8.3B: When available and where consistent with the Shoreline Management Act,
flood hazard reduction policies and regulations should be based on applicable watershed
management plans, comprehensive flood hazard management plans or other
comprehensive planning efforts.
Policy 8.3C: Flood hazard protection measures should not result in a net loss of
ecological functions associated with the rivers and streams.
Policy 8.3D: River and stream corridors should be retained in or restored to more
natural hydrological conditions, and it should be recognized that seasonal flooding is
an essential natural process.
Policy 8.3E: New development should not be allowed that significantly or cumulatively
increases flood hazard, nor results in a net loss of ecological function.
Policy 8.3F: New development that requires structural flood hazard reduction measures
within the shoreline area, including the subdivision of land, should not be allowed, except
where necessary to support water-dependent uses.
Policy 8.3G: Where allowed, structural flood hazard reduction measures should be set back
as far as possible from the channel migration zone.
Policy 8.3H: New structural flood hazard reduction measures may be allowed within the
channel migration zone if it is determined through a geotechnical analysis that no other
alternative to reduce flood hazard to existing development is feasible.
Policy 8.3I: New use or development within shoreline jurisdiction, including subdivision of
land, should not be established when it would be reasonably foreseeable that the use or
55

development would require structural flood protection measures.
8.3.1 Flood Hazard Reduction – Development Regulations
Development within portions of the 100-year floodplain that are also within shoreline
jurisdiction shall be as follows:
A. Development subject to this Program within the floodplain shall comply with the
provisions of this Program as well as those contained in Chapter 17.86 BMC, Flood
Hazard Regulations, adopted through Ordinance No. 12-2812 in 2012, which is
incorporated as part of this Program by reference; PROVIDED that, in the event of
conflict between the provisions contained in each, the more restrictive provision shall
apply.
B. Development subject to this Program within the floodplain shall comply with a
comprehensive flood hazard management plan developed pursuant to Chapter 86.12
RCW.
C. Development of hazardous waste treatment and storage facilities shall comply with
the provisions of this master program, Chapter 17.86 BMC, which is incorporated as
part of this Program by reference, and the requirements of the State Dangerous
Waste Regulations, WAC 173-303; PROVIDED that, in the event of conflict between
the provisions contained in each, the more restrictive provision shall apply.
D. New structural flood hazard reduction measures are allowed within shoreline
jurisdiction for existing development only when it can be demonstrated by a scientific
and engineering analysis that they are necessary and mitigation of impacts can be
accomplished.
E. New structural flood hazard reduction measures are only allowed landward of
wetlands and associated buffers, except where no alternative exists as documented
by a geotechnical analysis.
8.4 PUBLIC ACCESS
Public access includes the ability of the general public to reach, touch and enjoy the water’s
edge, to travel on the waters of the state, and to view the water and the shoreline from adjacent
locations.
Policy 8.4A: The amount and diversity of public access to the state’s shorelines, including
physical and visual access, should be increased, consistent with the natural shoreline
character, private property rights, public rights under the Public Trust Doctrine, public safety,
and local public access planning.
Policy 8.4B: The public’s opportunity to enjoy the physical and aesthetic qualities of the
shorelines of the state, including views of the water, should be protected; this includes
protection of views from public space and/or from substantial numbers of residences.
Policy 8.4C: The public interest with respect to the public’s right to access waters of the
state held in public trust should be promoted and enhanced while protecting private property
rights and ensuring public safety.
Policy 8.4D: Development within the shoreline area should be regulated, where appropriate,
to minimize interference with the public’s ability to access the shoreline.
Policy 8.4E: The rights of navigation and the space necessary for water-dependent uses
should be protected.
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Policy 8.4F: A local public access planning process should be undertaken utilizing input from
affected property owners to identify specific public access needs and opportunities within
the City shoreline area. This process should result in an integrated plan for development of
shoreline public access, including prioritization of projects and locations, and establishment
of public access requirements for shoreline permits.
Policy 8.4G: Consistent with local public access planning, all development within the
shoreline area should be required to make a proportionate contribution, either material or
financial, toward meeting public access goals, either through dedication of land, granting of
easements, provision of public access facilities, or other appropriate means.
Policy 8.4H: Public access improvements that have the potential to result in a net loss of
ecological functions should be designed to minimize adverse impacts, and such
improvements that would likely cause significant ecological impacts that cannot be mitigated
should not be allowed.
Policy 8.4I: Trail development along the shoreline, and for some essential links over aquatic
lands, should be pursued by the City, when opportunities arise through retirement or
redevelopment of road and rail rights-of-way, with the subdivision of new residential
development, and the development of existing platted rights-of-way.
8.4.1 Public Access – Development Regulations
A. Public access requirements, as specified below, shall only apply to developments
meeting any of the following criteria:
1. Development on properties including or abutting the water’s edge or ordinary
high water mark; or
2. Development on properties within 200 feet of the ordinary high water mark.
B. All subdivisions of more than 4 lots or units shall provide public access to the
shoreline through inclusion of a walkway or trail unless found to be infeasible or
incompatible with the specific development location and if alternative opportunities
for public access are available or can be provided nearby.
C. The Planning Commission shall approve proposed public access improvements,
where required, for each application. Public access requirements shall be based on
both the proportionate amount of linear shoreline included in the property proposed
for development and the public access potential of the site.
D. Proposed public access improvements shall be consistent with and shall further the
goals of the City’s public access planning process and Parks and Recreation Plan
and Non-Motorized Transportation Plan. Public access improvements may be
provided either on-site or off-site as approved by the Planning Commission.
E. Where public access is required, the City shall require granting of easements or
dedication of land to ensure long-term access by the public. In such cases, the City
shall provide property owners with appropriate indemnification as allowed by law.
F. Commercial developments shall be required to provide either physical or visual
public access to the shoreline through inclusion of a publicly accessible boardwalk,
walkway or trail.
G. Industrial developments shall be encouraged to provide physical or visual public
access to the shoreline through inclusion of a publicly accessible walkway or trail;
provided that, no such public access shall be required in situations where such
access would pose a threat to public health or safety or to private property.
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H. The Planning Commission shall encourage all other uses to provide community or
public access to the shoreline consistent with the City’s public access planning
process and Parks and Recreation Plan and Non-Motorized Transportation Plan.
I.

Shoreline development by public entities, including local governments, port districts,
state agencies, and public utility districts, include public access measures as part of
each development project, unless such access is shown to be incompatible due to
reasons of safety, security, or impact to the shoreline environment.

J. Public rights-of-way shall be reserved in public ownership for shoreline access and
enjoyment purposes, and shall be protected from encroachment by unpermitted
private use.
8.5 VEGETATION CONSERVATION
Vegetation conservation includes activities to protect and restore vegetation along or near
shorelines that contribute to ecological functions of shoreline areas. Vegetation conservation
provisions include the prevention or restriction of plant clearing and earth grading, vegetation
restoration, and the control of invasive weeds and nonnative species.
Policy 8.5A: The ecological functions and ecosystem-wide processes performed by
vegetation along shorelines should be protected and restored.
Policy 8.5B: Vegetation conservation efforts should be encouraged to protect human safety
and property, increase the stability of shorelands, reduce the needs for structural
stabilization measure, improve the visual and aesthetic qualities of the shoreline, and
enhance shoreline uses.
Policy 8.5C: Vegetation conservation and restoration policies and regulations should be
implemented as necessary to assure no net loss of ecological functions, to avoid adverse
impacts on soil hydrology, and to reduce the hazard of slope failures or accelerated erosion.
Policy 8.5D: Riparian corridors and significant habitat should be protected and restored.
Policy 8.5E: Recognize the importance of shoreline vegetation, including: providing shade to
maintain cooler water temperature, providing organic input, providing food, stabilizing banks
and minimizing erosion, reducing fine sediment through stormwater retention and filtering,
providing a source of large woody debris, regulating the microclimate, and providing critical
riparian habitat.
Policy 8.5F: Support the efforts of private organizations, homeowners associations and
individual property owners to conserve vegetation on lands they own and regulate, including
support of efforts to revegetate with native species and control invasive species.
8.5.1 Vegetation Conservation – Development Regulations
A. The Administrator shall ensure that the vegetation conservation goals and policies of the
Blaine Shoreline Master Program are implemented through the protective measures
defined in Chapter 7, Shoreline Jurisdiction and Environment Designations. All
developments and activities within shorelands shall conform to the applicable vegetation
conservation requirements set forth in this Chapter.
B. The Administrator may require a vegetation management plan designed by a
professional familiar with coastal bluff revegetation and restoration. Vegetation
management plans shall be designed to minimize erosion, enhance scenic beauty and
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establish a native plant community. A monitoring and contingency plan may be required
to ensure the goals of the vegetation management plan are achieved.
C. The Administrator shall maintain a list of pre-qualified professionals familiar with coastal
bluff revegetation and restoration. Professionals may be added or removed from the list
of pre-qualified professionals at the discretion of the Administrator following a review of
their qualifications or performance.
D. Vegetation clearing shall be limited to the minimum necessary to accommodate
approved shoreline development, as determined by the Administrator.
E. Tree removal in areas with a slope of 35-percent or greater or on steep slopes or feeder
bluffs, as defined in Sec. 10.12 of this Program, is subject to the provisions of BMC
17.82.470 and 480 regarding Geologically Hazardous Areas as adopted by Ordinance
No. 09-2729 in 2009.
F. Removal of noxious weeds and/or invasive species shall be allowed provided it is
consistent with accepted standard practices such as those developed or supported by
the Washington State Noxious Weed Control Board or other local agency. The
Administrator may require a vegetation management plan if significant vegetation
removal is proposed when weed control efforts are extensive in time or area affected.
G. Vegetation conservation requirements shall not apply to the removal of hazard trees.
1. The Administrator may determine a tree to be a hazard based upon investigation and
evidence such as cavities in the trunk, rot, fungus on the base of the trunk, significant
leaning, and/or cracks and splits in the trunk.
2. The Administrator shall consider potential targets that may be affected by tree failure
and other factors such as slope stability and erosion impacts resulting from tree
failure when determining the hazard potential for a tree.
3. The Administrator may authorize hazard tree removal based upon investigation or
may require a certified Arborist’s report on the tree’s condition prior to a decision.
4. The Administrator may require that a snag, stump, or large woody debris be retained
onsite in conjunction with action to reduce a hazard.
H. Limited clearing for view enhancement is allowed; provided that the following conditions
are met.
1. Proposed clearing is limited to the minimum necessary to allow development of the
view opportunity available at the subject site, not maximization of the view.
Windowing and thinning tree crowns shall be pursued prior to tree removal when
determined feasible by the Administrator.
2. Tree removal, thinning, windowing and pruning shall be limited to the amount
necessary to allow a view corridor(s) or view window(s) provided that the overall
vegetation removal does not exceed 35-percent of the view obscuring vegetation.
Clearing of vegetation on properties other than the subject site shall require property
owner approval and is subject to the limitations herein.
3. The proposed clearing will not reduce the functions (such as habitat connectivity and
slope stability) provided by the vegetation proposed to be cleared or removed. The
Administrator may limit clearing to less than 35-percent to preserve the integrity of
the habitat. The Administrator may limit thinning, windowing or pruning to less than
35-percent to preserve the habitat function of an individual tree.
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4. Limited clearing for view enhancement shall consider the retention of trees greater
than 12-inches DBH when thinning, windowing, and pruning is adequate to create
and preserve views.
I.

The Administrator may require an arborist report and/or vegetation management plan
and installation of replacement shrubs and trees to ensure the goals and policies of the
Program and being met.

J. The Administrator may require coordination with homeowners associations regarding
vegetation removal and vegetation management within their association boundaries.
K. The Administrator will work to advise property owners that private land use controls such
as CC&Rs may preclude or more strictly regulate vegetation management that this
Program may allow.
8.6 VIEWS AND AESTHETICS
Scenic vistas, views of the water and aesthetic qualities of the shoreline area are important
assets for the City of Blaine. The public’s ability and opportunity to enjoy shoreline views and
aesthetics should be protected. Private property owners’ ability and opportunity to enjoy
shoreline views should be protected.
Policy 8.6A: Areas with scenic vistas, views of the water and high aesthetic value should be
identified and protected.
Policy 8.6B: Developments should be designed to minimize adverse impacts on views from
public property and views enjoyed by a substantial number of residents.
Policy 8.6C: Policies related to the protection of views and aesthetics should be
implemented through site planning, height limitations, setbacks, siting of buildings and
accessories, screening, vegetation conservation, architectural controls, sign control
regulations, appropriate development siting, screening and architectural standards,
designation of view corridors and maintenance of natural vegetative buffers.
Policy 8.6D: Limited clearing of vegetation, particularly pruning and selective thinning
of trees, should be permitted for the preservation and enhancement of views,
consistent with the regulations in Sec. 8.5.1 of this Program.
8.6.1 Views and Aesthetics – Development Regulations
A. Opportunities for providing and maintaining views of the shoreline shall be provided
consistent with the public access provisions set forth in Section 8.4 of this Program.
B. Developments that substantially interfere with the public’s opportunity to enjoy views of
the shoreline from publicly accessible recreation sites may be conditioned to reduce
impacts.
C. The following guidelines shall be used by the Administrator in reviewing developments
potentially affecting views and aesthetics.
1. Where commercial, industrial, mixed use, multi family and/or multi lot developments
are proposed, primary structures should provide for reasonable view corridors
between buildings.
2. Buildings should incorporate architectural and design features that reduce scale such
as setbacks, pitched roofs, offsets, angled facets, and recesses.
60

3. Building surfaces on or adjacent to the water should employ materials that minimize
reflected light and that do not detract from the surrounding area.
4. Building mechanical equipment should be incorporated into building architectural
features to the maximum extent possible. Where mechanical equipment cannot be
incorporated into architectural features, a visual screen shall be provided consistent
with building exterior materials that obstructs views of such equipment.
D. The creation or maintenance of views and view corridors shall not result in a net loss of
shoreline ecological function.
8.7 WATER QUALITY, STORM WATER AND NON POINT POLLUTION
Water quality refers to the physical characteristics of water within shoreline jurisdiction, including
water quantity and hydrological, chemical, aesthetic, recreation-related, and biological
characteristics. The following policies refer to development and uses affecting water quality and
quantity, including the creation of impervious surfaces and the development of storm water
management facilities.
Policy 8.7A: New development should be prohibited from causing significant ecological
impacts due to alterations in water quality, quantity or flow characteristics.
Policy 8.7B: Policies and regulations related to storm water runoff should maintain or
contribute to assuring no net loss of ecological functions, including ground water recharge
and hydrological base flow considerations.
Policy 8.7C: Storm water outfalls should not result in a net loss of ecological functions and
ecosystem-wide processes.
Policy 8.7D: Storm water facilities and discharges to wetlands within shoreline jurisdiction
should only be allowed where impacts to water quality, quantity and flow characteristics
have been fully considered and mitigated.
Policy 8.7E: Stormwater facilities, including those for individual buildings and facilities shall
be maintained in proper working order.
8.7.1 Water Quality and Stormwater – Development Regulations
A. All development within shoreline jurisdiction that includes the creation of new impervious
surface or that has the potential to impact the water quality of adjacent shoreline areas,
and/or the quantity or timing of stormwater shall demonstrate the following:
1. The proposed development is consistent with the Blaine’s stormwater management
policies and programs;
2. The proposed development is consistent with the current edition of the Department
of Ecology Stormwater Management Manual for Western Washington; and
3. The proposed development does not significantly alter the quality, quantity or timing
of stormwater runoff.
B. Consistency with the above requirements shall be provided through submittal of
appropriate engineering studies, plans and reports.
C. Shoreline development shall include measures to protect and maintain surface and
ground water flow and quality in accordance with all applicable laws.
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D. Best management practices (BMPs) shall be implemented for all development within
shoreline jurisdiction for the control of erosion and sedimentation.
E. Failing stormwater water facilities that are not repaired in a timely manner to proper
working condition upon notification from the City may result in issuance of a notice of
violation.

62

9.0 SHORELINE USE POLICIES
The following activities have been identified as those types of uses that can occur on shorelines
of the City of Blaine. Policy statements have been developed for these various activities in order
to ensure the proper use of the shoreline. While these activities have been determined to be
permissible, they have the potential for significant impacts to shorelines of the City. Therefore,
specific requirements have been developed to ensure minimal impact on the shoreline. The
applicable requirements shall apply to the following land use activities regardless of the
Shoreline Environment Designations of the proposed locations. In the event of a conflict
between the provisions of this Section and any other provisions of this Program, the more
restrictive provisions shall apply.
9.1 AQUACULTURE
Aquaculture is the culture of food fish, shellfish, or other aquatic plants and animals. The Master
Program differentiates between types of structures associated with Aquaculture - (1) shorebased structures and parking; (2) structures located on or over tidelands, including buildings
and such installations as dikes and weirs; and (3) watercraft such as barges and harvesting
equipment.
Nothing in these policies may be construed as to impinge on tribal treaty rights exercised within
usual and accustomed areas.
Policy 9.1A: Aquaculture is a water-dependent use and, when carried out consistent with
control of pollution and avoidance of adverse impacts to the environment and preservation
of habitat for resident native species, is a preferred use of the water area.
Policy 9.1B: Potential locations for aquaculture activities are relatively restricted because of
specific requirements related to water quality, temperature, oxygen content, currents,
adjacent land use, wind protection, commercial navigation and salinity. The technology
associated with some forms of aquaculture is still experimental and in formative states.
Therefore, some latitude should be given when implementing the regulations pertaining to
aquaculture, provided that potential impacts on existing uses and shoreline ecological
functions and processes are given due consideration.
Policy 9.1C: Preference should be given to those forms of aquaculture that involve lesser
environmental and visual impacts and lesser impacts to native plant and animal species. In
general, projects that require no structures, submerged structures or intertidal structures are
preferred over those that involve substantial floating structures. Projects that involve little or
no substrate modification are preferred over those that involve substantial modification.
Projects that involve little or no supplemental food sources, pesticides, herbicides or
antibiotic application are preferred over those that involve such practices.
Policy 9.1D: Community restoration projects associated with aquaculture should be
reviewed and permitted in a timely manner.
Policy 9.1E: Aquaculture activities should be designed, located and operated in a manner
that supports long term beneficial use of the shoreline and protects and maintains shoreline
ecological functions and processes. Aquaculture should not be permitted where it would
result in a net loss of shoreline ecological functions; adversely affect the quality or extent of
habitat for native species including eelgrass, kelp, and other macroalgae; adversely impact
other habitat conservation areas; or significantly conflict with navigation or other waterdependent uses.
Policy 9.1F: Aquaculture that involves significant risk of cumulative adverse effects on water
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quality, sediment quality, benthic and pelagic organisms, and/or wild fish populations through
potential contribution of antibiotic resistant bacteria, or escapement of non-native species, or
other adverse effects on ESA-listed species should not be permitted.
Policy 9.1G: The City should actively seek substantive comment on any shoreline permit
application for aquaculture from all appropriate Federal, State and local agencies; the
Lummi Nation, Nooksack Tribe, and other affected tribes; and the general public regarding
potential adverse impacts. Comments of nearby residents or property owners directly
affected by a proposal should be considered and evaluated, especially with respect to use
compatibility and aesthetics.
Policy 9.1H: Experimental aquaculture means an aquaculture activity that uses methods or
technologies that are unprecedented or unproven in the State of Washington. Experimental
aquaculture projects in water bodies, if approved, should be limited in scale and should be
approved for a limited period of time.
Policy 9.1I: Legally established aquaculture operations, including authorized experimental
projects, should be protected from incompatible uses that may seek to locate nearby. Uses
or developments that have a high probability of damaging or destroying an existing
aquaculture operation should be denied.
Policy 9.1J: Aquaculture activities should be compatible with the surrounding shoreline area.
Policy 9.1K: Consideration should be given to visual and physical access to the shoreline
when locating aquaculture activities.
Policy 9.1L: Aquaculture should not be permitted in areas where it would result in a net loss
of ecological function, and should be designed and located so as not to spread disease to
native aquatic life, establish new non-native species which cause significant ecological
impacts, or significantly impact the aesthetic qualities of the shoreline.
9.1.1 Aquaculture – Use Regulations
A. Aquaculture that is dependent on the use of the water area and is practiced in a manner
to control pollution and prevent damage to the environment is a preferred use of the
water area.
B. Aquaculture development may be permitted as a conditional use in order to ensure that
the merits of each application are reviewed carefully.
C. Public access to the surface of the water shall not be impaired, and existing
opportunities for public access shall not be reduced.
D. Structures located on or over tidelands shall be temporary, and permanent installations
such as concrete dikes are prohibited.
E. Structures associated with aquaculture activities shall blend as much as possible with
the surrounding environment.
F. Structures and containers located waterward of the ordinary high water mark shall not
exceed three (3) feet in height from the top of the raft or float, unless a greater height
has been specifically authorized based on a finding that the visual impact will be
minimal. Materials which are not necessary for the immediate and regular operation of
the facility shall not be stored waterward of the ordinary high water mark.
G. No processing of any aquaculture product, except for the sorting or culling of the
cultured organism and the washing or removal of surface materials or organisms after
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harvest, shall occur in or over the water unless specifically approved by permit. Shorebased structures and parking associated with aquaculture shall be regulated in the same
manner as water-related industry.
H. Aquaculture shall only be permitted when the applicant provides information regarding
design and location that supports the finding that such a development will not
significantly degrade ecological function over the long-term, will not spread disease to
native aquatic life, will not result in the establishment of new non-native species which
cause significant ecological impacts, and will not significantly impact the aesthetic quality
of the shoreline.
I.

Aquaculture that involves little or no substrate modification shall be given preference
over those that involve substantial modification. The applicant/proponent shall
demonstrate that the degree of proposed substrate modification is the minimum
necessary for feasible aquaculture operations at the site.

J. The installation of submerged structures, intertidal structures, and floating structures
shall be allowed only when the applicant/proponent demonstrates that no alternative
method of operation is feasible.
K. Aquaculture proposals that involve substantial substrate modification or sedimentation
through dredging, trenching, digging, mechanical clam harvesting, or other similar
mechanisms, shall not be permitted in areas where the proposal would adversely impact
existing kelp beds or other, macroalgae, eelgrass beds or habitat conservation areas.
L. Aquaculture activities which would have a significant adverse impact on natural, dynamic
shoreline processes or which would result in a net loss of shoreline ecological functions
shall be prohibited.
M. Aquaculture practices shall be designed to minimize use of artificial substances and
shall use chemical compounds that are least persistent and have the least impact on
plants and animals.
N. If uncertainty exists regarding potential impacts of a proposed aquaculture activity, and
for all experimental aquaculture activities, baseline and periodic operational monitoring
by a City-approved consultant (unless otherwise provided for) may be required, at the
applicant's/proponent’s expense, and shall continue until adequate information is
available to determine the success of the project and/or the magnitude of any probable
adverse environmental impacts. Permits for such activities shall include specific
performance measures and provisions for adjustment or termination of the project at any
time if monitoring indicates significant, adverse environmental impacts that cannot be
adequately mitigated.
O. Aquaculture wastes shall be disposed of in a manner that will ensure strict compliance
with all applicable governmental waste disposal standards. No garbage, wastes or
debris shall be allowed to accumulate at the site of any aquaculture operation.
P. Predator control shall not involve the killing or harassment of birds or mammals.
Q. All floating and submerged aquaculture structures and facilities in navigable waters shall
be marked in accordance with U.S. Coast Guard requirements, and shall not conflict with
navigation and other water-dependent uses.
R. Aquaculture structures and equipment shall be of sound construction and shall be so
maintained. Abandoned or unsafe structures and/or equipment shall be removed or
repaired promptly by the owner. Where any structure might constitute a potential hazard
to the public in the future, the City shall require the posting of a bond commensurate with
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the cost of removal or repair. The City may abate an abandoned or unsafe structure,
following notice to the owner, if the owner fails to respond in thirty (30) days and may
impose a lien on the related shoreline property or other assets in an amount equal to the
cost of the abatement. Bonding requirements shall not duplicate requirements of other
agencies.
S. Applications for aquaculture development or uses shall include in their applications all
information necessary to conduct a thorough evaluation of the proposed aquaculture
activity, including but not limited to: site plan or plans showing all existing and proposed
features and facilities; description of existing ecological conditions such as priority
habitats, water quality data and littoral drift patterns; an assessment of aquatic species,
including forage fish, and spawning and other lifecycle use of, or adjacent to, the site;
identification of species to be planted, cultivated or reared; description of any substrate
modification or vegetation removal proposed; description of planting, harvesting and
processing locations, methods and timing; information demonstrating that the site has
natural potential for the type(s) of aquaculture proposed, due to necessary substrate or
other conditions, as well as water quality suitable for the type(s) of aquaculture
proposed; discussion of proposed use of any feed, pesticides, herbicides, antibiotics,
vaccines, growth stimulants, antifouling agents, or other chemicals, and an assessment
of potential impacts; and an assessment of potential impacts on shoreline ecological
functions and processes addressing the baseline conditions identified, including but not
limited to indirect and cumulative effects.
T. Aquaculture activities shall comply with all applicable noise, air, and water quality
standards. All projects shall be designed, operated and maintained to minimize odor and
noise.
U. Commercial geoduck aquaculture should only be allowed where sediments, topography,
land and water access support geoduck aquaculture without significant clearing or
grading.
V. The planting, growing, and harvesting of farm-raised geoduck clams requires a
substantial development permit, not a conditional use permit as in 9.1.1.B of this section.
If a substantial interference with the normal public use of surface waters is not
anticipated neither permit is required.
9.2 COMMERCIAL DEVELOPMENT
Commercial developments are those uses that are involved in wholesale and retail trade or
business activities. Because most commercial developments depend on people to support their
various activities, these developments lead to concentrations of people and traffic, which in turn
have a great effect on the condition of the shoreline. Water dependent commercial
developments require a shoreline location. Many require a location navigable at low tide. If
unregulated, however, these activities can have an undesirable impact on the shoreline.
This Program distinguishes between water dependent commercial development, water- related
commercial development, and water-enjoyment commercial development such as restaurants,
conference centers, and related hotels, specialty retail shops, and recreation facilities which,
while not necessarily related to the water, enable more people to enjoy the shorelines and can
benefit from such a location.
1. Commercial development includes those uses that are involved in wholesale and
retail trade or business activities, but does not include industrial or light
manufacturing uses or marinas. Because most commercial developments depend
on people to support their certain activities, these developments lead to
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concentrations of people and traffic, which in turn can have a great effect on the
condition of the shoreline.
2. Because of the vast number of activities that could conceivably be included in this
section, the administrator shall determine at the time of application if the proposed
activity falls into this use classification. As a general rule all retail and wholesale
enterprises that operate for a profit would be included in this category.
3. Allowed commercial uses include:
(1) Water-related uses.
(2) Water-enjoyment uses.
(3) Non water-oriented uses, where part of a mixed use project that includes a
water-oriented use and where the use provides significant public benefit with
respect to the objective of the Act.
Policy 9.2A: Commercial development should not result in a net loss of ecological functions
or have significant adverse impacts to other shoreline uses, resources and values provided
in RCW 90.58.020 such as navigation, recreation and public access.
Policy 9.2B: Preference should be given first to water dependent commercial uses over nonwater dependent commercial uses; and second to water-related and then to water enjoyment
commercial uses over non-water-oriented commercial uses.
Policy 9.2C: Shoreline locations on water navigable at low tide should be set aside for only
those commercial activities which, because of the nature of their business, could not locate
elsewhere (water-dependent), or water-related or other commercial development which
provides public access or is approved as part of a planned zone.
Policy 9.2D: Although some activities, such as restaurants, do not require a shoreline
location, they do increase public enjoyment of the shoreline and should be given
consideration for location there.
Policy 9.2E: Commercial developments on shorelines should be encouraged to locate in
areas where commercial developments already exist.
Policy 9.2F: Commercial developments requiring parking should locate these facilities on
upland areas away from the immediate water’s edge to minimize impacts to shoreline
activities and resources. When feasible these parking areas should be located outside
the area of shoreline jurisdiction or as approved through the plan regulating a Special
Management Unit.
Policy 9.2G: Consideration should be given to the effect on public physical and visual
access by new commercial development.
Policy 9.2H: Commercial developments should provide public access, unless such
improvements are demonstrated to be infeasible or present hazards to life or property.
Policy 9.2I: New water-dependent commercial uses should provide public access, should be
encouraged to provide on-site ecological restoration, where feasible. New non-water uses
are prohibited unless they are part of a mixed-use project that includes water-oriented uses
and provide significant benefit as determined by the objectives of the Shoreline Management
Act.
Policy 9.2J: Commercial development for a shoreline location not on water navigable at low
tide should be preferred in the following order:
a. Water-related and providing public access to the shoreline;
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b. Not water-related but enabling substantial numbers of people to enjoy the shoreline.
Such uses should be designed to capitalize on the marine view.
Policy 9.2K: In areas of primarily retail or tourism activity, pedestrian traffic should be given
priority over other forms of traffic in areas adjacent to the shore.
9.2.1 Commercial Development – Use Regulations
A. Proposed commercial developments shall incorporate permanent public access into their
designs consistent with SMP Section 7.9, as may apply.
B. Except where personal safety is involved, commercial developments that are not wateroriented shall provide public shoreline access proportionate to the nature and degree of
impact associated with the development or, alternatively, provide other comparable
means of enhancing the water resource and the public's visual and aesthetic enjoyment
of these resources with the approval of the City.
C. Commercial developments shall comply with the provisions of Section Six pertaining to
shoreline ecological functions and processes.
D. Wherever feasible, commercial developments shall be required to incorporate
environmental cleanup and restoration of the shoreline area within the development site
in design plans.
E. Commercial development shall provide public access as mitigation for impacts to
shoreline environments and values unless access is demonstrated to be infeasible or
detrimental to public health and safety.
F. Commercial developments which do not require direct contiguous access to the water
shall be set back from the ordinary high water mark by a distance of 50 feet, except if in
an existing structure or as permitted in a Special Management Unit plan.
G. Commercial developments shall not block scenic views and shall be limited to 35 feet in
height within 100 feet from ordinary high water and 45 feet in height between 100 feet
and 200 feet from the ordinary high water mark or as otherwise authorized in a SMU. For
the construction of new buildings or the renovation of existing buildings in a SMU, the
Planning Commission may approve greater building heights within shorelands as
defined by the Special Management Plan. Unique structures, other than buildings, such
as water towers, clock towers, or other tall, linear design features which are accessory to
or part of substantial development following the above-named plan(s) may be approved
by the Planning Commission for heights up to 80 feet, provided the unique structure
does not block scenic views.
H. On parcels large enough to accommodate the setbacks, associated parking shall be set
back from the ordinary high water mark at least 100 feet, except as otherwise approved
through the Wharf District Master Plan and Resort Semiahmoo Master Plan.
I.

Commercial developments which have the potential of providing views and scenic vistas
to the shoreline and harbor will have priority and shall allow public access within the
development and/or to public or private boardwalks or walkways unless demonstrated to
be infeasible or detrimental to public health and safety.

9.3 INDUSTRIAL AND PORT DEVELOPMENT
This category includes port facilities and those industrial uses engaged in primary production.
Ports are centers for waterborne traffic and, as such, have become gravitational points for
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industrial/manufacturing firms. This Program differentiates between those industrial activities
which actually need a shoreline location and those industrial activities which do not. Industrial
and port development can have a very great impact on shoreline areas. Their locations and
size should be carefully considered.
Policy 9.3A: Shoreline priority should first be given to those industries that require a
waterfront location for their operations and second to those industries that are water-oriented
over non-water oriented uses.
Policy 9.3B: Industrial development should not be located or designed in a manner that will
result in a net loss of ecological function or that will interfere with other shoreline uses,
resources or values.
Policy 9.3C: Where feasible, industrial development should incorporate environmental
cleanup and restoration of the shoreline area.
Policy 9.3D: Vegetation removal should be limited to the minimum necessary to
accommodate permitted primary structures.
Policy 9.3E: Industrial development should be compatible with the surrounding shoreline
area.
Policy 9.3F: Cooperative use of parking and storage facilities by industry should be
encouraged.
Policy 9.3G: Wherever possible, industrial development should not interfere with public
visual and physical access to the shoreline.
Policy 9.3H: Industrial development should be encouraged to provide public access, except
where such access would pose a threat to public health or safety or to the security of private
property.
Policy 9.3I: Industrial development on publicly owned lands should be required to provide
public access unless a clear risk to public health and safety can be demonstrated.
Policy 9.3J: Restoration of impaired shoreline ecological functions and processes should be
encouraged as part of industrial and port development.
Policy 9.3K: The heights of buildings should be limited to that height necessary to perform
the primary function.
Policy 9.3L: New non-water-oriented industrial uses are prohibited in marina/port areas
unless they are part of a mixed-use project, or unless navigation is significantly limited in
adjacent waters, and the use provides a significant public benefit with respect to Shoreline
Management Act objectives.
9.3.1 Industrial and Port Development – Use Regulations
A. Water-related industry is restricted to areas where water-related industries already exist.
B. Industrial and port development shall provide public access pursuant to Section 4.2 of
this Program.
C. Except for water-dependent uses located in the High Intensity Environment or a Special
Management Unit a setback of 100 feet from the ordinary high water mark shall be
maintained for industrial development including parking and other accessory uses and
structures.
D. Associated parking within a Special Management Unit is permitted with a substantial
development permit; other parking within shoreline jurisdiction is allowed as a conditional
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use and shall include provisions for pedestrian and non-motorized vehicular circulation
along the shoreline.
E. In the Wharf District, shoreline locations along water navigable at low tide shall be
limited to those industries or commercial uses requiring such frontage.
F. Other shoreline locations in the Wharf District shall be limited to industries and
commercial developments which are marine-related but not necessarily waterdependent or mixed-use developments that incorporate such uses. Such uses shall be
required to allow public access to the shoreline, unless public safety would be
endangered.
G. Industrial developments shall mitigate impacts to wetlands through wetland replacement,
enhancement or, alternatively, provide other comparable means of enhancing the water
resource and the public's visual and aesthetic enjoyment of these resources with the
approval of the City.
H. Industrial developments shall be designed and constructed to avoid, minimize or mitigate
adverse impacts to the shoreline environment and to result in no net loss of shoreline
ecological functions.
I.

Wherever feasible, industrial and port development shall be required to incorporate
environmental cleanup and restoration of the shoreline area in design plans.

J. Wherever feasible, industrial development shall be required to minimize the total amount
of impervious surfaces on-site by cooperative use of parking and storage facilities by
other industries.
K. New non-water-oriented industrial uses are prohibited unless they are part of a mixeduse project, unless navigation is severely limited in the locations, and unless the use
provides significant public benefit with respect to the objectives of the Shoreline
Management Act.
9.4 MARINAS
Marinas are facilities which provide storage, shelter, launching, supplies, and services for
pleasure craft or small commercial boats. There are two basic types of marinas: open-type
construction (floating breakwater and/or open-pile work) and solid-type construction (bulkhead
and/or landfill.) Depending upon the type of construction, marinas can severely affect fish and
shellfish habitats and water quality. Marinas can have positive or negative effects on local
aesthetic values, depending upon overall design and extent of covered moorage. Marinas and
other boating facilities serving four or fewer single family residences are not included under
these policies.
Policy 9.4A: Marinas are water-dependent uses and should be given priority for shoreline
location. Marinas should be restricted to the High Intensity Environment and the adjacent
Aquatic areas within a Special Management Unit and constructed with appropriate provisions
to ensure public health, safety and welfare.
Policy 9.4B: Construction or expansion of marinas should take into account the possible
impact on fish, wildlife and shellfish resources. To the maximum extent practicable, all such
impacts should be avoided or mitigated to ensure no net loss of shoreline ecological
functions and processes.
Policy 9.4C: To minimize accidental spillage and to ensure the proper handling of those spills
that do occur, procedures for fuel handling and storage should be developed and monitored
for effectiveness and modified, if necessary, to meet the goals of this Program.
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Policy 9.4D: Marina design and operation should take into account guidelines set forth by the
State Department of Fish and Wildlife as well as guidelines developed by state and local
health departments.
Policy 9.4E: Construction or expansion of marinas should provide opportunities for physical
and visual public or community access to the shoreline, should not interfere with existing or
planned public access or recreational facilities, and should accommodate multiple uses, such
as water-dependent uses, wherever possible.
Policy 9.4F: Regional needs for marina facilities should be carefully considered in reviewing
proposals for development or expansion of marinas, as well as in allocating shorelines for
such development. Such facilities should be consistent with park and recreation plans and,
where feasible, should be co-located with port or other compatible water-dependent uses.
Policy 9.4G: New or expanding marina facilities including accessory uses should only be
authorized where suitable environmental conditions are present and should avoid critical
saltwater habitat including kelp beds, eelgrass beds, spawning and holding areas for forage
fish (such as herring, surf smelt and sandlance); subsistence, commercial and recreational
shellfish beds; mudflats, intertidal habitats with vascular plants; and areas with which priority
species have a primary association.
Policy 9.4H: Marinas should be located and designed to avoid adverse effects upon coastal,
riverine, and nearshore processes such as erosion, littoral or riparian transport, and
accretion, and, should where feasible, enhance degraded, scarce, and/or valuable shore
features including accretion shoreforms.
Policy 9.4I: Extended moorage on waters of the state without a lease should only be
permitted with permission of the appropriate landowner or state agency, including a lease as
applicable. Impacts to navigation and access caused by such moorage should be mitigated.
Policy 9.4J: Live-aboard vessels should only be permitted within developed marinas where
sanitary facilities exist to allow for proper disposal of waste.
Policy 9.4K: New or expanded marinas should be generally consistent with the Wharf
District Master Plan or the Resort Semiahmoo Master Plan.
9.4.1 Marina – Use Regulations
A. Marinas are restricted to sites located within the Wharf District Management Unit and the
Semiahmoo Spit Management Unit including the incorporated Aquatic Environment.
B. Applicants for proposed marinas or marina expansions must show a county or regionwide demand for such facilities.
C. Covered moorage shall be restricted to 15 percent of the total number of slips.
D. Marinas should be designed and constructed to avoid, minimize or mitigate adverse
impacts to the shoreline environment and be in compliance with Section Six of this
Program.
E. Marinas should be prohibited in marshes, estuaries and other wetlands; kelp beds,
eelgrass beds, and spawning and holding areas for forage fish; subsistence, commercial
and recreational shellfish beds; and other critical saltwater habitats, unless it can be
shown that no alternative location is feasible, the project and mitigation would result in a
net enhancement of shoreline ecological functions, and the proposal is otherwise
consistent with this Program.
F. New and expanded marinas shall include provisions for public access to the shoreline.
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G. Marinas shall comply with applicable fire and building code requirements protecting
health, safety and welfare.
H. Marinas shall be designed to address aesthetic considerations included in the Resort
Semiahmoo Master Plan and the Wharf District Master Plan.
I.

Live-aboard vessels are only permitted in marinas with adequate waste handling
facilities.

J. Extended moorage on waters of the state is prohibited without a lease, and may be
permitted only if impacts to navigation and access are mitigated.
9.5 MINING
Mining is the removal of sand, gravel, soil, minerals, and other earth materials from the earth for
economic use. Mining alters the natural character, resources and ecology of shorelines and may
adversely affect critical shoreline resources. The incidental sale of spoils generated by dredging
pursuant to Section 10.4 does not constitute mining.
Policy 9.5A: Mining within the shoreline area should not be permitted except in conjunction
with a comprehensive flood management solution and/or habitat creation and enhancement.
Policy 9.5B: Mining should only be permitted when it can be shown that it will result in no net
loss of ecological functions or ecosystem-wide processes.
9.5.1 Mining – Use Regulations
A. Mining within shoreline jurisdiction is prohibited, except in conjunction with a
comprehensive flood management solution and/or habitat creation or enhancement
approved by state and federal agencies.
B. Mining in conjunction with the above shall be required to provide mitigation/restoration
plans for any loss of wildlife and aquatic habitat.
9.6 OUTDOOR ADVERTISING AND SIGNS
Signs are publicly displayed surfaces whose purpose is to provide information, direction or
advertising. Signs are intended to be very visible. They can have a great effect on the
aesthetics of an area.
Policy 9.6A: In general, signs should be constructed to minimize interference with visual
access to the shoreline. Where such locations are available, signs should be constructed
against existing buildings to minimize visual obstructions of the shoreline and water bodies.
Monument signs should be used as the alternative to other types of freestanding signs.
Policy 9.6B: Size, height, density and lighting of signs should be compatible with adjacent
shoreline uses and with the maritime setting in the Wharf District Special Management Unit.
Policy 9.6C: Signs should be designed mainly to identify the premises and nature of
enterprise without unduly distracting uninterested passers-by.
Policy 9.6D: No off-premise advertising signs or billboards should be permitted within the
shoreline area.
Policy 9.6E: Interpretive signage should be allowed and, where appropriate, encouraged
within the shoreline area.
Policy 9.6F: Directional signs, traffic signs, and informational signs should be permitted as
72

appropriate to serve their purpose.
9.6.1 Outdoor Advertising and Signs – Use Regulations
A. Signs whose purpose is traffic control, public safety, interpretive or general regulatory
information installed at the direction of the City shall be exempt from B, C, D, F, G and H
below.
B. Off-premise signs and billboards are prohibited outside of a SMU.
C. A port directory sign is permitted near the harbor, and downtown directories are allowed
in the street end parks along Peace Portal Drive.
D. Wall murals consistent with a maritime design are not considered to be advertising
signs.
E. Size, height, density and lighting of signs shall be consistent with applicable City sign
regulations.
F. In general, signs shall be constructed against buildings to minimize visual obstruction of
the shoreline.
G. Communities and/or neighborhoods shall have no more than one sign at each street
gateway that will be limited to the name of the community.
H. Signs are prohibited in the area between buildings and the ordinary high water mark to
protect views of the water or publicly accessible beaches except for private notice signs
as defined in the City sign regulations.
I.

Moving or flashing signs and neon lighting for signs within the shoreline area are
prohibited.

9.7 RECREATIONAL DEVELOPMENT
Recreation is the refreshment of body and mind outdoors or indoors through forms of play,
sports, amusement or relaxation. Water-related recreation accounts for a very high proportion
of all recreational activity in the Pacific Northwest. The recreational experience may be an
active one involving boating, swimming, fishing or hunting or the experience may be passive
such as enjoying the natural beauty of a shoreline, nature study, or picnicking. Recreation is
inclusive of both public and commercial recreation facilities. Priority shall be given to
recreational developments that provide opportunities for public access to the shoreline area.
Policy 9.7A: Shoreline recreational development should provide an adequate supply of
commercial and public facilities for active and passive recreational uses without causing
significant ecological impacts.
Policy 9.7B: Where possible, shoreline recreational facilities should be linked to other
recreational attractions by pedestrian and bicycle trails.
Policy 9.7C: Only those recreational activities that are compatible with the shoreline
environment in which they are located should be encouraged, and these uses should be
developed to ensure that no net loss of shoreline ecological functions or ecosystem-wide
processes results.
Policy 9.7D: First priority should be given to water-dependent recreational uses and second
priority should be given to water-enjoyment and water-related recreational uses over nonwater oriented uses.
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Policy 9.7E: Public access and park planning goals, policies and priority actions should be
implemented to ensure that an adequate supply of publicly-owned space for shoreline
walking, viewing, and general shoreline enjoyment is provided and maintained.
Policy 9.7F: Private investment in recreation facilities should be encouraged.
Policy 9.7G: Recreational development requiring extensive structures, utilities and roads
and/or substantial modifications of topography or vegetation removal should not be located
or expanded in areas where damage to persons, property, and/or shoreline functions and
processes is likely to occur.
Policy 9.7H: Trail links between shoreline parks and public access points should be
encouraged for walking, bicycle riding and other non-motorized vehicle access where
appropriate.
Policy 9.7I: Where appropriate, recreation facilities should incorporate public education
regarding shoreline ecological functions and processes, the role of human actions on the
environment and the importance of public involvement in shoreline management.
Policy 9.7J: The City should work towards reconstructing and naturalizing the shoreline in
public parks to enhance the public’s visual experience and access to the water’s edge.
9.7.1 Recreational Development – Use Regulations
A. Priority shall be given to recreational developments that provide public access to the
shoreline area.
B. Water-dependent recreational uses will have first priority and second priority shall be
given to water-related and water-enjoyment recreational uses.
C. Recreational developments shall be designed and constructed to avoid, minimize or
mitigate adverse impacts to the shoreline environment and comply with the provisions of
Section Six pertaining to shoreline ecological functions and ecosystem-wide processes.
D. Where feasible, shoreline recreational facilities shall be required to link to other
recreational attractions via pedestrian and bicycle trails.
E. Recreation areas or facilities within shoreline jurisdiction shall provide physical or visual
public access to the shoreline and shall provide public access to publicly owned
tidelands.
F. The Whatcom County Park beaches and tidelands shall be maintained in their natural
state for purposes of public use and enjoyment.
G. Associated parking is prohibited in the shoreline area, with the exception of scenic pullouts, view points, and trailheads; provided that designated parking areas for public parks
shall be allowed, but shall be set back from the ordinary high water mark to the greatest
extent feasible.
H. Overnight camping facilities shall be prohibited in the shoreline area, except for boat-in
camping as part of a state or regionally recognized marine trail. Camping along a
recognized marine trail shall be for paddle craft only.
I.

Recreation facilities shall not unduly burden or create conflict with adjacent shoreline
uses.
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9.8 RESIDENTIAL DEVELOPMENT
Residential development includes single-family and multifamily development, camping clubs,
mobile home parks, or the creation of new residential lots through subdivision or conversion
from another use. All residential development, including residential development exempt from
the shoreline permit requirements, should be consistent with the following policies.
Policy 9.8A: Residential developments proposed for the shoreline area should incorporate
clustering of dwelling units to reduce physical and visual impacts on shorelines and to
reduce utility and road costs. Where appropriate, such developments should include public
or private open space and recreation facilities.
Policy 9.8B: Residential development should not result in a net loss of ecological functions.
Policy 9.8C: Residential development that is designed at a size and location that will cause
significant ecological impacts should not be permitted.
Policy 9.8D: Subdivisions and conversions from non-residential uses should be required to
create lots of sufficient size and configuration to allow residences to be constructed without
causing significant ecological impacts.
Policy 9.8E: Subdivisions should be encouraged not to locate any structure within close
proximity of the immediate water’s edge, and instead use this area as open space.
Policy 9.8F: Vegetation removal should be limited to the minimum necessary to
accommodate residential structures.
Policy 9.8G: Subdivisions should be encouraged to provide community or public
physical and/or visual access to shorelines.
Policy 9.8H: Mobile home parks should not be permitted within the shoreline
area.
Policy 9.8I: Erosion and sedimentation control measures should be included as
part of the development plans.
Policy 9.8J: Residential development should be planned and built to minimize
the need for shoreline stabilization and flood hazard reduction measures.
Policy 9.8K: Single family residences are identified as a priority use in
appropriately designated shorelands when developed in a manner that controls
pollution and minimizes damage to the natural environment.
9.8.1 Residential Development – Use Regulations
A. All residential structures, including accessory structures, located in the floodplain shall
be constructed in conformance with this Program and Chapter 17.86, Flood Hazard
Regulations. Roadways, utilities and other development associated with residential
development shall comply with the standards of this Program pertaining to those types of
development.
B. Approved erosion and sedimentation control measures shall be employed during and as
needed after construction. The Administrator shall review and approve the proposed
erosion control method prior to the commencement of construction.
C. Residential development shall mitigate impacts to wetlands through wetland
replacement, enhancement or, alternatively, provide other comparable means of
enhancing the water resource and the public's visual and aesthetic enjoyment of these
resources with the approval of the City.
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D. Residential subdivisions and conversions from non-residential uses shall be designed to
avoid, minimize and mitigate adverse impacts to the shoreline environment and comply
with the provisions of Section Six.
E. Residential subdivisions shall be designed to create lots of sufficient size and
configuration to allow residences to be constructed without encroaching on required
shoreline setbacks, designated vegetation conservation areas and areas with an
environment designation of “Natural.”
F. New residential development in the shorelands shall be developed as planned unit
developments and shall cluster dwelling units to reduce physical and visual impacts on
shorelines.
G. New multi-unit residential development, including subdivision of land into four or more
parcels, shall provide public access to publicly owned shorelines or public water bodies.
H. Setbacks for residential development shall be as determined by the shoreline
environment designation. Where no setbacks are established for residential uses, the
setback shall be 100 feet from the ordinary high water mark; provided that this setback
may be reduced to 75 feet based on enhancement of the setback area through habitat
enhancement based on a plan approved by the Administrator.
I.

Wherever possible, the area within 200 feet of the ordinary high water mark should be
used as open space as required to meet the subdivision regulation requirements.

J. Height limits shall be 25 feet within 100 feet from the ordinary high water and 35 feet
from 100 to 200 feet from ordinary high water, except where additional height is
approved within a Special Management Unit.
K. All new subdivisions shall provide for vegetation conservation to mitigate cumulative
impacts of intensification of use within or adjacent to the shoreline that shall include
replanting and control of invasive species within shoreline setbacks and open space to
assure establishment and development, or preservation, of a native vegetation
community. The Administrator may require a vegetation management plan and/or
monitoring plan.
L. Development of new overwater homes and floating homes is prohibited. This is not
applicable to live aboard craft designed and capable of motoring under their own power
or sailing independent of another craft.
M. New residential development should be prohibited where it can be reasonably foreseen
that shoreline stabilization would be needed during the life of the structure. New lots
shall be configured to avoid the need for shoreline stabilization and/or structural flood
control works.
9.9 SOLID WASTE DISPOSAL
Solid waste disposal includes collection, transport and disposal of all discarded or spent
materials other than liquids such as sewage or wastewater. The shoreline is a particularly
sensitive area and consequently especially susceptible to the environmental impacts that often
accompany the operation of solid waste disposal facilities. Solid waste disposal does not
include the use of a trash receptacles and recycling containers either individually or in
cooperation with others for the collection and containment of discarded materials prior to
transport and disposal outside of the shorelands which is considered an incidental use
appurtenant to other uses regulated herein.
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Policy 9.9A: Solid waste disposal facilities should not be permitted in the shoreline area.
Policy 9.9B: Solid waste transfer stations should only be allowed by conditional use within
shoreline areas when no other feasible location exists.
Policy 9.9C: Solid waste disposal does not include the use of a trash receptacles and
recycling containers either individually or in cooperation with others for the collection and
containment of discarded materials prior to transport and disposal outside of the shorelands
which is considered an incidental use appurtenant to other uses regulated herein
9.9.1 Solid Waste Disposal – Use Regulations
A. Solid waste disposal sites (as defined in section 70.95.030 RCW) shall not be permitted
on shorelands.
B. Facilities for the collection, transfer, or reload of recyclable materials and municipal solid
waste are permitted as a conditional use.
9.10 TRANSPORTATION AND PARKING
Roads and streets are linear corridors for motorized and non-motorized vehicles and
pedestrians, trails and paths are linear corridors for pedestrians and non-motorized vehicles,
and a railroad is a linear corridor with tracks for train traffic. The construction of linear
transportation facilities and parking associated with allowed uses can both support and limit
access to shorelines. Potential impacts of such development can also impair the visual qualities
of water-oriented vistas, expose soils to erosion, affect storm water runoff, and affect the
feasibility of potential development along shorelines.
Policy 9.10A: Whenever feasible, major highways and railroads should be located outside
shoreline jurisdictional areas.
Policy 9.10B: Safe, reasonable and adequate circulation systems to, and through or over,
shorelines should be provided and maintained.
Policy 9.10C: The impact on the natural shoreline environment should be considered when
planning, designing, locating and constructing transportation facilities and parking in the
shoreline area. Impacts to shoreline ecological functions and processes should be
mitigated to the maximum extent practicable.
Policy 9.10D: Parking facilities shall only be allowed as necessary to support an authorized
use and should generally be located in upland areas away from the water’s edge.
Policy 9.10E: Road and transportation planning should make provisions for public
transportation, pedestrian, bicycle and other public access to shoreline areas, where
appropriate.
Policy 9.10F: Provisions should be made in the design of transportation facilities for
compatible multiple shared uses, pedestrian shore access, scenic pull-outs and viewpoints.
Policy 9.10G: Railroad construction should be limited to maintenance of existing facilities
where new construction or expansion would negatively affect shoreline ecological functions
and processes.
Policy 9.10H: Transportation facilities should be located and designed to avoid impacts to
significant public recreation and public access areas, and natural, historic, archaeological or
cultural sites.
9.10.1 Transportation and Parking – Use Regulations
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A. Wherever feasible, transportation and parking shall be located outside the shoreline
area.
B. Development of new railroad facilities is prohibited, except where such development is
part of a regional expansion plan. Any such development shall require approval of a
conditional use permit.
C. Roads and parking within shoreline jurisdiction shall be designed, constructed and
maintained to prevent sediments and pollutants from entering adjacent water bodies and
wetlands.
D. New transportation facilities within shoreline jurisdiction shall be designed to follow
natural topography to minimize cuts and/or fills.
E. Roads shall be located on stable sites whenever feasible to avoid placing structures
near eroding banks and shifting channel elements.
F. All bridges and other water crossing structures shall be designed not to impede the
normal annual high water. Bridge approaches and side slopes shall be planted with a
native vegetation cover.
G. There shall be no side casting of excess road building material within shorelands.
H. New roads shall make provisions for pedestrian and bicycle access.
I.

Major arterials shall be prohibited in shoreline areas except where necessary to cross a
body of water.

J. Permitted roadways shall be low speed and designed to conform to existing topography,
thus minimizing cut and fill.
K. Transportation facilities shall be constructed of materials which will not adversely affect
water quality or aquatic plants and animals over the long term. Elements within or over
water shall be constructed of materials approved by applicable state agencies for use in
water for both submerged portions and other components to avoid discharge of
pollutants from splash, rain or runoff. Wood or pilings treated with creosote,
pentachlorophenol or other similarly toxic materials is prohibited. Preferred materials are
concrete and steel.
L. Parking facilities are not a water-dependent use and shall only be permitted in the
shoreline area to support an authorized use where it can be demonstrated that there is
no feasible alternative location away from the shoreline. Parking facilities shall be set
back from the waters’ edge and screened from less intense adjacent land uses by
vegetation, undeveloped space, or structures developed for the authorized primary use.
M. Parking areas shall be developed utilizing low impact development techniques whenever
possible including but not limited to the use of infiltration and/or permeable surfacing
materials.
N. RCW 36.87.130 prohibits the City from vacating any public road right-of-way which abuts
a body of saltwater or freshwater except for port, recreational, educational or industrial
purposes. Therefore, vacation, development or abandonment of undeveloped City road
ends within shoreline jurisdiction is prohibited unless approved in accordance with this
Program.
9.11 UTILITIES
Utilities are systems, services or facilities that produce, convey, store, or process various
amenities provided by the City and other franchise providers. City utilities include sewer,
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potable water, storm water and electricity. Franchise utilities include oil, gas, communications,
solid waste and others. The installation of such infrastructure necessarily disturbs the
landscape, but can be planned to have minimal visual and physical effect on the environment.
Policy 9.11A: Utility facilities should be designed, located, and maintained to assure no net
loss of shoreline ecological functions, preserve the natural landscape, and minimize
conflicts with present and planned uses.
Policy 9.11B: Utility production and processing facilities, such as power plants and sewage
treatment plants, or parts of those facilities that are non-water-oriented should not be allowed
within shoreline areas, unless it can be demonstrated that no other feasible option is
available.
Policy 9.11C: Utilities should be located in existing rights-of-way and utility corridors
when available and utilize shared utility trenches whenever feasible.
Policy 9.11D: After a utility installation/maintenance project has been completed, the
affected area should be replanted with native vegetation.
Policy 9.11E: The location of utilities should be chosen so as not to obstruct scenic views
whenever possible.
Policy 9.11F: Where appropriate, utilities should be placed underground or incorporate
complementary screening to minimize impacts to the aesthetic qualities of the area.
Policy 9.11G: Utilities should be located and designed to avoid impacts to public recreation
and public access areas and to significant natural, historic, archaeological or cultural sites.
9.11.1 Utilities – Use Regulations
A. Construction of utilities is permitted provided that there is appropriate documentation that
the facility cannot be feasibly located outside of shoreline jurisdiction due to uses served
or the need to cross shorelands to make specific connections.
B. All utilities shall be located underground wherever feasible. New overhead utilities shall
only be located on shorelines when no reasonable alternative is available.
C. Major utility facilities shall only be permitted as conditional uses.
D. Utility facilities shall be designed, located, constructed and maintained to ensure no net
loss to ecosystem-wide processes and other ecological functions.
E. Upon the completion of installation or maintenance projects on shorelands, the area
affected shall be restored to pre-project configuration, replanted with native or preexisting species, and provided with maintenance care until the newly planted vegetation
is established. The Administrator may require a vegetation management plan and/or a
monitoring plan.
F. Wherever feasible, existing rights-of-way, utility easements and other utility corridors
shall be used to locate new utility development on shorelands.
G. Non-water-oriented utility production and processing facilities should only be permitted
within shoreline jurisdiction if it can be shown that no other feasible option is available
and that it will result in no net loss of ecological functions.
H. Sewage treatment plants shall be located where they do not interfere with and are
compatible with recreational, residential, or other public uses of the water and
shorelines.
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9.12 EXTENDED MOORAGE
Extended moorage applies to anchoring, mooring or otherwise affixing a vessel to a location in
the Aquatic designation outside of an established marina for a period of more than seven (7)
consecutive days in the same location, or any number of multiple locations covered by this
Shoreline Master Program for more than fourteen (14) consecutive days.
Policy 9.12A: Extended moorage should be limited to avoid the negative effects of
moorage on the aquatic environment and on views and aesthetics.
9.12.1 Extended Moorage – Use Regulations
A. Extended moorage on waters of the state without a lease may only be permitted with
permission of the appropriate landowner or state agency, including a lease as
applicable.
B. Impacts to navigation and access caused by such moorage must be mitigated.
C. Extended moorage for live-aboard vessels is not permitted outside developed marinas.
D. Extended moorage restrictions do not apply to vessels approved through other
permitting processes such as aquaculture or overwater structures.
9.13 OVERWATER STRUCTURES
Over-water structures are divided into new structures and re-purposing of existing structures. A
new structure is construction where an over-water structure does not exist at the time of permit
application. Re-purposing of an existing structure is construction where an over-water structure
exists at the time of permit application. The existence of pilings alone does not qualify as the
existence of a structure. Decking or an enclosed space is necessary to qualify as an existing
structure.
9.13.1 Overwater Structures – Use Regulations
A. New Over-Water Structures Use Regulations:
1) New over-water structures are permitted only for water-dependent uses, public
access, or ecological restoration.
2) The over-water footprint of new over-water structures shall be designed and located
to reduce associated environmental impacts. Strategies may include limiting the size
of the footprint to that necessary to support the intended use and/or extending the
structure waterward to avoid shading of critical habitat.
3) New over-water structures shall be located to minimize interference with surface
navigation, and to avoid interference with passage of fish and wildlife.
4) New over-water structures shall blend into the surroundings to the greatest extent
feasible utilizing appropriate color(s), texture, non-reflective materials, and other
design characteristics; cost factors are to be included in the definition of feasible.
5) Multiple use of new over-water facilities is encouraged.
6) New over-water structures and uses shall be designed, constructed and operated in a
manner to prevent water quality degradation and avoid degradation of natural
hydrographic conditions.
B. Re-Purposed Over-Water Structures Use Regulations:
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1) Re-purposing of existing over-water structures is permitted for water-dependent and
water-related uses. Water-enjoyment uses are permitted provided public access is
included in design and operation. At least one-quarter of the structure must be
dedicated as public access for water-enjoyment repurposing.
2) Re-purposing of over-water structures shall be done in a way that reduces associated
environmental impacts. Strategies may include limiting night lighting and/or providing
open decking to avoid shading of critical habitat. Re-purposing over-water structures
shall be done in a way to minimize interference with surface navigation, and to avoid
interference with passage of fish and wildlife.
3) Re-purposing of over-water structures shall be designed to blend structures into the
surroundings to the greatest extent feasible utilizing appropriate color(s), texture, nonreflective materials, and other design characteristics; cost factors are to be included in
the definition of feasible.
4) Multiple uses of re-purposed over-water facilities are encouraged.
5) Residential development is not a permitted use of re-purposed over-water structures.
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10.0 SHORELINE MODIFICATION POLICIES
Shoreline modifications are related to construction of a physical element such as a dike,
bulkhead, or fill. They can also include such activities as clearing and grading, or significant
vegetation removal.
10.1 BEACH STAIRS
Beach stairs are structures typically built of wood, steel or concrete to descend steep slopes
and provide access between the shoreline and uplands. Beach stairs are not trails, and vice
versa. Trails may have up to four consecutive risers comprised of stone, masonry or wood and
not be considered a stair provided the majority of the facility is designed at grade and
constructed as a trail.
Policy 10.1A: Private beach stairs should be avoided where feasible, and may be
specifically precluded by portions of this Program. Shared access and public use stairs
are preferred.
Policy 10.1B: Beach stairs should be designed and constructed to minimize impacts to
the upland environment.
10.1.1 Beach Stairs – Use Regulations
A. Beach stairs are allowed as indicated in the Shoreline Environment Designations, except
on feeder bluffs, provided the project proponent demonstrates that existing shared, public
or community facilities are not adequate or available for use and the possibility of a
multiple-owner or multiple-user facility has been thoroughly investigated and is
determined to not be feasible.
B. Beach stairs shall be designed and located such that no fill or other modification
waterward of the ordinary high water mark is necessary to construct or use the structure.
Stairways and landings shall be located upland of existing bulkheads and shall minimize
removal or modification of existing shoreline vegetation.
C. Beach stairs shall be constructed close to the natural grade to the greatest extent
feasible. Gangways and elevated structures should be avoided.
10.2 BOAT RAMPS
Boat ramps are permanent structures for launching motorized watercraft.
Policy 10.2A: Boat ramps are water-dependent uses and should be given priority for
shoreline location.
Policy 10.2B: Boat ramps, marine railways and other launching facilities requiring permanent
structures should be sited, designed and constructed to minimize adverse effects on the
shoreline and shoreline resources.
Policy 10.2C: New boat ramps should only be allowed for water-dependent commercial
uses such as boat repair and manufacturing or public use facilities.
Policy 10.2D: Land disturbance associated with boat ramp construction should be limited to
the minimum necessary to accommodate the proposed use.
Policy 10.2E: New construction should be allowed only when it has been shown that
a specific need exists to support the proposed use.
Policy 10.2F: Boat ramps should be designed and constructed to avoid or minimize impacts
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to critical habitat and should result in no net loss of ecological function, while contributing to
public physical and visual access to and enjoyment of waters of the state.
Policy 10.2G: Regional needs for boat ramps should be carefully considered in reviewing
new proposals as well as in allocating shorelines for such development.
10.2.1 Boat Ramps – Use Regulations
A. Boat ramps shall only be permitted in conjunction with water-dependent uses, such as
marine industry, or for public access.
B. Applications for boat ramps shall address the specific need that supports the
development, as well as the design features and construction measures to be
incorporated into the proposal to protect critical habitat and result in no net loss of
ecological function.
C. Boat ramps shall be limited in size based on the minimum necessary to accommodate
the proposed use.
D. Boat ramps shall be permitted only in the Special Management Units and incorporated
Aquatic Environments.
E. Boat ramps should be prohibited in marshes, estuaries and other wetlands; kelp beds,
eelgrass beds, and spawning and holding areas for forage fish; subsistence, commercial
and recreational shellfish beds; and other critical saltwater habitats, unless it can be
shown that no alternative location is feasible, the project would result in a net
enhancement of shoreline ecological functions, and the proposal is otherwise consistent
with this Program.
F. New boat ramps shall be approved only if they provide public access to public waters,
which are not adequately served by existing access facilities, or if use of existing
facilities is documented to exceed the designed capacity.
10.3 BREAKWATERS, JETTIES AND GROINS
Breakwaters are structures built offshore to protect harbor areas from wave action. They are
costly to build and can be either rigid or floating. Rigid breakwaters, usually constructed of
riprap or rock and landfill or steel, have both beneficial and detrimental effects on the shore.
While they reduce wave action and thus protect the backshore, they can also disrupt fish
migration and block movement of beach material along the shore. Floating breakwaters
overcome these problems, but are practical only at sites which do not experience extreme
wave action.
Jetties and groins are offshore structures intended to control or block movement of beach
material. Jetties are built at river mouths or other embayments to keep ship channels clear.
Groins are wall-like structures extending from the bank or backshore seaward across the intertidal foreshore. Their purpose is to divert or reduce the natural longshore movement of beach
materials and cause a beach to build on the drift side of the groin.
Policy 10.3A: Use of floating breakwaters is preferred over solid structures.
Policy 10.3B: When locating breakwaters, the possible effect on navigation and the public
use of the water surface should be considered and adverse impacts should be avoided or
minimized.
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Policy 10.3C: Solid breakwaters should be constructed only where design modifications can
eliminate potentially detrimental effects on the movement of beach material, fish migration,
and circulation of water.
Policy 10.3D: Before locating jetties or groins, the effect of these structures on the movement
of water and drift materials, on fish and wildlife, and on the aesthetic quality of the shoreline
should be considered.
Policy 10.3E: Jetties and groins should only be allowed where necessary to support public
access, shoreline stabilization or other public purpose.
Policy 10.3F: Jetties and groins should be constructed in a manner that will minimize
alterations of the natural shoreline.
Policy 10.3G: Wherever possible, jetties and groins should be designed, located, and
constructed in a manner that results in no net loss of ecological functions and ecosystemwide processes. Mitigation should be provided if necessary to ensure no net loss of shoreline
functions and processes.
Policy 10.3H: The use of natural appearing rock and other natural materials should be
encouraged in construction of jetties and groins.
10.3.1 Breakwaters, Jetties and Groins – Use Regulations
A. Breakwaters outside Special Management Unit environments and their immediately
adjacent Aquatic Environments are prohibited.
B. Prior to granting a permit for a breakwater, the effect on adjacent properties, on water
circulation, and on public use of the water surface shall be determined and shall be
considered in the permit process.
C. Construction of solid breakwaters is only permitted where it can be shown that use of
floating breakwaters is not feasible.
D. Construction of breakwaters shall only be authorized through approval of a conditional
use permit.
E. These structures shall only be allowed where necessary to support public access,
shoreline stabilization, and other public purposes, such as protection or restoration of
ecological functions.
F. These structures shall only be permitted where the proposed design will minimize
alteration of the natural shoreline.
G. Construction of jetties and groins shall only be authorized through approval of a
conditional use permit.
H. Construction of jetties and groins shall not significantly decrease public access to or use
of the shoreline.
I.

Applications for the construction of jetties and groins shall address the potential effects
on the movement of water and drift materials, on fish and wildlife, and on the aesthetic
quality of the shoreline.

J. Jetties and groins shall be designed and constructed based on approved plans prepared
by a licensed professional engineer.
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K. These structures shall be designed to protect ecosystem-wide processes, to protect
critical areas, and to comply with the provisions of Section Six.
10.4 DREDGING
Dredging is the removal of unconsolidated material (gravel, sand, and silt) or other earthen
materials from the bottom of a water body, for navigational purposes, underwater crossings,
obtaining fill material, or construction projects. If not adequately regulated, dredging has the
potential to cause significant environmental harm.
Policy 10.4A: Dredging and dredging disposal should only be done in a manner that avoids
significant ecological impacts.
Policy 10.4B: Dredging other than for flood control, channel maintenance, marina
maintenance and habitat creation/enhancement purposes should not be permitted.
Policy 10.4C: Dredging should be prohibited unless all appropriate feasibility studies have
been completed and reviewed.
Policy 10.4D: In those instances where dredging is permitted, the shoreline area should not
be used as a disposal site for dredge spoils, unless such use would create or enhance
habitat value.
Policy 10.4E: All proposals for dredging operations should be coordinated and consistent
with plans, policies, guidelines, and regulations of federal, state, and/or local agencies.
10.4.1 Dredging – Use Regulations
A. Dredging activities shall be prohibited unless approved by state and federal agencies
and shall be undertaken in a manner that has been demonstrated to avoid or minimize
significant ecological impact, and impacts that cannot be avoided are mitigated.
B. Dredging for the single purpose of obtaining landfill or construction materials is
prohibited.
C. Dredging and/or disposal of dredge spoils within the shoreline area shall only be
permitted as a conditional use.
D. No dredging shall be conducted without the responsible person having obtained a
shoreline permit or statement of exemption as appropriate, and where required, a
Hydraulics Project Approval permit from the State.
E. Deposition of dredge material in water areas shall be allowed only at State-approved
disposal sites.
F. Maintenance dredging shall be allowed only within the boundaries of the originally
approved dredge area (location, depth and width).
G. Applications for dredging activities shall include the following information:
1) An analysis and physical description of the material to be dredged;
2) Quantity of material to be removed;
3) Time schedule for dredging;
4) Methods of dredging and disposal of spoils;
5) Stabilization and restoration of affected area as appropriate;
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6) Location, size, stability, and biological characteristics of the bedlands at and
adjacent to the site; and
7) Chemical analysis of the spoil material if it is deemed necessary because of
suspected pollution.
H. Applications for dredging activities shall include the following studies:
1) A hydrogeological study conducted by a qualified professional and approved by
appropriate state agencies which demonstrates that removal of specific quantities
at specific locations will not significantly alter the natural processes of gravel
transportation for the beach system as a whole; and
2) A biological study conducted by a qualified professional and approved by
appropriate state agencies which demonstrates that removal will not significantly
degrade habitat values for priority species or damage other ecological functions.
I.

Review of dredging and spoil disposal proposals shall assess:
1) The value of the dredge and disposal sites in their existing condition versus the
proposed shoreline use to be created, relative to improved public access,
economic, and environmental factors; and the potential for the proposal to locate at
a site where dredging and disposal are not required.

J. Siting of new facilities shall be done in a way to avoid the need for new and maintenance
dredging.
K. Dredging to establish, expand, relocate or reconfigure navigation channels is allowed
only where needed to accommodate existing navigational uses and then only when
significant ecological impacts are minimized and when mitigation is provided.
L. The disposal of dredge material or use of dredge in a manner that benefits shoreline
resources is encouraged.
10.5 IN-STREAM STRUCTURES
In-stream structures are structures built or placed by humans waterward of the bank in a
stream or river. They have the potential to impound or divert water or change the natural flow.
By the nature of the City of Blaine shoreline, in-stream structures will be very limited and can
occur only in tidally influenced stream estuaries.
Policy 10.5A: In-stream structures should be designed and constructed in such a manner
as to protect and preserve ecosystem-wide processes, ecological functions, cultural
resources, critical areas, hydrogeologic processes and natural scenic vistas.
10.5.1 In-Stream Structures – Use Regulations
A. In-stream structures may be permitted with a shoreline substantial development permit
only after consideration of an analysis prepared by a qualified ecologist, geologist, or
geotechnical engineer, or combination of professionals acceptable to the Administrator.
1) The study shall include a characterization of the shoreline and aquatic areas and
the anticipated impacts to the structure, natural processes, and ecological function
of the affected areas resultant from the project.
B. The Planning Commission shall require revision to the proposed structure and/or
mitigation and other corrective actions to avoid a net loss of functions and values
resulting from the construction authorized under the permit.
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10.6 RESERVED
10.7 LANDFILL AND EXCAVATION
This category includes those activities that re-shape or change the character of the surface of
the land. Activities covered by this section include land clearing, landscaping, excavation and
grading or other earth moving projects. The term “landfill” and “fill” are interchangeable for
the purposes of this section.
Policy 10.7A: Landfill and excavation should only be permitted to the minimum extent
necessary to accommodate an approved shoreline use or development.
Policy 10.7B: Landfill and excavation activities should be located, designed, and constructed
to protect shoreline resources and to assure no net loss of ecological functions and
ecosystem-wide processes.
Policy 10.7C: Landfills waterward of the ordinary high water mark should be allowed only
when necessary to support: water-dependent uses, public access, ecological restoration,
and other uses as outlined by WAC 173-26-231(3)(c). Unavoidable impacts should be
mitigated to the maximum extent practicable.
Policy 10.7D: Landfill should be permitted in limited instances to restore uplands where
recent erosion has rapidly reduced upland area, to build beaches and protective berms for
shore stabilization or recreation, to restore or enhance degraded shoreline ecological
functions and processes, or to moderately elevate low uplands to make such uplands more
suitable for purposes consistent with this Program.
Policy 10.7E: Landfill and excavation activities should have appropriate feasibility
studies completed and reviewed prior to authorization. Factors such as total water
surface reduction, impediment to water flow and circulation, reduction of water
quality, and destruction of habitat should be considered before granting a permit.
Policy 10.7F: Landfill should not be allowed where shore stabilization works would be
required to maintain the materials placed, except as an overall restoration project.
Policy 10.7G: Erosion control best management practices should be utilized during
construction. The perimeters of landfills and excavations should be landscaped or otherwise
stabilized to reduce soil erosion.
Policy 10.7H: Landfill material should be of a quality that will not result in adverse impacts to
water quality.
10.7.1 Landfill and Excavation – Use Regulations
A. Landfill shall be permitted for the following purposes only:
1) Shoreline development in the floodplain for the purpose of elevating structures
(including roadways and railways) and buildings to comply with the City Flood
Hazard Regulations, where other means of compliance with the ordinance is not
economically feasible.
2) Development within a wetland consistent with the wetland management
requirements of Section 7.2 of this Program.
3) Shore feature enhancement such as bank restoration, or insignificant raising of
upland grades including landscaping.
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4) Biological habitat development when consistent with state Department of Fish and
Wildlife policies.
5) The construction of dikes, levees and other flood control works consistent with the
National Flood Insurance Program ordinance and with the shoreline protection
standards of this program.
B. Landfill and excavation shall be designed to minimize damage to the shoreline
environment and shall be located, designed and constructed to assure no net loss to
shoreline ecological functions, and not to impede natural channel migration or movement
of drift materials.
C. Fill shall not be permitted which alters existing surface runoff patterns or storm peak
flows and floods to the extent that other properties or valuable shore features or habitat
will likely be adversely impacted.
D. Fill shall not be allowed where new shoreline stabilization structures would be required
to maintain the materials placed.
E. The predicted economic benefits of proposed landfill and excavation shall be weighed
against long-term cumulative impacts on shoreline processes and functions.
F. Fill materials shall have a specific gravity greater than 1.0 and shall be placed in such a
manner so as not to adversely affect the water quality of adjacent water bodies.
G. In order to assure consistency with this program and with the Act, no landfill or
excavation shall be permitted within the shoreline unless the responsible party has first
obtained either a shoreline permit or a shoreline statement of exemption as appropriate.
H. All landfill and excavation activities shall incorporate appropriate erosion and
sedimentation control best management practices.
I.

When no bulkhead or other protective structure is required or proposed, the shoreline
shall be maintained in or restored to its natural contours, slopes, and appearance.

J. No landfill or excavation activities that would interfere with the passage of stream waters
or flood waters shall be permitted.
K. Fill and excavation activities shall only be done in conjunction with an approved new use
or development or in conjunction with an existing use. No spoils shall be placed within
the streamway, or within 200 feet of the ordinary high water mark. All spoils shall be
removed from shorelands, except that earth, rocks, and the like shall be graded back to
the original contour. Vegetative material such as logs and brush piles may be retained
on site if they can be incorporated into an approved vegetation management plan.
L. Proposals that require that heavy equipment or machinery be used in the Aquatic or
Natural Environments require authorization by the Administrator.
M. Landfill waterward of the ordinary high water mark, not incorporated in a shoreline
restoration project, shall be a conditional use and shall only be permitted when in
conformance with Policy 10.7B and the policies and regulations of Section 7.4 Aquatic
Environment of this Program.
10.8 PIERS AND DOCKS
A pier or dock is a structure built over or floating upon the water, used as a landing place for
marine transport or for recreational purposes. While floating docks generally create less visual
impact than those on pilings, they impede boat traffic and can alter movement of beach material
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along the shore. A concentration of piers along the shore can substantially reduce the usable
water surface and interfere with or prevent public use of the water surface.
Policy 10.8A: New piers and docks should be allowed only for water-dependent
industrial or commercial uses, such as commercial marinas and fish processing, or as
public access facilities.
Policy 10.8B: A dock associated with a single family residence is considered a waterdependent use, provided that it is designed and used as a facility to access watercraft and
other moorage facilities are not available or feasible. Moorage for water-related and waterenjoyment uses or shared moorage for multifamily use should be allowed as part of a
mixed-use development or where they provide public access.
Policy 10.8C: Pier and dock construction should be limited to the minimum necessary to
accommodate the proposed use.
Policy 10.8D: New construction should be allowed only when it has been shown that a
specific need exists to support the proposed use.
Policy 10.8E: Piers and docks should be designed and constructed to avoid or minimize
impacts to critical habitat and sediment transport and should result in no net loss of
ecological function, while contributing to public physical and visual access to and enjoyment
of waters of the state.
Policy 10.8F: Piers and docks should be constructed of materials that will not adversely
affect water quality or aquatic plants and animals in the long term.
Policy 10.8G: Piers and docks should be spaced and oriented perpendicular to shore in a
manner that minimizes hazards and obstructions to public navigation, fishing, swimming and
pleasure boating.
10.8.1 Piers and Docks – Use Regulations
A. New piers and docks shall only be permitted in conjunction with water-dependent uses,
such as marine industry, or for public access, such as a public wharf or marina.
B. Applications for piers and docks shall address the specific need that supports the
development, as well as the design features and construction measures to be
incorporated into the proposal to protect critical habitat and comply with Section Six of
this Program.
C. Piers and docks shall be limited in size based on the minimum necessary to
accommodate the proposed use.
D. Piers and docks are prohibited except in the High Intensity and adjacent Aquatic
Environments, which includes areas within the SMU-S and SMU-W environments.
E. Piers and docks shall not project beyond the harbor line or significantly reduce use of the
water surface.
F. Piers and docks shall be constructed of materials which will not adversely affect water
quality or aquatic plants and animals over the long term. Use of wood or pilings treated
with creosote, pentachlorophenol or other similarly toxic materials is prohibited.
G. New docks for residential development, either single-owner or shared use, are
prohibited.
H. Design and construction of all piers and docks are required to avoid, minimize and
mitigate for impacts to ecological processes and functions.
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10.9 SHORELINE PROTECTION
Shoreline protection refers to flood protection to avoid flood inundation. These measures may
include dikes and stabilization of erosion, primarily along streamways but may include marine
shorelines
Policy 10.9A: The design, location and construction of shoreline protection features should
be undertaken only if it minimizes alteration of the natural shoreline.
Policy 10.9B: Shoreline protection should minimize any intrusion on tidelands.
Policy 10.9C: Wherever possible, construction of shoreline protection structures should
provide for protection, preservation, and restoration of ecological functions and ecosystemwide processes.
Policy 10.9D: Wherever possible, construction of shoreline protection facilities should provide
opportunities for public access to the shoreline.
10.9.1 Shoreline Protection – Use Regulations
A. Shoreline protection measures shall be located, designed and constructed so as to
protect the natural character of the shoreline and minimize alteration of the shoreline
environment.
B. Where flood protection measures are planned, they shall be placed landward of the
shoreline, including associated swamps and marshes and other wetlands directly
interrelated and interdependent with the water body.
C. Flood protection measures which result in extensive modification or channelization of the
streamway or shoreline are prohibited.
D. Shoreline protection measures shall be planned to maintain or restore as nearly as
possible the natural condition of the shoreline.
E. Proposed shoreline protection projects which could alter wetlands or intertidal areas as a
result of landfill or other shoreline activity shall be assessed relative to impacts upon the
area's physical and biological characteristics. Impacts identified with a proposed action
shall be avoided or mitigated consistent with applicable City requirements, and
recommendations from state, federal and tribal agencies.
10.10 SHORELINE STABILIZATION
Shoreline stabilization includes actions taken to address erosion impacts to property, housing,
businesses, or structures caused by natural processes. These can include both structural and
nonstructural methods of stabilization. Nonstructural includes methods such as, setbacks,
relocation of structures, ground water management, and planning and regulatory measures.
Policy 10.10A: Stabilization should result in no net loss of shoreline ecological functions or
ecosystem-wide processes.
Policy 10.10B: New development should be located and designed to avoid the need for
future shoreline stabilization to the extent feasible.
Policy 10.10C: New stabilization measures should not be allowed except when necessity is
demonstrated.
Policy 10.10D: New or expanded structural shore stabilization should only be allowed when
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non-structural measures, vegetation planting, or on-site drainage improvements would be
insufficient to achieve the identified objectives.
Policy 10.10E: Shore stabilization should not be permitted to unnecessarily interfere with
public access to public shorelines, nor with other appropriate shoreline uses including, but
not limited to, navigation, seafood harvest, or private recreation.
Policy 10.10F: Wherever feasible, opportunities for public access should be incorporated into
the design and construction of shoreline stabilization projects.
Policy 10.10G: Failing, harmful, unnecessary, or ineffective structures should be removed
and, where appropriate, replaced. Shoreline ecological functions and processes should be
restored using non-structural methods or less harmful long-term stabilization measures.
Policy 10.10H: Stabilization should be constructed in a manner that will minimize alterations
of the natural shoreline.
Policy 10.10I: Structural stabilization should only be used where other more natural
appearing methods of shoreline stabilization are not feasible.
Policy 10.10J: The use of natural appearing rock and other materials should be encouraged
in construction of structural stabilization.
Policy 10.10K: Where bulkheads are determined necessary, open type construction of
bulkheads should be used as feasible.
Policy 10.10L: Bulkheads should only be used for the purpose of protecting upland areas
and not for the purpose of creating new uplands.
Policy 10.10M: New development should be located and designed to avoid the need for
future shoreline stabilization to the extent feasible. Subdivision of land must be regulated to
assure that the lots created will not require shoreline stabilization in order for reasonable
development to occur using geotechnical analysis of the site and shoreline characteristics.
New development on steep slopes or bluffs shall be set back sufficiently to ensure that
shoreline stabilization is unlikely to be necessary during the life of the structure, as
demonstrated by a geotechnical analysis. New development that would require shoreline
stabilization which causes significant impacts to adjacent or down-current properties and
shoreline areas should not be allowed.
Policy 10.10.N: New publicly financed erosion control measures shall incorporate public
access.
10.10.1 Shoreline Stabilization – Use Regulations
A. Shoreline stabilization measures shall be located, designed and constructed so as to
minimize alteration of the natural shoreline, and shall be the minimum size necessary.
B. Shoreline stabilization measures which result in the extensive modification of the
shoreline environment shall not be permitted except as part of an approved shoreline
restoration or enhancement project.
C. Shoreline stabilization structures and facilities shall be designed and constructed based
on approved plans prepared by a licensed professional engineer. A geotechnical
analysis must include the rate of erosion, and the urgency of the need based on
expected damage within three years, and shall explore alternative actions.

91

D. Streamway features such as snags, uprooted trees, or stumps shall be left in place
unless causing significant bank erosion or higher flood stages. Existing stream bank
vegetation shall be preserved.
E. Wherever possible, construction of shoreline stabilization structures and facilities shall
incorporate opportunities for public access and shall provide for protection and
restoration of ecological functions and ecosystem-wide processes.
F. New or expanded structural shore stabilization for existing primary structures, including
but not limited to roads, railroads, public facilities, is prohibited unless there is conclusive
evidence, documented by a geotechnical analysis, that the structure is in danger from
shoreline erosion caused by stream processes, tidal action or waves and only when
significant adverse impacts are mitigated and then only if no net loss of ecological
functions will result.
G. New non-water dependent development, including the subdivision of land that requires
new shore stabilization is prohibited. The need for shore stabilization shall be considered
in the determination of whether to approve new water-dependent uses. Proposed
designs for new or expanded shore stabilization shall be designed by a qualified
professional in accordance with Department of Ecology guidelines.
H. The construction of bulkheads shall be permitted only where they provide protection to
upland facilities, not for the purpose of creating land by filling behind the bulkhead.
Construction of bulkheads shall only be authorized through approval of a conditional use
permit.
1) Bulkheads shall only be permitted in those instances where the applicant is able
to demonstrate that other less artificial methods of erosion protection such as
anchored logs and root wads, and the establishment of dense rooted vegetation
are not feasible.
2) Bulkheads shall be constructed of a natural appearing material whenever located
in any shoreline designation outside a Special Management Unit.
3) Bulkheads shall be constructed of materials not deleterious to water quality.
4) Bulkheads shall be constructed no higher than necessary to protect adjoining
property and shall be constructed no more than four feet above the ordinary high
water mark unless additional height is demonstrated to be necessary due to
wave height.
5) Bulkheads shall be located landward of the ordinary high water mark, unless
determined infeasible by a geotechnical analysis. Bulkheads located waterward
of the ordinary high water mark shall be located the minimum distance waterward
necessary to be structurally stable and protect the applicable upland facilities.
6) Bulkheads shall be designed and constructed based on approved plans prepared
by a licensed professional engineer.
7) Prior to granting a permit for a bulkhead, the effect on adjacent properties and on
public access to publicly owned shorelines shall be determined and shall be
considered in the permit process.
I.

Replacement of existing stabilization structures is based on demonstrated need.
Waterward encroachment of replacement structures is only allowed for residences
occupied prior to January 1, 1992, or for soft shoreline stabilization measures that
provide restoration of ecological functions.
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J. The design and construction of shoreline stabilization must consider the impact to
sediment transport. Impacts must be avoided or minimized.
K. New stabilization structures for existing primary residential structures are allowed only
where no alternatives (including relocation or reconstruction of existing structures), are
feasible, and less expensive than the proposed stabilization measure, and then only if no
net loss of ecological functions will result.
10.11 SPITS AND BARS
Spits and bars are natural formations composed of sand and gravel, shaped by wind,
water and littoral drift. Spits generally extend outward from a headland beach and
extend out into the water. Unlike a spit, bars are generally connected to land at both
ends.
Policy 10.11A: Bars and spits should not be mined or used as sources for gravel,
minerals, or sand.
Policy 10.11B: Structures, such as groins, that alter or disrupt the natural drift of
sediments should be discouraged, and should only be permitted when other means
of protecting significant shoreline structures, such as buildings, transportation
facilities, and utilities, have been determined ineffective.
Policy 10.11C: Public access on spits and bars should be encouraged with all
development, and required with multi-family, commercial and mixed-use residential
developments.
10.11.1 Spits and Bars – Use Regulations
A. The removal of gravel, minerals, sand, or drift material from a bar or spit is prohibited
except for navigational purposes or to prevent additional accumulation of materials due
to excavation for development or to restore a previously filled shoreline area to a more
natural state.
B. Deposition of excavated materials is allowed to restore a previously altered shoreline
area to a more natural state.
C. No development or use which will interrupt the free movement of the littoral drift or
alter in any way the deposition of sand, gravel, and related shoreline material shall
occur on a bar or spit, except at the end of drift sectors.
D. Dredging for navigational purposes shall not occur in the offshore area of a bar or spit
nor within the littoral drift zone which feeds the bar or spit, except at the end of drift
sectors. Maintenance dredging within existing marina basins is permitted. All other
dredging is prohibited.
E. Multi-family dwellings shall be allowed only if public access is provided to the
shoreline. Detached single-family dwelling units shall be prohibited on a spit.
F. Wherever possible, the vegetation in the approved setbacks of the shorelines of bars
and spits shall be left in as near a natural state as can be attained. Where shorelines
designated as Natural have been altered, efforts should be made to restore natural
vegetation.
G. Except for limited private parking, parking facilities shall be placed on upland areas
away from bars, dunes and spits.
H. Shoreline stabilization structures in the Natural Environments shall be limited to
protective berms, beach feeding, or a comprehensively designed soft stabilization
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project and shall only be allowed as necessary to restore or protect an eroding
accretion beach, to minimize erosion elsewhere, or to protect public facilities.
I.

The following general criteria for public access on bars and spits are applicable:
1) Public access shall be consistent with the City of Blaine Non-Motorized
Transportation Plan (February 9, 2009).
2) No new development shall block or interfere with the normal public use of, or
public access to, publicly owned shorelines and water bodies. New uses
requiring modification of existing buildings shall provide public access to the
extent possible.
3) All developments shall be designed to protect and enhance views and visual
access and public access to the water and shorelines.
4) There must be a physical definition of the public and private space. This
definition can be achieved through space and/or by screening such as by
landforms, landscape plantings, covered walkways, signage or fences.
5) Any required public access easement shall be of a size and design appropriate to
the site, size, and general nature of the development. Such easements shall be
recorded on a property deed or face of a plat as a condition running in perpetuity
with the land
6) Signs which indicate public parking areas and the public's right of access shall be
installed and maintained in conspicuous locations at required public access
points. Public use may be limited to daylight hours and by other restrictions
reasonably related to public safety.
7) Required public access sites shall be fully developed and available for public use
at the time of occupancy of the development, or as required by an approved
project phasing plan with acceptable security devices to assure timely
construction.
8) Public access, where required, should be adequate to maintain an inviting, open,
public feeling. Where improved paths are provided, they should be of a large
enough scale to encourage use. Points of access to the path system and
shoreline should be integrated with and an extension of public-oriented uses.
Access points shall be marked and of a scale and character to be clearly public.
9) Facilities for public amenities such as covered walkways, decks, pergolas,
viewing areas, benches, trash containers, picnic tables, restrooms, view parking,
etc. may be approved to be placed in the required set-back/public access
easement.
10) Temporary closure of a segment of a shoreline public access area/easement
may be allowed for private events and functions provided:
a. The request is provided to the Shoreline Administrator in writing at least
72 hours prior to the requested closure;
b. The closure shall not exceed six consecutive hours;
c. Adequate signage or other notification is made on-site;
d. Alternative access is provided, as may be feasible, to allow continuous
access through a shoreline area or to shoreline amenities; and
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e. Approval is granted in writing by the Shoreline Administrator prior to the
event/closure. The Administrator is authorized to apply conditions to such
a closure pursuant to the goals and policies of this Program, including,
but not limited to, limiting the size of the closure area, limiting the
frequency of repeated closures, and limiting a closure to less than six
consecutive hours.
10.12 GEOLOGIC HAZARDOUS AREAS
Feeder bluffs are shoreline banks or cliffs subject to erosion by natural forces. They
supply sand, gravel and other materials to the beach systems and support natural
functions. Shoreline bluffs are steep slopes made up of loose material prone to erosion.
Steep slopes are high angled slopes reaching at least 20 feet in height.
Policy 10.12A: Feeder bluffs should not be armored by the construction of
bulkheads or similar construction.
Policy 10.12B: Construction at the top of feeder bluffs should be restricted to
prevent the need for armoring at the toe of the slope, and the potential hazard to
the new construction at the top of the slope.
Policy 10.12C: Steep slopes and bluffs should be left in their natural state.
Policy 10.12D: Development above or below a steep slope or bluff should only be
sited and permitted after adequate analysis of slope stability.
10.12.1 Geologic Hazardous Areas – Use Regulations
A. Bulkheads, landfills, groins, jetties, and other developments which prevent or
restrict the natural erosion of a feeder bluff shall be prohibited except as may be
permitted or conditionally permitted elsewhere in this Program.
B. Developments of all types shall be prohibited from the shoreline area above and
below feeder bluffs except where an adequate geotechnical analysis indicates no
adverse effect.
C. All development shall comply with the applicable provisions set forth in Chapter
17.82 BMC adopted by Ordinance No. 09-2729 in 2009.
D. Shoreline bluffs and steep slopes shall be left in their natural state with the
exception of vegetation modification provided under SMP Section 7.5.
E. All new development, including subdivision of land into new lots, which create
foreseeable risk to people or improvements during the life of such development is
prohibited.
10.13 RESERVED
10.14 TIDELANDS
Tidelands are the area between the ordinary high water mark and mean low water.
Policy 10.14A: Tidelands should not be filled or dredged except in areas
designated for uses that require such activity, and where located within a Special
Management Unit.
10.14.1 Tidelands – Use Regulations
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A. Tidelands shall not be filled, diked, dredged or otherwise disturbed except:
1) Within an area adjacent to the High Intensity Environment within a Special
Management Unit where the proposed activity is consistent with all other
provisions of this Program, or
2) Within a navigation channel where the dredging activity is necessary to preserve
navigability and when the activity is consistent with all other provisions of this
Program.

10.15 SHORELINE HABITAT AND NATURAL SYSTEMS ENHANCEMENT
Shoreline habitat and natural systems enhancement projects include those activities
proposed and conducted specifically for the purpose of establishing, restoring, and/or
enhancing habitat for priority species in shorelines. This is synonymous with shoreline
restoration.
Policy 10.15A: Restoration and enhancement of shorelines should be designed
using principles of landscape and conservation ecology and should restore or
enhance chemical, physical, and biological watershed processes that create and
sustain shoreline habitat structures and functions.
Policy 10.15B: Restoration and enhancement actions should improve shoreline ecological
functions and processes and should target meeting the needs of sensitive and/or locally
important plant, fish and wildlife species.
Policy 10.15C: The City should seek funding from State, Federal, private and other
sources to implement restoration, enhancement, and acquisition projects, particularly those
that are identified in the Restoration Plan of this SMP or any local watershed or area plans.
Policy 10.15D: The City should develop processing guidelines that will streamline the
review of restoration-only projects.
10.15.1 Shoreline Habitat and Natural Systems Enhancement – Use
Regulations
A. Restoration and enhancement shall be carried out in accordance with an approved
shoreline restoration plan.
B. All shoreline restoration and enhancement projects shall protect the integrity of adjacent
natural resources, including aquatic habitats and water quality.
C. A maintenance and monitoring plan shall be included in restoration or enhancement
proposals.
D. Shoreline restoration and enhancement may be allowed if the project proponent
demonstrates that no significant change to sediment transport will result and that the
enhancement will not adversely affect ecological processes, properties, or habitat.
E. Shoreline restoration and enhancement projects shall be designed using scientific and
technical information, and implemented using best management practices.
F. Shoreline restoration and enhancement shall not significantly interfere with the normal
public use of the navigable waters of the state without appropriate mitigation.
G. Shoreline restoration and ecological enhancement projects may be permitted in all
shoreline environments provided the project’s purpose or consequence is the
enhancement of the shoreline.
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H. Proposed designs for new or expanded shoreline habitat and natural systems
enhancement project shall be designed by a qualified professional in accordance with
Department of Ecology guidelines.
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SECTION ONE: AUTHORITY AND PURPOSE
17.81.010
Authority.
This Chapter contains the Shoreline Master Program administrative procedures of the City of
Blaine as adopted pursuant to and under the authority of the Shoreline Management Act,
Chapter 90.58 RCW and WAC 173-26 (Part IV).
17.81.020
Purpose.
The purposes for which this Chapter has been developed include the following:
A.

To further the goals of the Shoreline Management Act.

B.

To provide administrative procedures of the processing of exemptions, permits,
conditional permits, variances and appeals under the Shoreline Master Program.

C.

To adopt the Shoreline Master Program by reference.

17.81.030

Permit Procedure.

A.

The Planning Commission of the City of Blaine is vested with the authority to hold public
hearings, make final decisions on permit applications and establish permit conditions
related to shoreline management within the City of Blaine pursuant to this Chapter. The
Planning Commission shall hear and decide on substantial development permits,
conditional use permits, and variances regulated under the Program.

B.

The Community Development Director of the City of Blaine, or his or her designee, shall
be the Administrator of rules and regulations pertaining to shoreline management
contained in or referenced in this Chapter and the Program and may prepare and require
the use of such forms as are essential to its administration.

C.

The City Council shall make final decisions on all shoreline permits that are directly
related to a permit for which the City Council is the final review authority, such as but not
limited to preliminary plats and planned unit developments. In these instances the
Planning Commission shall hold a public hearing and make a recommendation to the
City Council pursuant to the consolidated review process contained in Section 17.06.

D.

A shoreline permit shall be applied for on forms provided by the Administrator. At a
minimum, such applications shall include the following information:
1. The name, address and phone number of the applicant;
2. The name, address and phone number of the applicant’s representative;
3. The name, address and phone number of the property owner, if different than the
applicant;
4. The address, location and legal description of the property that is the subject of the
proposed development;
5. The name of the shoreline (water body) that the site of the proposed development is
associated with;
6. A general description of the subject property as it now exists including its use,
physical and ecological characteristics, improvements and structures;
7. A general description of the vicinity of the proposed project including identification of
the adjacent uses, structures and improvements, intensity of development and
physical and ecological characteristics;
8. A vicinity map showing the relationship of the property and proposed development or
use to roads, utilities, existing developments and uses on adjacent properties;
9. A description of the proposed development, including a description of anticipated
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impacts to on-site vegetation, topography and natural systems and processes;
10. A site plan or plans showing the existing and proposed conditions of the property,
including showing the locations of the property boundary, the ordinary high water
mark, any critical areas, existing and proposed development, existing vegetation,
proposed vegetation alterations and landscaping, existing and proposed site
contours, and existing and proposed structures;
11. A statement describing the anticipated impacts of the proposed development on
views, critical areas, and shoreline functions and processes;
12. A statement explaining how the proposed development is consistent with the policies
of the Shoreline Management Act, and the applicable goals, policies and regulations
of the Shoreline Master Program;
13. The signature of the applicant and the property owner;
14. Additional information as determined necessary by the Administrator;
15. The Administrator may waive components of the above permit requirements with the
issuance of a waiver letter based upon a written request by the applicant.
E.

The applicant shall complete the application form, return the application to the
Community Development Services Department along with the following:
1. A listing of the names and addresses of owners of property within three hundred feet
from the proposed development;
2. A completed SEPA environmental checklist, if required; and
3. Payment of the appropriate fees.

F.

Upon receipt of a properly completed application, the Administrator shall provide for
permit processing and notification consistent with WAC 173-27-110 and pursuant to the
permit administration procedures contained in Chapter 17.06 BMC.

G.

At a minimum, a thirty (30) day comment period shall be provided following notification
prior to consideration of the matter and final action by the Planning Commission.

H.

Notice of the final action on a permit application, whether it is an approval, a denial or a
revision, shall be provided to the applicant and all parties of record and shall be filed with
the Department of Ecology in the manner set forth in WAC 173-27-090.

17.81.040

Substantial Development Permit Criteria.

A.

A Shoreline Substantial Development Permit shall be granted only if the development is
consistent with the intent of the Shoreline Management Act and determined consistent
with the Blaine Shoreline Master Program.

B.

Consistency with the Blaine Shoreline Master Program shall include consistency with the
applicable goals, policies and regulations contained in the Shoreline Master Program
and compliance with all applicable provisions of this Chapter.

17.81.050

Conditional Use Permit Criteria.

A.

The purpose of a conditional use permit is to allow greater flexibility in varying the
application of the use regulations of the Program in a manner consistent with the policies
of RCW 90.58.020: PROVIDED that, conditional use permits may also be granted in a
circumstance where denial of the permit would result in a thwarting of the policy
enumerated in RCW 90.58.020. In authorizing a conditional use, special conditions may
be attached by the City or the Department of Ecology to prevent undesirable effects of
the proposed use.

B.

Uses which are classified or set forth in the Program as conditional uses may be
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authorized provided the applicant can demonstrate all of the following:
1. That the proposed use is consistent with the policies of RCW 90.58.020 and the
provisions of the Program;
2. That the proposed use will not interfere with the normal public use of public
shorelines;
3. That the proposed use of the site and design of the project is compatible with other
permitted uses within the area;
4. That the proposed use will cause no unreasonable adverse effects to the shoreline
environment in which it is to be located; and
5. That the public interest suffers no substantial detrimental effect.
C.

Other uses which are not classified or set forth in the Program may be authorized as
conditional uses provided the applicant can demonstrate, in addition to the criteria set
forth in Section 17.81.050(B), that extraordinary circumstances preclude reasonable use
of the property in a manner consistent with the use regulations of the Program.

D.

Uses which are specifically prohibited and named by the Program may not be authorized
as a conditional use.

E.

In the granting of any conditional use permits, consideration shall be given to the
cumulative impact of additional requests for like action in the area such that if conditional
use permits were granted for other developments in the area where similar
circumstances exist, the total of the conditional uses shall remain consistent with the
policies of RCW 90.58.020 and shall not produce substantial adverse effects to the
shoreline environment.

17.81.060

Variance Permit Criteria.

A.

The purpose of a variance permit is strictly limited to granting relief from specific bulk,
dimensional or performance standards set forth in the Program where there are
extraordinary or unique circumstances relating to the property such that the strict
implementation of the Program will impose unnecessary hardships on the applicant or
thwart the policies set forth in RCW 90.58.020.

B.

Variance permits shall be granted only in a circumstance where denial of the permit will
result in a thwarting of the policy enumerated in RCW 90.58.020, and where
extraordinary circumstances are shown and where the public interest suffers no
substantial detrimental effect.

C.

Variance permits may be authorized provided the applicant demonstrates all of the
following:
1. That the hardship described above is specifically related to the property, and is the
result of unique conditions such as irregular lot shape, size, or natural features and
the application of Program, and not from deed restrictions, the actions of the
applicant or other similar circumstance;
2. That the design of the project is compatible with other permitted activities in the area
and will not cause adverse effects to adjacent properties or the shoreline
environment;
3. That the requested variance permit does not constitute a grant of special privilege
not enjoyed by other properties in the area, and is the minimum necessary to afford
relief;
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4. That the public rights of navigation and use of the shorelines will not be adversely
affected;
5. That the public interest will suffer no substantial detrimental effect, and
6. For developments and/or uses located landward of the OHWM or outside of a
wetland, that the strict application of the bulk, dimensional or performance standards
set forth in the Program creates a hardship and precludes or significantly interferes
with a reasonable use of the property not otherwise specifically prohibited by the
Program; or,
7. For developments and/or uses located waterward of the OHWM or within a wetland,
that the strict application of the bulk, dimensional or performance standards set forth
in the Program creates a hardship and precludes all reasonable use of the property
not otherwise specifically prohibited by the Program;
D.

In the granting of any variance permits, consideration shall be given to the cumulative
impact of additional requests for like actions in the area such that if variances were
granted to other developments in the area where similar circumstances exist the total of
the variances shall remain consistent with the policies of RCW 90.58.020 and shall not
produce substantial adverse effects on the shoreline environment.

E.

Requests for varying the use to which a shoreline area is to be put are not requests for
variances, but rather requests for conditional uses. Such requests shall be evaluated
using the criteria set forth in Section 17.81.050 of the Program.

17.81.070

Permit Conditions.

A.

In granting, revising or extending a shoreline permit or shoreline exemption, the City may
attach such conditions, modifications, or restrictions thereto regarding the location,
character, and other features of the proposed development deemed necessary to assure
that the development will be generally consistent with the permit criteria set forth in,
Sections 17.81.040, .050 and .060 of this Chapter, with the provisions of the State
Environmental Policy Act, RCW 43.21C, with the applicable goals, policies and
regulations of the Blaine Shoreline Master Program and to meet the intent of RCW
90.58.020.

B.

Development pursuant to a shoreline permit of any type shall not be authorized nor
commenced until 21 days from the “date of filing” or until all review proceedings initiated
within the 21 days from the date of such filing have terminated.

C.

Construction authorized pursuant to a shoreline permit of any type shall be commenced
or, where no construction is involved, the use or activity shall be commenced within two
years from the effective date of the permit as defined in WAC 173-27-090(3) and shall
be completed within five years from the effective date; PROVIDED, the City Council may
authorize a one-year extension to either or both of these timing requirements.

D.

Date of Filing.
1. The “date of filing” of a final action of the City on a substantial development permit, or
on a denial of an application for a variance or conditional use permit, is the date of
actual receipt of a completed filing of the action by the Department of Ecology.
2. The “date of filing” of a variance or conditional use permit approved by the City is the
date the Department’s decision on the permit is transmitted to the City and the
applicant.
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17.81.080

Appeals.

A.

Any person aggrieved by the granting, denying or rescinding by the City of Blaine of a
Shoreline Substantial Development Permit, Shoreline Conditional Use Permit or Shoreline Variance Permit may appeal the action of the City to the State Shoreline Hearings
Board by filing a request for review within twenty-one (21) days of the date of filing of the
permit. The date of filing is defined in RCW 90.58.140(6). The procedure for filing a
request for review is set forth in RCW 90.58.180.

B.

Appeals of decisions and determinations made by the Administrator in the administration
of the Program shall be filed and processed consistent with the procedures established
under Section 17.06.180 of the Blaine Municipal Code; provided, that the Hearing
Examiner shall make the final decision on any such administrative appeal.

17.81.090

Enforcement.

A. The enforcement provisions of RCW 58.17 and WAC 173-27-240 through 173-27-310
shall apply.
B. The Shoreline Administrator and/or a designated representative shall enforce all
provisions of the Master Program. The Shoreline Management Act calls for a
cooperative enforcement program between local and state government. It provides for
both civil and criminal penalties, orders to cease and desist, orders to take corrective
action and permit rescission. The choice of enforcement action and the severity of any
penalty should be based on the nature of the violation and the damage or risk to the
public or to public resources. The existence or degree of bad faith of the persons subject
to the enforcement action, the benefits that accrue to the violator, and the cost of
obtaining compliance may also be considered.
17.81.100

Penalties.

Any person found to have willfully engaged in activities on the City's shorelines in violation of
the Shoreline Management Act of 1971 or in violation of the City's Shoreline Master Program,
rules or regulations adopted pursuant thereto shall be subject to the penalty provisions of the
BMC.
17.81.110

Violations and Subsequent Development and Building Permits.

No building permit or other development permit shall be issued for any parcel of land developed
or divided in violation of this Master Program. All purchasers or transferees of property shall
comply with provisions of the Act and this Master Program and each purchaser or transferee
may recover damages from any person, firm, corporation, or agent selling, transferring, or
leasing land in violation of the Act or this Master Program including any amount reasonably
spent as a result of inability to obtain any development permit and spent to conform to the
requirements of the Act or this Master Program as well as costs of investigation, suit, and
reasonable attorney's fees occasioned thereby. Such purchaser, transferee, or lessor, as an
alternative to conforming their property to these requirements, may rescind the sale, transfer, or
lease and recover costs of investigation, litigation and reasonable attorney's fees occasioned
thereby from the violator.
17.81.120

Public and Private Redress.

A. Any person subject to the regulatory program of the Master Program who violates any
provision of the Master Program or the provisions of a Permit issued pursuant thereto
shall be liable for all damages to public or private property arising from such violation,
including the cost of restoring the affected area to its condition prior to such violation.
B. The City Attorney may bring suit for damages under this section on behalf of the City.
April 2014
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Nothing in this section precludes private persons from bringing suit for damages on their
own behalf. If liability has been established for the cost of restoring an area affected by
violation, the court shall make provisions to assure that restoration will be accomplished
within a reasonable time at the expense of the violator.
C. In addition to such relief, including monetary damages, the court, in its discretion, may
award attorneys' fees and costs of the suit to the prevailing party.
17.81.130

Fees for Permits Obtained After Development

A. Triple fees for permits obtained after development. Permits obtained following, rather
than prior to, the establishment of a development or use shall be three (3) times the
normal amount. This provision is in addition to the enforcement measures contained in
this chapter and in the BMC.
B. Delinquent permit penalties shall be paid in full prior to resuming the use or activity.

April 2014
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ORDINANCE NO. 09- 2729
AN ORDINANCE OF THE CITY OF BLAINE, WASHINGTON,

UPDATING

BLAINE MUNICIPAL CODE, TITLE 17, CHAPTER 17. 82, CRITICAL AREAS
MANAGEMENT, BASED ON BEST AVAILABLE SCIENCE, TO REGULATE
IMPACTS

TO WETLANDS,

FISH

AND WILDLIFE

HABITAT, AND

SOLE

SOURCE AQUIFERS, AND TO MITIGATE POTENTIAL DANGERS FROM
GEOLOGICALLY HAZARDOUS AREAS AND FREQUENTLY FLOODED
AREAS PURSUANT TO THE GROWTH MANAGEMENT ACT

WHEREAS, the Growth Management Act requires adoption of regulations designating
and protecting critical areas ( defined to include wetlands, geologically hazardous areas, fish
wildlife
habitat areas, and frequently flooded areas), and through recent state
and
amendments also requires that such regulations and actions shall be based upon the " best
available science"; and

WHEREAS, the City has inventoried and mapped critical areas within the City and
provided science- based regulations to protect critical areas in compliance with the Growth
Management Act and the federal Endangered Species Act; and
WHEREAS,
Determination

of

pursuant

RCW

to

Non- Significance

Chapter 43. 21C,

on

February

13,

the City' s SEPA Official filed a
addressing the draft revised

2009,

amendments to the critical areas regulations; and

WHEREAS, the Planning Commission conducted two duly advertised public hearings
on the draft revised critical areas regulations pursuant to RCW 35A. 63. 100 on November 13,

2008, and again on March 12, 2009, for the purpose of receiving public comments and
testimony on the draft revised regulations; and
WHEREAS,

the Planning Commission conducted eight work- sessions; August 11,

2008; October 23, 2008; November 13, 2008; November 19, 2008; January 22, 2009; March
16, 2009; April 16, 2009; and April 23, 2009, addressing draft amendments to the critical areas
regulations; and

WHEREAS, the Planning Commission and City Council conducted one joint
worksession on December 18, 2008, addressing the draft amendments to the critical areas
regulations; and

WHEREAS, on April 23, 2009, the Planning Commission recommended adoption of

revised draft amendments to the Critical Areas Management regulations to the City Council;
and

WHEREAS, the City Council reviewed this recommendation at a study session on May
4 and again on May 11, 2009; and
WHEREAS,
record and

planning

on

May

11,

commission

2009, the City Council held a public meeting to review the
findings,

and to further consider the proposed amendments

and elected to hold an additional study session; and
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WHEREAS, on June 8, 2009, the City Council conducted a duly advertised public
hearing to receive public comment and to further consider the proposed amendments and
elected to hold an additional study session; and
WHEREAS, the City Council held a study session on June 15, 2009, and again on July
13, 2009, to further consider the proposed amendments and recommend changes; and

WHEREAS, on July 27, 2009, the City Council held a public meeting to review and
discuss the recommended changes and, subsequently, voted to approve the proposed
amendments;

THEREFORE,

NOW,

THE

CITY

COUNCIL

OF

THE

CITY

OF

BLAINE,

WASHINGTON, ORDAINS AS FOLLOWS:
SECTION 1:

Findings.

1. The Washington State Legislature enacted the Growth Management Act ( GMA) in 1990.
GMA requires cities to adopt development regulations that protect critical areas that are
required to be designated under RCW 36. 70A. 170.

2. GMA also requires cities to periodically review and update development regulations
protecting critical areas.
3. Critical areas that must be designated under GMA include wetlands, areas with a critical

recharging effect on aquifers used for potable water, frequently flooded areas, geologically
hazardous

areas, and

fish

and wildlife

habitat

conservation areas (" Critical

Areas").

4. Wetlands perform a variety of beneficial functions, including:
Habitat diversity and food chain support for fish and wildlife;
Erosion control and shoreline stabilization;

Maintenance of stream flows by gradually releasing stored water after floods and wet
seasons;

Storage of storm and flood waters;

Improvement of water quality through filtration and retention of sediments, nutrients and
contaminants;

Groundwater recharge; and

Education, scientific study, and aesthetic appreciation.
Wetland protection is important because in many situations these functions cannot be
adequately replicated or replaced. Wetlands are identified and rated according to the
Washington State Wetland Identification and Delineation Manual, and Washington State

Rating System ( Western Washington), prepared by the Department of Ecology. The
scientific literature supports protective buffers of relatively intact native vegetation to
adequately protect wetland functions and values. However, in an urban area such as the
incorporated City of Blaine, flexible application of these protection mechanisms is necessary to
allow urban levels of development to take place while still protecting the functions and values

Wetland

of wetlands.

5. Fish and wildlife habitat conservation areas perform many important physical and biological

functions that benefit the City of Blaine and its residents, including but not limited to:
maintenance of species diversity and genetic diversity; food, cover, nesting, breeding and
movement for fish and wildlife. They also serve the human community as areas for recreation,
education scientific study and aesthetic appreciation; neighborhood separation and visual

diversity within urban areas. Streams and their riparian edges serve numerous natural
functions and values. These functions include wildlife and fisheries habitat, water quality
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protection, flood protection, shoreline stabilization, stream flow stabilization, and ground water

recharge and discharge. In many situations these functions cannot be adequately replicated or
replaced. The scientific literature supports the inclusion of protective buffers for streams to

provide sediment control, nutrient inputs to downstream waters, large woody debris, and other
functions important to riparian areas. The Washington Department of Fish and Wildlife has
prepared management recommendations for the preservation of habitat and species, which
are based on the best available science, and include, in some instances, recommended
protective buffer distances.

6. Geologically hazardous areas are areas that, due to their susceptibility to erosion, sliding,
earthquake, or other geological events, may expose development to risks that are inconsistent
with the protection of public health and safety. These include landslide hazard areas, seismic

hazards, mine hazards, alluvial fans, and erosion hazards areas. These types of events may,
also cause disruption of commerce and governmental services, and public expenditures, all of

which can adversely affect the public health, safety, and general welfare. Geologic hazards
may be exacerbated by development and human activity in sensitive areas. Management of
such areas includes limited development and human activity within or adjacent to the geologic
hazard, or engineering that fully addresses the potential hazard.
7. Critical Aquifer Recharge Areas: An aquifer is a permeable subsurface soil or rock layer that

is capable of storing, transmitting and supplying a significant amount of ground water to wells

or springs. Critical aquifer recharge areas are areas that have been identified as having a
critical effect on aquifers used for potable water and as being highly susceptible to
groundwater contamination. A goal of the Chapter 17. 82 is to preserve, protect, and conserve

Blaine' s groundwater resources for current and future generations by protecting these areas
from contamination. WAC 365- 190- 080 defines well head protection areas, sole source
aquifers, special protection areas, and other areas that are susceptible or vulnerable to ground

water contamination as areas with a critical recharging effect on aquifers used for potable
water ( also referred

to

as critical aquifer recharge areas),

the City of Blaine' s drinking water
comes from groundwater supplies, once ground water is contaminated it is difficult, costly, and
sometimes impossible to clean up, preventing groundwater contamination is necessary to
avoid exorbitant costs, hardships, and potential physical harm to people. The City of Blaine
utilized numerous state resources to develop regulatory protection provisions for Aquifer
Recharge Areas, including Guidance Document for Establishment of Critical Aquifer Recharge

Area Ordinances, by the Department of Ecology, 2000, which includes scientific
recommendations for protecting groundwater, including limiting certain uses and the intensity
of development in critical aquifer recharge areas, and potable water is an essential lifesustaining element.

8. Frequently flooded areas are areas located along rivers, streams and coastal areas that are

inundated by a depth, velocity, intensity and frequency of flood waters during major events that
are of such a magnitude that they pose significant, and potentially devastating, risks to human

life and property. Development activities proposed within frequently flooded areas must
mitigate for flood hazards. Frequently flooded areas include the 100- year floodplain and the

floodway. These special flood hazard areas are identified by the Federal Emergency
Management Agency in a scientific and engineering report entitled " The Flood Insurance
Study, Whatcom County, Washington, All Jurisdictions," dated November 16, 2007. With
accompanying Flood Insurance Rate Maps ( FIRM), dated November 16, 2007, the study is
adopted by reference and declared to be a part of Chapter 17. 86, Flood Hazard Regulations.
9. The Critical Areas update is consistent with the Comprehensive Plan, and was developed in
accordance with an adopted public participation process.

10. The development of residences, businesses, shopping areas and other structures have the
potential of adversely and significantly impacting the functions and values of Critical Areas.
11. Unrestrained development may result in cumulative impacts to those functions and values
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of environmental ecosystems that contribute to and are necessary for a healthy natural
environment and perceived quality of life.

12. Studies confirm that it is more costly to remedy the loss of Critical Area functions and
values than to conserve and protect them from loss or degradation.

13. In determining what Critical Areas are to be afforded a particular degree of protection, the
City of Blaine has evaluated a wide range of the best available science with respect to the
Critical Areas to make informed decisions that meet the intent of the Growth Management Act
and that are also reflective of local needs.

14. Critical Areas may also be protected through other programs and standards including:
Stormwater management standards;
Forest Practices Act;
Shoreline Management Act & the Blaine Shoreline Master Program;

State Environmental Policy Act ( SEPA);
Building and Construction Permits;
Land use regulations and site plan review;

Land clearing Best Management Practices;

Public Education and other non- regulatory tools.
15. A SEPA Environmental Checklist was completed and a Determination of Non- Significance

issued, with notice published in the Bellingham Herald, on February 13, 2009.
16. The U. S. Constitution prohibits the taking of private property without just compensation.
17. The regulations set forth herein are adopted in order to:
a.

Minimize development impacts to critical areas and protect the beneficial uses, natural
functions and values of critical areas;

b.

Protect the quality and quantity of water resources and the species inhabiting local
waterways, marine waters and wetlands;

c.

d.

Protect species listed as threatened or endangered and their habitats;

Protect unique, fragile and/ or valuable elements of the environment, including ground
and surface waters, wetlands, anadromous fish species, shellfish, and other fish and
wildlife and their habitats;

e.

Prevent erosion and loss of slope and soil stability caused by removal of trees, shrubs
and root systems of vegetative cover;

f.

g.
h.

Protect the public against potentially avoidable losses from landslide, subsidence,
erosion, flooding and other natural hazards;
Alert the public to natural conditions that pose a hazard or otherwise limit development;
Avoid or minimize adverse environmental impacts to critical areas and mitigate
unavoidable impacts;

i.

Protect property rights, allow for flexible compliance and minimize regulatory impacts

on development;

j.
k.

Establish critical area protection standards and procedures that are consistent with
state and federal regulations pertaining to critical areas; and
Meet the requirements of the Washington Growth Management Act ( RCW 36. 70A) with
respect to the protection of critical areas.

18. The Amendments to Chapter 17. 82 Critical Areas Management, attached as Exhibit A, are
declared and found to be consistent with relevant substantive and procedural laws, and in
particular the Washington State Growth Management Act of 1990, as amended, and the
Blaine Comprehensive Plan.
SECTION 2:

Title 17, Division 5 Environmental and Cultural Resource Management is
hereby amended as follows:
1.
Chapter 17. 82 and existing text is deleted;
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2.

Chapter 17. 83 and existing text is deleted;

3.

A new chapter titled Chapter 17. 82 CRIITICAL AREAS MANAGEMENT and new text,
attached as Exhibit A, is incorporated into the Blaine Municipal Code.

Severability. If any section, subsection, clause or phrase of this ordinance is for
any reason held to be invalid or unconstitutional, such decision shall not affect the validity of
the remaining portions of this Ordinance.
SECTION 4:

SECTION 5:

Effective Date. This Ordinance shall take effect and be in force from and after

its passage by the City Council and approval by the Mayor, if approved, otherwise, as provided
by law and five days after the date of posting for publication.
PASSED BY THE CITY COUNCIL OF THE CITY OF BLAINE, WASHINGTON on the 27th

day of July, 2009, and approved by the Mayor on the same day.

CITY OF BLAINE, WASHINGTON

Bonnie Onyon
Mayor

ATTES

ENTI

Sherile111111111111

S

° TE:

'

City Clerk
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Exhibit A
CITY OF BLAINE

AMENDMENTS TO
CHAPTER 17. 82, BMC

CRITICAL AREAS
MANAGEMENT
Ordinance# 09- 2729 amendments:

Division 5. Environmental and Cultural Resource Management
17. 80 SEPA Guidelines( no change)
17. 81 Shoreline Management Master Program ( no change)

17. 82 Critical Areas Management( Previous language replaced by new text- below)
17. 84 Land Disturbance( no change)

17. 85 Cultural Resources and Archaeological Site Management( no change)
17. 86 Flood Hazard Regulations ( no change)
17. 89 Fees ( no change)

Chapter 17. 82
CRITICAL AREAS MANAGEMENT
New Text)

PART ONE: INTRODUCTION

17. 82. 010 Purpose and Intent.
A. A fundamental principal of The Growth Management Act is to reduce urban sprawl through the
identification of Urban Growth Areas( UGA) and the containment of growth and development within

these urban boundaries. This Chapter is not intended to hinder the city' s requirement to implement
this state mandate or to reduce the lawful right of property owners to use their property as they
choose.

The purpose of this chapter is to carry out the goals of the city of Blaine comprehensive plan and the
State of Washington Growth Management Act( RCW 36.70A) and its implementing rules by
designating and classifying critical areas and establishing development regulations to protect the

Exhibit A Amendments to Ch 17. 82, CRITICAL AREAS MANAGEMENT( Ord.# 09- 2729)
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functions and values of critical areas and the ecological processes that sustain them while allowing for
appropriate economically beneficial or productive use of land and property.
B.

C.

Critical areas addressed in this chapter include:
1.

Wetlands;

2.

Geologically hazardous areas;

3.

Fish and wildlife habitat conservation areas;

4.

Critical aquifer recharge areas; and

5.

Frequently flooded areas.

The regulations set forth herein are adopted in order to:
1.

Minimize development impacts to critical areas and protect the beneficial uses, natural functions

2.

Protect the quality and quantity of water resources and the species inhabiting local waterways,

and values of critical areas;

marine waters and wetlands;

3.

Protect species listed as threatened or endangered and their habitats;

4.

Protect unique, fragile and/ or valuable elements of the environment, including ground and surface
waters, wetlands, anadromous fish species, shellfish, and other fish and wildlife and their
habitats;

5.

Prevent erosion and loss of slope and soil stability caused by removal of trees, shrubs and root
systems of vegetative cover;

6.

Protect the public against potentially avoidable losses from landslide, subsidence, erosion,
flooding and other natural hazards;

7.

Avoid or minimize adverse environmental impacts to critical areas and mitigate unavoidable
impacts;

9. Establish critical area protection standards and procedures that are consistent with state and federal

regulations pertaining to critical areas.
D.

It is not the intent of this Chapter to make a parcel of property unusable by its owner, nor is it
intended to prevent the provision of public facilities and services necessary to support existing and

planned development. To that end, the following guidelines shall be applied in the administration of
this chapter:

1.

Build an increasingly accurate data base and use it to educate and alert owners, potential
purchasers, real estate agents, appraisers, lenders, builders, developers and other members of the

public to natural conditions that pose a hazard, are environmentally sensitive, or otherwise limit
development.
2.

3.

Develop compliance review procedures and development options that can further minimize the
impacts of this chapter on property owners and their lawful development projects.
Administer this chapter with flexibility. Administratively, provide the applicant with the full
range of opportunities available to achieve compliance with this chapter.

4.

Every site is unique. Focus compliance review on the site- specific characteristics of the critical
area within the context of the proposed land use and the long term viability of the ecological
process that sustains it.

5.

Streamline the Critical Areas compliance review process to be short, simple and economical.

17.82. 020 Authority.
This chapter is adopted under the authority of Chapters 36.70 and 36. 70A RCW and Article 11 of the
Washington State Constitution.

Exhibit A Amendments to Ch 17. 82, CRITICAL AREAS MANAGEMENT( Ord.# 09- 2729)

Approved 7/ 27/ 09

2

PART TWO: GENERAL PROVISIONS

17. 82. 030 Applicability and Severability.
A. This chapter shall apply to:

B.

1.

All land and water areas within the corporate limits of the city of Blaine;

2.

All land uses and development, all construction of structures and other facilities;

3.

All alterations to land or vegetation in critical areas and their buffers.

All land and water areas within the corporate limits of the city of Blaine, and shall be consistently
applied to all land uses and development, all construction of structures and other facilities, and all

alterations to land or vegetation in areas meeting the definition and criteria for critical areas and
critical area buffers as set forth in this chapter, except as specifically exempted under Section
17. 82. 090.
C.

This chapter shall not apply to those areas coming under the jurisdiction of the city of Blaine
Shoreline Master Program under the following conditions:
1.

2.

Prior to final approval by the Washington State Department of Ecology of an updated shoreline
master program consistent with RCW 90. 58 and WAC 173- 26, this chapter shall not apply to
areas coming under the jurisdiction of the city of Blaine Shoreline Master Program;
Following final approval by the Washington State Department of Ecology of an updated shoreline
master program consistent with RCW 90. 58 and WAC 173- 26, this chapter shall not apply to
areas coming under the jurisdiction of the city of Blaine Shoreline Master Program, except to the
extent that provisions set forth in this chapter are specifically incorporated by reference into the
updated shoreline master program.

D.

Should any section or provision of this chapter be declared invalid, such determination shall not affect
the validity of this chapter as a whole, nor the validity of the remaining sections and provisions
contained herein.

17. 82. 040 Interpretation.
In the interpretation and application of this chapter, all provisions shall be considered to be the minimum

necessary and shall be liberally construed to serve the purpose of this chapter.

17. 82. 050 Relationship to Other Regulations.
A. The regulations contained in this chapter are intended to implement the guidance in the Blaine
Comprehensive Plan.
B.

C.

D.

These regulations are additional to, and coordinate with, the Blaine Shoreline Master Program, and

other applicable regulations adopted by the city of Blaine.
This chapter shall apply as an overlay to other regulations established by the city. In the event of any
conflict between these regulations and any other regulations, the more restrictive shall apply.
Compliance with the provisions of this chapter shall not be construed as constituting compliance with
any other applicable regulation.

17. 82. 055 Best Available Science.
A. The Growth Management Act requires jurisdictions to include the" best available science" when

designating and protecting critical areas. The" best available science" is that scientific information

applicable to this chapter that is prepared by local, state or federal natural resource agencies,
scientifically based peer reviewed literature, a qualified scientific professional or a team of qualified
scientific professionals, that is consistent with the criteria established in WAC 365- 195- 900 through
365- 195- 925.
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B.

The Growth Management Act also requires the implementation of" conservation or protection

measures necessary to preserve or enhance anadromous fish and their habitat( WAC 365- 195- 900
through 365- 195- 925)." Anadromous fish are those that spawn and rear in freshwater and mature in

the marine environment, including salmon and char( bull trout). These measures are primarily
addressed in the City of Blaine Shoreline Management Program. However, habitat and water quality
measures have been incorporated into the regulatory provisions of this chapter.
C. " Best available science" shall be used in developing policy and regulations to protect the functions
and values of critical areas.

D. The City shall require the use of" best available science" in all site-specific critical area reports and
related decisions to protect the functions and values of critical areas.

17. 82. 060 Critical Area Maps.

A. The city has prepared maps indicating the general locations of known or potential critical areas within
the city of Blaine. The maps are based on the best available scientific information and include natural
resource information gathered through field inventory, as well as information prepared by state and
federal natural resource agencies. These maps shall be hereafter referred to as the" Critical Areas

Maps" of the city of Blaine.
B. The Critical Area Maps do not have regulatory authority. However they shall be used to assist both
the city and the property owner in achieving compliance with this chapter.
C.

The Critical Area Maps are based on the best available scientific information and summarize natural

resource information gathered through field inventory by local officials, as well as information
gathered and prepared by state and federal natural resource agencies. Source data publications
include but are not limited to:
1.
2.
3.

City of Blaine Shoreline Inventory, 2005.
City of Blaine Wetlands Inventory, 2004.
City of Blaine Planning Department. Data complied from GIS data including: zoning,
area( acres), impervious surface, transportation, slope, FEMA, bulkheads and jetties, and
stormwater facilities, 2006.

4.

City of Blaine Community Development, Geological Hazard Areas and Steep Slopes,
2003.

5.

City of Blaine, Comprehensive Parks and Recreation Plan, 2004.

6.

Reid, Alfred, Blaine Shoreline Cultural Resources, 2006.

7.

United States Department of Agriculture, National Resources Conservation Services

NRCS), Soil Survey of Whatcom County, http:// ice.or.nres.usda. gov/website/whatcom/
viewer.htm.
8.

Washington State Department

of

Archaeology& Historic Preservation, The Washington

Information System for Architectural and Archaeological Records Data( WISAARD),

www.oahp.wa.gov/pages/ wisaardlntro. htm, 2006.
Washington State Department of Ecology, Digital Coastal Atlas, 2006.
10. Washington State Department of Ecology, Shoreline Aerial Photos, 2006.

9.

11. Washington State Department of Ecology, Confirmed and Suspected Contaminated Sites
Report, 2006.

12. Washington State Department of Ecology, Oblique Aerial Photographs, 2003.
13. Washington State Department of Ecology, Washington State Water Quality Assessment
303( d) Listed Water for 1998, 2006

14. Washington State Department of Fish and Wildlife, Priority Habitats and Species, 2006.
15. Schmalz, Dave, Drayton Harbor Avian Survey Maps, 2005.
16. Washington State Department of Fish and Wildlife, Priority Habitats and Species Data
Maps, May 3, 2006.
17. Washington State Department of Fish and Wildlife, SalmonScape, 2006.
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18. Washington State Department of Fish and Wildlife, Species of Concern in Washington
State, 2006.

19. Whatcom County Marine Resources, http:// www.whatcom- mrc.wsu.edu/ MRC/
index.htm, 2006.

20. Whatcom County Planning Department and Development Services, Draft Shoreline
Management Program Update 2006.

21. Whatcom County Planning and Development Services, Critical Areas Maps, 2005.
D. The community development director or designee shall update the Critical Areas Maps to reflect new
information and best available science as it becomes available. The city shall make the maps
available to the public upon request.

E.

The Critical Areas Maps shall be utilized as a source of generalized information and shall not be used
to determine the absolute presence, absence, or boundaries of a critical area or as substitute for sitespecific assessment. Critical area locations and boundaries shown on the Critical Areas Maps are

approximate and do not include buffers that may be associated with critical areas. With the exception
of frequently flooded areas whose locations are identified on maps prepared by the Federal
Emergency Management Agency, the actual type, extent, and boundaries of critical areas shall be
determined by a qualified consultant and confirmed by the administrator on a site- specific basis,
consistent with the best available science and the provisions established in this chapter.

17.82. 062 City-Approved Consultants.
A. The director shall maintain a list of consultants qualified to perform professional work required in this

chapter including critical area identification, delineation, management recommendations, restoration,
mitigation and long term management plans.
B.

Consultant eligibility. Wetland, geotechnical, stream, and wildlife consultants become eligible for
inclusion on the city-approved consultant list by complying with specific criteria administratively
established by the director after consultation with professionals in each field of science.

C.

Removal. A consultant will be removed from the list if any of the criteria for inclusion on the City
approved consultant list are not met during the course of any single project review.
1.
If during the course of a project review, it is determined that a third-party professional evaluation
of the consultant' s report is required, the costs associated with the third-party shall be shared
equally between the city and the applicant.
2.

Prior to removal from the City approved list, the City shall provide written notice of the City' s
removal, the consultant shall have thirty( 30) days from the date of mailing of the City' s letter
advising of the removal to provide any information to the City administrator why the consultant
shall not be removed. If no response is received from the consultant, the removal shall become
final with no further action required.

3.

If the consultant does provide information supporting remaining on the approved list, the City

4.

No further reports from a consultant shall be accepted by the city, upon issuance of a letter
notifying the consultant of their removal, until such time as the consultant is re-instated on the

5.

A decision to add or remove a consultant from the approved consultant list shall be made in

shall review that information and attempt to respond within ten( 10) business days.

list.

writing and regarded as a final administrative decision appealable under the provisions of
17. 06. 080.

17. 82. 065 Authorizations Required.

A. No proposed development or other activity requiring development permit approval or building
permit approval , or any other alteration of land, water, or vegetation within a critical area or its
standard buffer, except as specifically allowed under Section 17. 82. 0100, shall be permitted
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without prior authorization from the administrator unless otherwise authorized in specific sections
of this chapter.

B.

Authorizations by permit shall be provided in the context of the permit approval. The city of
Blaine shall insure that the provisions of this chapter are met in conjunction with review of all

applications subject to review under Titles 15 and 17, BMC, and any other permit or approval
required by the Blaine Municipal Code, as amended, that is not expressly exempted by this
chapter.

C.

Authorizations without associated development or building permit shall be provided as a Final
Critical Areas Determination by the director. The following activities shall be subject to the
provisions of this chapter when they occur within critical areas, or their buffers, regardless of
whether or not another permit or approval from the city is required:
1.
Clearing or alteration of vegetation, grading, dumping, excavating, discharging, or filling
with any material, including the creation of new impervious surfaces; and
2. Constructing, reconstructing, demolishing or altering the size of any building, structure,
infrastructure or facility.

17. 82. 070 Administrative Procedures.

A. The community development director or designee shall be the administrator of the provisions set forth
in this chapter.
B.

Critical Areas Review is an administrative action not subject to the project permit review procedures

pursuant to Section 17. 06. 030.A.8. g. The review time limits are defined by 17. 06.030.B.
17. 82. 075 Appeals.
Appeals of a final decision shall be submitted pursuant to BMC 17. 06. 180, Appeals.

17. 82. 080 Fees.

The fees for processing of applications and approvals required pursuant to this chapter shall be as set forth
in the city' s unified fee schedule. These fees shall be established based on the anticipated direct costs to
the city for review of any given application. In addition to the fees set forth in the city' s unified fee
schedule, the applicant shall be responsible for paying all costs to the city for services provided by a
qualified consultant retained by the city to perform critical areas review.
17. 82. 085 Site Inspections.
Applications for permits and approvals required pursuant to this chapter shall include a certification

signed by the property owner granting the city the right to enter upon and access the property for the
purpose of completing reasonably necessary site inspections. The administrator is authorized to make site
inspections and take such actions as necessary to administer and enforce this chapter. City representatives
shall make a reasonable effort to contact the property owner before entering onto private property.
17. 82. 090 Violations and Enforcement.
A. Violations of this chapter shall be enforced pursuant to Chapter 17. 08, Violations and Enforcement.
B.

In addition to those provisions contained in Chapter 17. 08, any activity found to be not in compliance
with this chapter or any applicable performance requirements or any condition established through the
critical areas review and approval process, such as required mitigation, shall be subject to those

enforcement actions necessary to bring the activity into compliance. In this enforcement function, the
city shall have the authority to require restoration, rehabilitation or replacement measures to
compensate for violations of this chapter, which result in destruction or degradation of the functions
and values of critical areas or required buffer areas.

Exhibit A Amendments to Ch 17. 82, CRITICAL AREAS MANAGEMENT( Ord.# 09- 2729)
Approved 7/ 27/09

6

PART THREE: EXEMPTIONS, ALTERATIONS AND FLEXIBLE USES

There exist a number of specific situations under which the strict application of these regulations may
create unanticipated and disproportionate obstruction to the reasonable and rational use of their property.

Section 3 is intended to add a range of flexible alternatives for those property owners.
17. 82. 100 Exemption from Standard Critical Area Review Requirements.

A. Subject to the limitations established in Subsection( B) of this section, the following development
activity and associated uses and activities shall be exempt from the standard critical area review
procedures and regulatory requirements established in this chapter and the activity may proceed
without action by the administrator:
1.

Class I, II, III and IV special forest practices conducted in accordance with the applicable

standards of the Washington State Forest Practices Act, RCW 76.09, and WAC 222- 16, except

where any of the following applies:
a.

The land is being converted to a use other than commercial forest product production; or

b.

The land is proposed to be converted under a conversion option harvest plan to a use other
than commercial forest product production as provided in RCW 76.09.050 and RCW
76. 09.240; or

c.

The land has been platted after January 1, 1960, as provided in RCW 76.09.050 and RCW
76. 09.240.

2.

Emergency activities necessary to reduce or prevent an immediate threat to public health, safety
and welfare. An emergency is an unanticipated and imminent threat to the public health or safety
or to the environment which requires immediate action within a period of time too short to allow

full compliance with this chapter. The person or agency undertaking such emergency action shall

notify the administrator within one( 1) working day, or as soon as practical following
commencement of the emergency activity. Following such notification, the administrator shall
determine if the action taken was within the scope of the emergency actions allowed in this
subsection. Once the immediate threat has been addressed, any adverse impacts on the critical
areas shall be minimized and mitigated. If the administrator determines that the action taken or

3.

any part of the action taken was beyond the scope of allowed emergency actions, then the
enforcement provisions of Section 17. 82. 170 shall apply.
Normal and routine maintenance or repair of existing structures, utilities, sewage disposal
systems, potable water systems, drainage facilities, ponds, or public and private roads and

4.

driveways associated with existing residential or commercial development.
Normal maintenance, repair, or operation of existing structures, facilities, and improved areas

accessory to a single-family residential use provided no expansion of these operations takes place
within a critical area or associated buffers.
5.

Modification of any existing residence that does not add to or alter the existing use and does not

6.

expand the building footprint or increase septic effluent.
Activities, outside of a critical area or its buffer, involving artificially created wetlands or
artificial watercourses intentionally created from non-wetland sites, including, but not limited to,
grass- lined swales, irrigation and drainage ditches, stormwater detention facilities, and landscape
features, except those features that provide critical habitat for anadromous fish and those features
which were created as mitigation required pursuant to the provisions of this chapter.

7.

Outdoor recreational activities which do not adversely impact critical areas or their buffers.
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8.

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 soil, planting crops, or changing
existing topography, water conditions or water sources.

9.

The lawful operation and maintenance of public and private diking and drainage systems which
protect life and property.
10. Education and scientific research activities which do not adversely impact critical areas or their
buffers.

11. Site investigation work necessary for land use applications such as surveys, soil logs, percolation
tests and other related activities which do not adversely impact critical areas or their buffers. In
every case, critical area impacts shall be minimized and disturbed areas shall be immediately
restored.

12. Maintenance activities such as mowing and normal pruning, provided that such maintenance
activities are limited to existing landscaping improvements and do not expand into critical areas
or associated buffers, do not expose soils, do not alter topography, do not destroy or clear native
vegetation, and do not diminish water quality or quantity.
13. The cutting or pruning of hazard trees in a critical area or associated buffer by the landowner.
14. Fish, wildlife, wetland and/ or riparian enhancement activities not required as mitigation provided

that the project is approved by the U. S. Department of Fish and Wildlife, the Washington State
Department of Fish and Wildlife, or the Washington State Department of Ecology.
15. All activities and land uses within areas subject to the City of Blaine Shoreline Management
Program pursuant to 17. 82. 030. C.

B.

Exempt activities shall use reasonable methods or accepted best management practices to reduce
potential impacts to critical areas and/ or to restore impacted critical areas to the extent feasible

following completion of exempt activities. To be exempt does not give permission to destroy a
critical area or to ignore risk from a natural hazard.
C.

If all or any portion of a proposed development activity meets any of the listed exemption criteria,
then exemption from standard critical areas review shall be established through the following
procedure:

1.

The applicant shall submit an exemption request to the administrator. The request shall describe

the proposed project( or portion thereof) in writing and state the criteria listed in this section
which applies;

2.

The administrator shall review the exemption request for compliance with this chapter and make

3.

a determination, in writing, either certifying or rejecting the exemption;
A copy of the exemption request and subsequent determination shall be included in the file for the
proposed development activity.

17. 82. 110 Nonconforming Development.
A. Any established use or existing structure that was lawfully permitted prior to adoption of the
ordinance codified in this chapter, but which is not in compliance with the standards established in

B.

this chapter, may continue subject to the regulatory provisions contained in Chapter 17. 94
Nonconforming Uses, Title 17, BMC.
Nonconforming structures destroyed by fire, explosion, flood, or other casualty may be replaced or
restored in-kind, provided:
1.

Any reconstruction allowed pursuant to this section must be commenced within one( 1) year of
the time of the damage, consistent with a police or fire district report; provided, a one year

2.

extension may be granted upon compelling evidence that the reconstruction is substantially
progressing and the delay is not solely the result of the owner' s action;
Upon approval of occupancy, the city shall certify in writing that the restored building or
structure is in compliance with this chapter;

3.

Any such restoration shall not expand, enlarge, or otherwise increase the structure' s nonconformity or impact on critical areas.
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17. 82. 120 Critical Areas Exception for Minor Additions & Remodels.
A.

Remodels and additions, including new construction of accessory structures, relating to an existing,
legally established structure or impervious area shall be administratively permitted, provided that the
administrator determines that all of the following criteria are met:
1.
the existing legally established use currently encroaches on a critical area buffer and/ or it can be
demonstrated that the remodel or addition cannot be built in a location outside of the critical area
buffer; and,
2.

The remodel or addition is consistent with the existing use of the site; and,

3.

The impacts on critical area functions and values are avoided and minimized to the maximum
extent possible consistent with this chapter; and,

4.

6.

The affected area is located at least twenty five( 25) feet from the critical area boundary; and
The remodel or addition does not measurably intensify the use; and
There are no changes in slope, slope stability or drainage; and,

7.

The remodel or addition does not increase the affected site, structural/ impervious surface

5.

B.

footprint by more than 700 square feet.
Planting of native vegetation shall take place in an area equal in size to the area of any native
vegetation in a riparian corridor, wetland buffer, steep slope, or steep slope buffer that is removed or
adversely impacted by the development. Any invasive species shall be removed from the planting
area. The planting area shall be on site and, whenever possible, in the same environmentally critical
area or buffer. When this is not possible, the administrator may authorize all or a portion of the

planting to be outside the environmentally critical area or buffer or on another parcel, when, after
consultation with a qualified professional, the administrator determines this will mitigate the impact.

17. 82. 130 Critical Areas Variances.

A. A variance from the dimensional requirements established in this chapter may be granted through
approval of a critical areas variance in accordance with the procedural requirements established in
Title 17 of the Blaine Municipal Code.
B.

The planning commission shall grant a variance only when they find that the applicant has
demonstrated that the request is consistent with all of the following criteria:
1.
Special circumstances and conditions exist which are peculiar to the land or lot( including the
affected critical area), and which are not applicable to other lands or lots; and
2.

3.
4.
5.
6.

The special conditions or circumstances are not the result of actions taken by the applicant; and
The granting of the variance requested will not confer on the applicant any special privilege that
is denied by this chapter to other lands, buildings, or structures under similar circumstances; and
The granting of the variance will not create significant adverse impacts to the identified critical
areas and will not be detrimental to public safety or welfare; and
The proposed design, and use of the property results in the least amount of impact to critical
areas necessary to allow the use or the development to occur; and
Where applicable, the proposed activity mitigates all impacts to functions and values of the
affected critical area and the affected critical area buffers consistent with the requirements set
forth in this chapter.

C.

In granting any variance, the planning commission may establish such conditions and safeguards as

are deemed necessary to secure adequate protection of critical areas, public health safety and welfare,
and to ensure conformity with this chapter.

D. Approval of a variance shall be accompanied by findings that justify the granting of the variance, and
findings that the variance granted is the minimum necessary to allow reasonable use of land, building
or structure.

17. 82. 140 Reasonable Use Exceptions.

Nothing in this chapter is intended to preclude all reasonable economic use of property. If the application
of this chapter would deny all reasonable and economically viable use of the subject property, then the
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use or development of the property may be allowed through approval of a reasonable use exception where
consistent with the provisions set forth in this section. This reasonable use exception process is intended

to apply where a proposal does not meet the criteria for a Critical Area Variance under BMC 17. 82. 140.
A. If the application of this chapter would result in denial of all reasonable and economically viable use

of a property, then a landowner may seek the granting of a reasonable use exception to the standards
of this chapter.

B.

An application for a reasonable use exception shall be submitted to the administrator on forms

prepared by the city and shall be accompanied by a fee as established in the city' s unified fee
schedule. The city shall process an application for a reasonable use exception as a Type II-PC action
pursuant to the provisions of Chapter 17. 06 of this title.
C.

The burden of proof shall be on the applicant to present evidence in support of the application and to
provide sufficient information upon which the decision on the application can be made.

D.

The planning commission shall approve, or approve with modifications, an application for a
reasonable use exception if all of the following criteria are met:
1.
The application of this chapter would deny all reasonable and economically viable use of the
property, and there is no feasible and economically viable alternative use of the property with
less of an impact on the critical area( s) and/ or the critical area buffers than the proposed use.

Feasible alternatives to be evaluated by the Planning Commission may include, but are not
limited to:
a)

locating the activity on a contiguous parcel that has been under the ownership or control of
the applicant since the effective date of this chapter;

b)

change in use;

c)

reduction in size of use;

d)

change in timing of activity;

e)

2.

revision of project design; and

The proposal is limited to the minimum encroachment necessary to allow reasonable and
economically viable use of the property; and

3.

The proposed action will result in minimal alteration of existing contours, with a minimum
impact on vegetation, fish and wildlife resources, hydrological conditions, and geologic

conditions and will be limited to only those actions that achieve the minimum impact necessary to
develop the property; and
4.

The proposal is compatible in design, scale, and use with other development or potential

development in the immediate vicinity of the subject property in the same zone classification and
with similar site constraints; and

5.

The proposal includes, to the maximum extent practicable, mitigation measures necessary to
protect the functions and values of the affected critical area(s) and to mitigate for unavoidable
impacts; and

6.

The proposal is otherwise consistent with the purpose and intent of this chapter; and

7.

The proposed development does not pose a threat to public health and safety; and

8.

The proposed activity will not result in adverse effects to species listed as threatened or
endangered by the federal government or the State of Washington; and
The proposed activity complies with all other federal, state, and local laws, including those

9.

related to erosion and sediment control; and

10. The inability to derive reasonable economic use of the property is not the result of segregating or
dividing the property and/ or creating the condition of lack of use after the effective date of this
chapter.

E.

In granting any reasonable use exception, the planning commission may establish such conditions and

safeguards as are deemed necessary to ensure that the proposal is consistent with the intent of this
Section and Chapter, provided; at a minimum, they do not conflict with or compromise permit
decisions or conditions of permit approval.
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F.

If the planning commission decides to grant the reasonable use exception, the planning commission
shall make a finding that the reasons set forth by the applicant justify the granting of the reasonable
use exception, and that the reasonable use exception granted is the minimum necessary to allow
reasonable economic use of the property.

G. In granting any reasonable use exception, the planning commission may prescribe time limits within
which the action for which the reasonable use exception is requested shall commence or be completed

or both. Failure to conform to any such time limits shall void the reasonable use exception unless the
applicant has received an extension from the administrator.
H.

The administrator may extend a timeline established by the planning commission for a period not to
exceed one( 1) year if:
1.

A written request is filed with the administrator prior to the expiration of the reasonable use
exception; and

2.

Unforeseen circumstances or conditions necessitate the extension of the reasonable use exception;
and

3.

Termination of the reasonable use exception would result in unreasonable hardship to the
applicant, and the applicant is not responsible for the delay; and

4.

The extension of the reasonable use exception will not cause adverse impacts to critical areas.

17. 82. 150 On-Site Density Transfer
A. Purpose. The purpose of on- site density transfer regulations is to provide an incentive to property
owners for encouraging the protection, preservation and enhancement of significant critical area and
cultural resources, while maintaining the overall density of the zoning district overlaying the property.
The provisions of this chapter provide that critical areas may be set aside from development, while
allowing a portion of the density, otherwise allowed upon the critical area, to be transferred to the
developable( non- sensitive) portion of the site.
B.

Density potential on property overlain by a wetland and its buffer, wildlife habitat conservation area
and its buffer, or a geologically hazardous area may be transferred to a legally buildable area on the

same residential property subject to the following conditions:
1.
The basis for the on-site residential density transfer shall be determined using the densities
allowed in the zoning district overlaying the property;
2. Lot size dimensions and setbacks may be reduced for those lots proposed on the developable area
subject to the following conditions:
a. Minimum lot size reduction: The resulting lot shall be reduced by no more that 40% of the
minimum lot size allowed in the zoning district overlaying the property. For example,
proposed lots in the Residential Low Density Zoning District, where the minimum lot size is
7, 200 square feet, could be reduced to 4, 3, 20 square feet.

b. Rear yard setback abutting a critical area. When the rear yard abuts the reserve tract, the
setback shall be 15 feet.

3.

c. Other yard setbacks. Front side and rear yard setbacks may be reduced by no more than 25%
when the side hard does not abut the exterior boundaries of the property.
The buildable portion of the site shall be regulated under the same zoning district overlaying the
property and related regulations.

C.

4.

The non-buildable critical area and its buffer shall be legally segregated from the buildable
property and identified as a reserve open- space and non- buildable parcel.

5.

In addition to conditions in this Section, the development proposal must be determined to be

compliant with Division 4. Platting and Major Development Approval Procedures, BMC.
Density Calculation.
1.
The gross density of the site' s critical area and its buffer may be transferred to the developable
portion of the property.
2.

The total acreage of the subject property shall be divided by the minimum lot size of the zoning
district overlaying the property, and the result shall be the gross density. The gross density figure
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shall then be rounded to the nearest whole number. The rounded gross density calculation shall be
the maximum number of lots that may be located on the developable area, except as limited by
the reduction in lot area as described above.
3.

The number of lots allowed on the developable area of the property that result from the On- Site

Density Transfer may not be increased above gross density.
Example: Calculation of a 2 Acre Developable Area
Total

acreage of parcel:

Critical Area&

buffer:

2 Acres or 87, 120 sq. ft. (43, 560 sq. ft./acre)
20, 000 sq. ft.
RL( 7, 200 sq. ft. minimum lot size)

Zoning designation: Res- Low density
11. 62 lots
Gross density of total area:
Total acreage of parcel:
87, 120 sq. ft.
Critical Area& buffer
20,000 sq. ft.
Equals Total Developable Area
67, 120 sq. ft.
Roads&

Utilities

Lot development
Developable

area

25%

16, 780 sq. ft
50,340 sq. ft.
density: 50, 340sq. ft./ 4, 320sq.ft. (60%

area

of

7, 200sq.ft.)= 11. 6 lots

PART FOUR: CRITICAL AREA REVIEW PROCEDURES

17. 82. 200 Critical Area Review Requirements.

A. Unless otherwise provided in this chapter, the city of Blaine shall complete a Critical Areas Review

prior to granting any permit or approval for a development activity or other alteration which is found
likely to include, or adversely impact, one or more critical area or critical area buffer.
B.

As part of this review, the administrator shall:
1.

3.

Verify the information provided by the applicant;
Confirm the nature, extent, and type of any critical area identified;
Evaluate any required detailed studies;

4.

Assess the impacts to critical areas and critical area buffers likely to result from the proposed

5.

Determine whether the proposed activity is consistent with the purposes of this chapter;

6.

Determine whether the proposed activity conforms to the applicable performance requirements

2.

activity;

included in this chapter; and
7.

Determine whether the mitigation proposed by the applicant is sufficient to protect critical areas
functions and values and address public health, safety, and welfare concerns consistent with the
purpose and intent of this chapter.

C.

Unless otherwise indicated, the applicant shall be responsible for the preparation, submission, and

expense of any required assessments, reconnaissance, studies, plans, and all other work in support of
the application.

D.

Any proposed activity requiring critical area review shall be conditioned as necessary to mitigate
impacts to critical areas and conform to the applicable performance requirements.

E.

Any project that cannot adequately mitigate its impacts to critical areas or critical area buffers shall be
denied.

F.

In circumstances where the protective provisions for more than one critical area apply to a specific
location, such as where a wetland is adjacent to fish-bearing stream, the most restrictive regulations
shall apply.
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17. 82. 205 Pre-Application Meeting.
Any person preparing to initiate the permitting of an activity that may be regulated by the provisions of
this chapter is encouraged to request a pre- application meeting with the administrator prior to submitting
an application. At this meeting, the administrator shall outline the review process, discuss the
requirements of the chapter, and identify, on a preliminary basis, any potential concerns that may arise
during the review process.
17. 82. 210 Application.

For any proposed activity not found to be exempt pursuant to Section 17. 82. 100, the applicant shall
provide critical areas information at the time of permit application. For non- exempt activities not

requiring other permits, the applicant shall provide critical areas information as part of a stand- alone
critical areas review application for critical areas approval. Such information shall be submitted on forms

provided by the city.
17. 82. 220 Initial Critical Areas Determination.
A.

Upon receipt and review of a properly completed application, the administrator shall visit the subject

property and make the Initial Critical Areas Determination. The administrator shall have the
discretion to require an assessment by a qualified professional if the initial determination is
inconclusive.
B.

If the administrator determines either that the project site includes or is abuts a known or potential
critical area, or that the project could have adverse impacts on a critical area or critical area buffer,

than the administrator shall notify the applicant that a critical area detailed study is required for each
of the critical areas indicated.
C.

The administrator may waive the requirement for preparation of a critical area detailed study if there
is substantial evidence that:
1.

There will be no alteration of a critical area or its standard buffer; and

2.

The development proposal and its likely impacts are consistent with the purpose, intent and
requirements of this chapter; and

3.

D.

The performance requirements established by this chapter will be met.
Notice of the findings substantiating the determination regarding such a waiver shall be provided to
the applicant and included in the project file. Such a determination shall fulfill the critical areas
review requirements of this chapter and the critical areas review process shall be considered
complete.

17. 82. 230 Critical Area Detailed Studies.

A. If a Critical Area Detailed Study is determined to be necessary, then the applicant shall be responsible
for making arrangements for preparation of such study by a qualified consultant for the type( s) of
critical area( s) involved. At the applicant' s discretion, the Detailed Study may be prepared in two
steps.

B.

Step one of the Detailed Study includes data review and field reconnaissance sufficient to determine
whether a critical area is or is not actually present.
1.
If the reconnaissance reveals that no critical area is actually present, then a statement of this

finding along with appropriate supporting documentation shall be prepared by the consultant and
submitted to the administrator. If,after review of such statement, the administrator confirms that

the finding is accurate, then the detailed study requirements shall be satisfied and the critical area
review process shall be considered complete.
2.

If the reconnaissance reveals that a critical area is present, then a statement of this finding along
with appropriate supporting documentation shall be prepared by the consultant and submitted to
the administrator, and the review process continues to Step Two.
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C.

Step two of the Detailed Study shall include a thorough investigation of the identified critical area( s)
by a qualified consultant and shall result in the submission of a report which, at a minimum, shall
include the following:
1.
The boundary and extent of the critical area, impact area, and proposed mitigation area shown on
2.

a site plan drawn at an appropriate scale;
Detailed description of the critical area, its functions, values and/ or associated hazard;

3.

Discussion of the impacts likely to result from the project, including probable impact on the
function, value, or hazard associated with the critical area resulting from the proposal;

4.

Proposed mitigation measures or mitigation plan; and

5.

The training and experience of the qualified consultant who prepared the detailed study.

D. The consultant shall incorporate the" best available science" into the Detailed Study to insure that the
functions and values of critical areas will be adequately protected or mitigated.
E. The qualified consultant may consult with the administrator prior to or during preparation of the
Detailed Study to obtain approval for modifications to the content requirements of the study where
more or less information is deemed necessary to adequately address the critical area, the project' s
potential impacts and proposed mitigation.
F.

It is recommended that the applicant discuss the project, its likely impacts, and any proposed
mitigation with the administrator prior to submission of the Detailed Study to facilitate inclusion of
appropriate mitigation measures.

G. Upon receipt of a Detailed Study that is both complete and accurate, the critical areas review process
shall move forward to the Final Critical Areas Determination.

H. All detailed studies shall be provided in printed and electronic format acceptable to the city.
17. 82. 240 Final Critical Areas Determination.

A. Following submission of a Detailed Study that is both complete and accurate, the administrator shall
make a final determination of adequacy.
B.

The final determination shall address the adequacy of the proposed project, the use of" best available
science" to mitigate potential impacts to the critical areas in question and compliance with applicable
performance requirements.

C.

A determination of adequacy shall be issued only if the proposed project is found to adequately
mitigate its impacts on the critical areas and to comply with applicable performance requirements.
Notice of such determination shall indicate that the proposed project complies with the provisions of

this chapter. Such notice shall be prepared in writing and be included in the project file.
D. A determination of inadequacy shall be issued if it is found that the proposed project does not
adequately mitigate its impacts to critical areas and/or does not comply with applicable performance
requirements.

1.

The administrator shall prepare written notice of such a determination. Said notice shall indicate

the reasons for the finding and areas of non- compliance. This notice shall include
recommendations for bringing the proposal into compliance.
E.

Following a determination of inadequacy, the applicant may submit a revised mitigation plan for
review.

1.

Such submittal must occur within a period of one-hundred eighty( 180) days from the date of
issuance of the unfavorable determination, or the critical areas review shall expire.

2.

If the revisions are found to be substantial and relevant to the critical areas review, the

administrator may reopen the review and make a new determination.
17. 82. 250 Completion of Critical Area Review.

A. If,at any time prior to issuance of a final critical areas determination, the administrator receives
relevant and reliable new information, then the administrator may require that the study be revised to
incorporate, consider and revise its recommendations.
B.

If,after a final determination of adequacy but prior to issuance of an associated permit or land use
approval, the administrator determines that the study is materially in error, used flawed
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protocol/ scientific methodology, or misrepresents the facts, then the administrator may withdraw the
final determination and require that the study be reopened.
C.
D.

A final critical areas determination shall be considered final upon receipt of a written final

determination by the administrator, unless appealed pursuant to Section 17. 06. 180, BMC.
When issued in conjunction with a building or development permit, a final critical areas
determination shall become void at the time that the associated building or development permit is
invalidated.

E.

When not associated with a building or development permit, a final critical areas determination shall
be valid for a period of five( 5) years.

PART FIVE: CRITICAL AREA MITIGATION REQUIREMENTS
17. 82. 260 Critical Area Mitigation A.

Generally.

Except as otherwise directed in this chapter, all proposed alterations of critical areas shall include

mitigation, including off-site mitigation, sufficient to maintain the functions and values of the critical
area , or to prevent or reduce risk from a hazard posed by a critical area.
B.

Mitigation shall include avoiding, minimizing and/or compensating for adverse impacts to regulated
critical areas through the following, and in the following order of priority:
1.
Avoiding the impact altogether by not taking a certain action;

3.

Minimizing the impacts by limiting the degree or magnitude of an action or by otherwise
adjusting the action so as to reduce or avoid impacts;
Rectifying the impact by repairing, rehabilitating, or restoring the affected area;

4.

Reducing or eliminating the impact over time through preservation and/ or maintenance through

2.

the course of the action; and

5.

Compensating for the adverse impact by replacing, enhancing, or providing similar substitute
resources or environments and monitoring the adverse impact and the mitigation project and
taking appropriate corrective measures;

6.

C.

Monitoring the impact and taking appropriate corrective measures.

All proposed mitigation shall be contained in a proposed mitigation plan which shall be included as

part of the Critical Area Detailed Study. The mitigation plan shall describe the following:
1.

What mitigation is proposed;

2.

How the proposed mitigation will maintain, or compensate for, the functions and values of the

critical area or reduce potential risks posed by the critical area;
3.

Any monitoring, maintenance and/ or inspections that are deemed necessary to insure the

4.

Remedial measures that may be necessary based on the results of monitoring and/ or inspection;
Professional expertise necessary to install, maintain, monitor or inspect proposed mitigation

adequacy of the proposed mitigation;
5.

measures; and

6.

Any bonding deemed necessary by the city to insure performance and/or maintenance of the
proposed mitigation.

17. 82. 270 Buffer Alterations.
A.

For Wetlands

and

Fish&

Wildlife Habitat Conservation Areas, buffers have been identified as the

primary mechanism for providing adequate protection. In these cases, the buffers that have been
established shall be considered" standard" or" required," unless provision of adequate mitigation has
B.

otherwise been demonstrated by the applicant.
Except as otherwise allowed in this chapter, standard buffers shall be retained in their pre-existing
condition.

Exhibit A Amendments to Ch 17. 82, CRITICAL AREAS MANAGEMENT( Ord.# 09- 2729)
Approved 7/ 27/09

15

C.

If the proposed activity does not involve alteration of a critical area or its standard buffer AND the
administrator finds that the activity is not likely to have an adverse impact on the critical area, then no
mitigation shall be required. If,however, the administrator finds that, due to site- specific conditions,
the standard buffer will not provide adequate protection, then increased buffers and/ or other
mitigation measures shall be required.

D.

E.

If the applicant proposes to in any way alter, any portion of the standard buffer, then the applicant
shall submit a Critical Area Detailed Study, pursuant to Section 17. 82, 230( and sub- sections 330,
400, 470 or 500 as applicable) that demonstrate how the reduced buffer along with any other
proposed mitigation will be sufficient to adequately protect the critical area functions and values.
Proposed mitigation shall be based on and incorporated into a mitigation plan prepared by a qualified
biologist consistent with the requirements established in Section 17. 82. 360, 17. 82.430, 17. 82. 480 or
17. 82. 510 as applicable.

F.

Increased Buffers.

If the standard buffer is not comprised of a relatively intact native vegetation community, the
administrator shall increase the standard buffer to protect the functions and values of the resource and

buffer areas OR the applicant may choose to enhance the standard buffer to meet the above standard.

Any such buffer enhancement shall be undertaken at the sole expense of the applicant. The
administrator shall also increase the required buffer above the standard buffer width if it is determined

that unique circumstances exist, either in terms of the sensitivity of the habitat or the intensity of the
proposed land use, such that an increased buffer is necessary to protect the functions and values of the
resource.

G.

Buffer Reductions.
1.

Buffer Reduction Based on Mitigation.

Where compensatory mitigation is provided, standard buffers may be reduced, provided that the
standard buffer is not reduced by more than forty( 40) percent for Habitat Conservation Areas
HCA) and Category II wetlands, or by more than sixty( 60) percent for Category III and IV
wetlands. Buffer reductions shall only be permitted when all anticipated impacts to the habitat
2.

and their required buffers identified pursuant to D. above and mitigated pursuant to E. above.
Except as otherwise allowed pursuant to this chapter, reduction of a wetland or HCA buffer
below the allowed percentage shall require approval of a critical areas variance or a reasonable
use exception.

H.

Buffer Averaging.

Standard buffers may be reduced through the use of buffer averaging provided that the total buffer
area is not reduced below the area that would result from use of the standard buffer, and provided,

further, that the standard buffer is not reduced by more than forty( 40) percent for Habitat
Conservation Areas( HCA) and Category II wetlands, or by more than sixty( 60) percent for Category
III and IV wetlands, and the use of buffer averaging will improve the overall protection of the
resource. Buffer averaging shall only be permitted when all anticipated impacts to the habitat and
their required buffers identified pursuant to D. above and mitigated pursuant to E. above.

17. 82.280 Long-term Protective Measures.
In conjunction with granting critical areas approval, the administrator may, at his or her sole discretion,
require any of the following protective measures, singly or in combination that are deemed necessary and
appropriate to ensure the long-term protection of the resource:

A. Building Setback Line.
1.

A building setback line of 10 feet shall be required from the edge of a buffer for any building or
structure to ensure that the exteriors of the building or structure can be improved, maintained or
repaired without encroaching into the buffer.

2.

The following activities are allowed within the building setback, provided that construction
equipment associated with such activity will not enter into the critical area or buffer:
a.

b.

Landscaping;
Building overhangs;

Exhibit A Amendments to Ch 17. 82, CRITICAL AREAS MANAGEMENT( Ord.# 09- 2729)
Approved 7/ 27/09

16

c.

Uncovered decks;

d.

Clearing and grading;

e.

Stormwater facilities; and

f.

Impervious surfaces where resultant runoff meets required water quality standards.

Utility improvements when no there is no other reasonable location and the improvement has
been approved by the city.
Signage. Signage demarcating the outer boundaries of critical areas or associated buffers may be
required to reduce intrusions from neighboring land uses or alert citizens regarding potential
g.

3.

hazards. The administrator shall specify the type, size and spacing of such signage prior to
issuance of the approval.
4.

Fencing. Protective fencing demarcating the outer boundaries of critical areas or associated
buffers may be required to reduce intrusions from neighboring land uses or alert citizens

regarding potential hazards. The administrator shall specify the location and type of fencing prior
to issuance of the approval.
5.

Separate Legal Lots or Tracts. Prior to or in conjunction with final recording of any long
subdivision, short subdivision or binding site plan, those portions of the property containing

critical areas may be required to be placed in separate lots or tracts with applicable development
limitations stated on the face of the final recorded document.
6.

Notice on Title. Notification filed with the Whatcom County Auditor' s office may be required
that states the general presence of one or more critical areas and or associated buffers on the

7.

subject property, and that limitations on activities potentially affecting these areas exist.
Protective Covenant. The recording of a protective covenant addressing those portions of the

subject property containing critical areas and associated buffers may be required. Such long-term
protection may also be provided through the granting of a conservation easement or dedication to
a public or private land trust.
8.

Ingress/ Egress. The granting of ingress and egress to the administrator may be required for
monitoring and evaluation of compliance with required mitigation and conditions of approval.

17.82. 290 Bonding.
A. A bond may be required by the city in cases where components of the mitigation plan, such as
restoration, monitoring, or maintenance, are likely to take place after issuance of the associated permit
B.

C.

or approval by the city.
The bond shall be in the form of a surety bond, performance bond, assignment of savings account, or
an irrevocable letter of credit guaranteed by an acceptable financial institution with terms and
conditions and in a form acceptable to the city attorney.
The bond

shall

be in the

amount of one- hundred

twenty- five

percent(

125%) of either the estimated

cost of the uncompleted mitigation measures OR the estimated cost of restoring the functions and
values of the critical areas at risk, whichever is greater.

D. The period of the bond shall be up to three( 3) years, or until the city has determined that the
mitigation site has achieved long term viability and no longer requires substantial annual
maintenance.

17. 82. 295 Regional Mitigation.

A. The city of Blaine may authorize the development of a regional mitigation program in compliance
B.

with Chapter 90.84 RCW and approval from the U.S. Corps of Engineers and Department of Ecology.
The regional mitigation program shall service legal development located within the city limits.

C.

Location. Site selection for mitigation shall be based on a location that will provide the greatest

ecological benefit and have the greatest likelihood of success. Where feasible, mitigation shall occur

in the Cain Creek basin. However, if it can be demonstrated that a mitigation site in an alternative
sub- basin or watershed would provide a greater ecological benefit and offer a more successful
replacement of wetland functions and values, a mitigation site can be located in an alternative subba' in or watershed.
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17. 82.297 Mitigation Banking.
A. This chapter does not expressly regulate mitigation banking. However, the city supports mitigation

banking when it provides greater ecological benefit and provides a more successful replacement of
wetland functions and values.
B.

A proposal to develop a mitigation bank in Blaine will be reviewed by city staff through SEPA
review and any other permits necessary to receive city approval of such a project. Additionally, city
staff will work with State and Federal officials to insure compliance with state and federal regulatory
guidelines for the proposed mitigation bank.

PART SIX: WETLANDS

17. 82. 300 Wetland Designation.
Wetlands shall be designated based on the Washington State Wetlands Identification and Delineation

Manual( Washington State Department of Ecology, March 1997, Ecology Publication# 96- 94) as
updated. This manual is consistent with the U.S. Corps of Engineers Wetlands Delineation Manual

January 1987).

17. 82.310 Wetland Rating( Classification).
Wetlands shall be rated( classified) as Category I, Category II, Category III, or Category IV based upon
Washington State Department of Ecology's Washington State Wetlands Rating Systemfor Western
Washington( 2006) or most recent update.

17. 82. 320 Wetland Indicators.

The administrator shall use the following as indicators of the potential presence of a wetland and the need
for a Wetland Detailed Study:
A. The proposed development site abuts, or is located within a wetland and its largest estimated buffer

as indicated in the city Critical Area Maps;
B.

Documentation through any public resource information source that a wetland and its largest
estimated buffer exists within or abuts t the proposed development site;

C.

A finding by a qualified wetland biologist based on site- specific soils, vegetation and hydrology that
the

presence of a wetland and

its largest

estimated

buffer is

likely

within

abuts the proposed

development site;

17. 82.330 Wetland Detailed Study Requirements.
A Wetland Detailed Study, if required, shall be completed by a qualified wetland biologist and shall
include the following:
A.

Project description.

B.

Site plan identifying the extent and boundaries of all wetlands as determined according to the
methodology identified in Section 17. 82. 300 and identifying the location of the proposed activity.
The administrator may require that the delineated wetland boundaries be surveyed by a professional
land surveyor and the results of said survey be provided to the city in a digital format acceptable to
the city.

C.

A wetland community description and classification( rating) prepared according to the classification
system identified in Section 17. 82. 310.

D.

An assessment of wetland functions and values which addresses the following: soils, vegetation,

E.

hydrology, fish and wildlife habitat, water quality, and aesthetics.
Mitigation plan demonstrating how the proposed project( including any proposed mitigation) is able
to mitigate impacts to wetlands in conformance with the mitigation sequence outlined in Section
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17. 82. 260, the performance requirements set forth in Section 17. 82. 340 and the mitigation
requirements set forth at Section 17. 82. 360.

17. 82. 340 Wetland Performance Requirements.
A. Basic Requirement. Except as otherwise allowed pursuant to this chapter, development or other
regulated activities are prohibited within a regulated wetland or its standard buffer unless the Detailed

Study demonstrates that the proposal will not degrade the functions and values of the subject wetland
and buffer or that all impacts to these areas will be fully mitigated. Mitigation shall include avoiding,

minimizing and/ or compensating for adverse impacts to regulated critical areas pursuant to Section
17. 82. 260. B. The following requirements shall apply:
REGULATED ACTIVITIES

Category

I Wetlands

Category

II Wetlands

Buffer reduction or averaging is prohibited unless
determined to be substantially in the public interest
and no other viable alternatives exist.

Regulated activities are prohibited within this

wetland and its standard buffer, except as indicated
in Sections 17. 82. 100 thru 17. 82. 150 and 17. 82. 350.

Buffer width alteration is only permitted pursuant to
sub- section

17. 82. 340. D&

Section 17. 82. 360

Filling of a Category II wetland, is only permitted
when all impacts are compensated through
implementation of a mitigation plan consistent with

the requirements for a Category II wetland as set
forth in Section 17. 82. 360.

Category

III Wetlands

Regulated activities are prohibited within this

wetland and its standard buffer, except as indicated
in Sections 17. 82. 100 thru 17. 82. 150 and 17. 82. 350.

Buffer width alteration is only permitted pursuant to
sub- section

17. 82. 340. D&

Section 17. 82. 360

Filling of a Category III Wetland, is permitted when
all impacts are compensated at the expense of the
developer through implementation of a mitigation

plan consistent with the requirements for a Category
III wetland as set forth in Section 17. 82. 360.

Category

IV Wetlands

Regulated activities are prohibited within a Category
IV Wetland and its standard buffer, except as

indicated in Sections 17. 82. 100 thru 17. 82. 150 and
17. 82. 350.

Buffer width alteration is only permitted pursuant to
sub- section

17. 82. 340. D&

Section 17. 82. 360

Filling of a Category IV Wetland, is permitted when
all impacts are compensated at the expense of the
developer through implementation of a mitigation

plan consistent with the requirements set forth
Section 17. 82. 360.

Fill or disturbance of a documented Category IV
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wetland under 2, 500 sq. ft. shall be mitigated using
an approved stormwater system. Under this

condition, the requirements set forth in Section

17. 82. 360 do not apply.

B.

Standard Buffers.

The following standard buffers shall be established for all wetlands based on classification( rating)
and level of function for wildlife habitat. Standard buffers are assumed to be comprised of a relatively
intact native vegetation community that is adequate to protect the functions and values of the wetland
at the time of the proposed activity.

High level of function for wildlife habitat( wetlands with habitat

function scores of 29 or greater on the wetland rating form).
Standard Buffer Width
Category

Wetland

Category I
Category II
Category III

Category

IV

250 feet
150 feet

100 feet

50 feet

Moderate level of function for wildlife habitat( wetlands with

habitat function scores of 20 to 28 on the wetland rating form).
Standard Buffer Width
Wetland Category
Category
Category
Category
Category

I

150 feet

II

125 feet

III

75 feet

IV

50 feet

Low level of function for wildlife habitat( wetlands with habitat

function scores of 19 or less on the wetland rating form).
Standard Buffer Width
Wetland Category
Category
Category
Category
Category
C.

I

100 feet

II

75 feet

III

50 feet

IV

25 feet

Wetland Buffers.

Wetland buffers are upland areas adjacent to wetlands that are intended to provide sufficient separation

between the aquatic feature and the surrounding areas and uses to protect the wetlands from disturbance
from human activities. Buffers also provide vital upland habitat for wildlife species that require wetlands

as part of their life cycle. Buffers shall be measured horizontally in a landward direction from the
delineated wetland edge.

D. Buffer Averaging or Reduction. ( See Section 17. 82. 270)
1. If the applicant proposes to in any way alter, any portion of the standard buffer, then the applicant
shall submit a Critical Area Detailed Study, pursuant to Section 17. 82. 230 and 330 that
demonstrates how the reduced buffer along with any proposed mitigation will be sufficient to
adequately protect the critical area functions and values.
2. Proposed mitigation shall be based on and incorporated into a mitigation plan prepared by a
qualified biologist consistent with the requirements established in Section 17. 82. 360.
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17. 82.350 Activities Allowed in Wetlands and Wetland Buffers.

he following activities may be permitted in wetlands and/ or wetland buffers as specified without the
issuance of a critical areas variance or reasonable use exception when all reasonable measures have been

taken to avoid adverse effects on wetland functions and values, compensatory mitigation is provided for
all unavoidable adverse impacts to wetlands, and the amount and degree of alteration are limited to the
minimum needed to accomplish the project purpose:

A.

Surface water discharge into Category II, III, and IV wetlands and their buffers and/or Category I
wetland buffers when no other alternatives for discharge are feasible and the discharge is designed to

minimize physical, hydrologic and ecological impacts to the wetland and its water quality.
B.

Utility lines in Category II, III, and IV wetlands and their buffers and/ or Category I wetland buffers
when the following criteria are met:
1.

No feasible conveyance alternative is available;

2.

The project is designed and constructed to minimize physical, hydrologic and ecological impacts
to the wetland and wetland buffer;

3.

The utility line is located as far from the wetland edge as possible and in a manner that minimizes
disturbance of soils and vegetation;

4.
5.

Clearing, grading, and excavation activities are limited to the minimum necessary to install the
utility line, and the area is restored following utility installation; and
Buried utility lines are constructed in a manner that prevents adverse impacts to subsurface
drainage, such as through the use of trench plugs.

C.

D.

Public roads, bridges, and trails in Category II, III, and IV wetlands and their buffers and/ or Category
I wetland buffers when no feasible alternative alignment is available and the facility is designed and
constructed to minimize physical, hydrologic and ecological impacts to the wetland, including
placement on elevated structures as an alternative to fill, where feasible.
Stormwater management facilities, limited to detention/ retention/ treatment ponds, media filtration

facilities, and lagoons or infiltration basins, within a Category II, III or IV wetland buffer where the
following criteria are met:
1.

No other feasible alternative location exists;

2.

The width of the buffer between the stormwater facility and the wetland edge is not less than
twenty-five feet;
The facility is located, constructed, and maintained in a manner that minimizes adverse effects on

3.

the buffer and adjacent wetland;
4.

The stormwater facility meets applicable city or state stormwater management standards; and

5.

Low impact development approaches have been considered and implemented to the maximum
extent feasible.

E.

Stormwater conveyance or discharge facilities such as dispersion trenches, level spreaders, and

outfalls within a Category II, III, or IV wetland buffer where the following criteria are met:
1.

Due to topographic or other physical constraints, there is no feasible location for the facility
outside the buffer;

2.

The discharge facility is located as far from the wetland edge as possible and is designed and

3.

The discharge outlet is designed to prevent erosion and promote infiltration where feasible;

4.

The discharge water meets state water quality standards; and

5.

Low impact development approaches have been considered and implemented to the maximum

constructed in a manner that minimizes disturbance of soils and vegetation;

extent feasible.
F.

Passive recreation facilities that are part of a non-motorized trail system or environmental education

program including walkways, wildlife viewing structures, and trails, in wetland buffers provided that
all of the following criteria are met:
1.

Trails shall not exceed ten feet in width and shall be made of pervious material where feasible;

2.

A minimum buffer of fifteen feet is maintained between the trail or facility and the wetland edge;
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3.

The trail or facility is constructed and will be maintained in a manner that minimizes disturbance
of the buffer and the adjacent wetland.

17. 82. 360 Wetland Mitigation Requirements.

A. When a regulated activity is proposed within a wetland or wetland buffer, the applicant shall
demonstrate to the satisfaction of the administrator that all reasonable efforts have been made to
avoid, minimize and/ or compensate for potential impacts consistent with the mitigation sequence
established at

Subsection 17. 82. 260( B). ( Use the state approved manual, Wetland Mitigation in

Washington State, Part 1: Agency Policies and Guidance. ( DOE 3/ 12)
B.

Except as otherwise directed in this chapter, all projects that result in permanent loss or degradation
of wetland functions and values due to a proposed reduction in wetland area shall provide

compensatory mitigation to offset proposed actions.
C.

Mitigation Ratios.

The following ratios shall be used as a guide to determine the acreage of wetland to be created,
restored or enhanced in relation to the acreage of wetland area lost:

Wetland

Category

Area Created: Area Lost

Category

Cat

Cat

Cat

Cat

Cat

Cat

Cat

IV

III

II

I

IV

III

II

I

or emergent

Category III
Category IV
D.

12: 1

6: 1

I

Category II—forested
Category II—scrub/ shrub

Area Enhanced : Area Lost

Cat

2: 1

3: 1

6: 1

2: 1

4: 1

1. 5: 1

1: 1

3: 1

2: 1

2: 1

1: 1

Compensatory mitigation shall be provided on-site or off-site in the location that will provide the
greatest ecological benefit and have the greatest likelihood of success, provided that mitigation occurs
as close as possible to the impact area and within the same watershed as the permitted alteration.

E.

Compensatory mitigation in a location within the Cain Creek basin may used as an alternative to on-

F.

All wetlands created, restored or enhanced as part of compensatory mitigation required pursuant to

site or same- watershed compensatory mitigation.

this chapter shall be provided with buffers of sufficient size to protect their functions and values.

G. All mitigation areas shall be protected and managed to prevent degradation and ensure long- term
protection of critical area functions and values. Permanent protection shall be achieved through deed
restriction, protective covenant or other protective measure pursuant to Section 17. 82. 290.
H.

Mitigation Plan.

Where preparation of a mitigation plan is required( see Section 17. 82.230), said plan shall be

prepared by a qualified wetland biologist consistent with the Department of Ecology guidance
document, Guidance on Wetland Mitigation in Washington State, and shall be approved by the
administrator. The mitigation plan shall be prepared based on the best available science and shall

address the following:
1.

The characteristics of the wetland;

2.

The characteristics of the watershed contributing to the wetland;

3.

The functions and values of the wetland to be protected by the buffer;

4.

The characteristics of the buffer;

5.

The intensity of the proposed adjacent land use;

6.

The functions that the standard buffer is intended to provide at the specific location;

7.

Proposed measures to reduce the adverse effects of adjacent land uses, such as lighting and noise
restrictions, buffer fencing and signage, conservation easements, use of integrated pest
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management and limitations on application of pesticides, and use of low impact development
techniques;

8.

Proposed mitigation measures together with an analysis of the anticipated effectiveness of the

proposed mitigation measures to protect the functions and values of the affected wetland and
wetland buffer;
9.

Proposed monitoring, maintenance and reporting necessary to ensure the effectiveness of the
proposed mitigation; and

10. Proposed bonding to insure the completion and effectiveness of the proposed mitigation including
I.

monitoring, maintenance, and reporting.
Completion of Mitigation.

Where feasible, initial phases of mitigation projects shall be completed prior to activities that will

disturb wetland or buffer areas. In all other cases, mitigation shall be completed as quickly as possible

following disturbance and prior to use or occupancy of the activity or development unless such timing
is found to be infeasible due to factors such as the optimal time of year or hydrologic conditions for

planting. The administrator may require the posting of a performance bond or other form of surety to
insure that all required mitigation, including required monitoring and repair, is completed in a timely
fashion and consistent with the approved mitigation plan.

PART SEVEN: FISH AND WILDLIFE HABITAT CONSERVATION AREAS
17. 82. 370 Fish and Wildlife Habitat Conservation Areas Designation.

Areas that meet any of the following criteria shall be designated as fish and wildlife habitat conservation
areas( HCA) and shall be subject to the provisions of this chapter:

A. Rivers, steams and creeks identified as Waters of the State pursuant to Title 222 WAC.
B.

Areas with which federally and/ or state listed species have a primary association.

C.

State priority habitats and areas with which state priority species have a primary association.

D.

Commercial and recreational shellfish areas, including designated Shellfish Habitat Conservation
Areas.

E.

Kelp and eelgrass beds.
Surf smelt, Pacific herring, and Pacific sand lance spawning areas.
G. Naturally occurring lakes over 20 acres and other waters of the state including marine waters, and

F.

waters planted with game fish by a government or tribal entity.
H. Natural Area Preserves and natural resource conservation areas.
I.

Habitats and species of local importance established by the city of Blaine pursuant to this chapter.

17. 82. 380 Fish and Wildlife Habitat Conservation Areas (HCA) Classification.
Fish and wildlife habitat conservation areas shall be classified as follows:
A.

Class A Streams. Class A Streams shall include those rivers, streams and creeks identified and
regulated as shorelines of the state pursuant to RCW 90. 58, the Shoreline Management Act, and are

B.

subject to the city of Blaine Shoreline Management Master Program.
Class B Streams. Class B Streams shall include all other fish-bearing streams not included in Class A
Streams that are known or have potential use by anadromous or resident fish species.

C.

Class C Streams. Class C Streams shall include all other streams that have no known or potential use

by anadromous or resident fish species.
D.

Marine habitats. Marine habitats include those marine water areas identified and regulated as

shorelines of the state pursuant to RCW 90. 58, the Shoreline Management Act, and subject to the city
of Blaine Shoreline Management Master Program.
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E.

Upland wildlife habitats. Upland wildlife habitats shall include those upland areas with which

F.

Natural Area Preserves and Natural Resource Conservation Areas. Natural Area Preserves and

threatened, endangered or sensitive species, have a primary association.
Natural Resource Conservation Areas shall include areas designated as such.

G. Habitats of local importance. Habitats of local importance shall include those habitats with which

species of local importance have a primary association as designated by the Blaine city council.
17. 82. 390 Fish and Wildlife Habitat Conservation Area Indicators.

The administrator shall use the following as indicators of the potential presence of a Fish and Wildlife
HCA and the need for a Fish and Wildlife HCA Detailed Study:
A. The proposed development site is located within an area listed as a Fish and Wildlife HCA in the city
Critical Area Maps;
B.

Documentation through any public resource information source that a Fish and Wildlife HCA exists

C.

A finding by a qualified fisheries or wildlife biologist that the presence of a Fish and Wildlife HCA is

on or adjacent to the proposed development site;

likely.

17. 82. 400 Fish and Wildlife Habitat Conservation Areas Detailed Study Requirements.
A Fish and Wildlife HCA Detailed Study shall be prepared by a qualified fish and/ or wildlife biologist
and shall include the following:
A.

Project description;

B.

Identification of the type, location and extent of the habitat area on or abuts the project site;

C.

A habitat description and assessment of the functions and values of the habitat area, including a
discussion of the species in question and the related plant and animal species, soils and hydrology;

D.

A regulatory analysis, including a discussion of any federal, state, tribal and/ or local requirements or
management recommendations that have been developed for the species and/ or habitats in question;

E.

A mitigation plan, including a discussion of how the proposal and any proposed mitigation measures
are sufficient to avoid or minimize adverse impacts to identified species and habitats.

17. 82.410 Fish and Wildlife Habitat Conservation Areas ( HCA) Performance
Requirements.
A. Basic Requirement.

A regulated Fish and Wildlife HCA or its standard buffer shall only be altered if the Detailed Study
demonstrates that the proposal will not degrade the functions and values of the subject habitat and
buffer or that all impacts to these areas will be mitigated.
B.

HCA Buffers.

HCA buffers are upland areas adjacent to fish and wildlife HCAs that are intended to provide

sufficient separation between the habitat feature and the surrounding areas and uses to protect the
habitat from disturbance from human activities. Buffers also provide vital upland habitat for wildlife
species that require aquatic or riparian habitat as part of their life cycle. Buffers shall be measured

horizontally in a landward direction from the ordinary high water mark for stream and marine habitats
and from the outermost edge of upland habitat areas.
C.

Standard HCA Buffers.

The following standard buffers shall be established for the following fish and wildlife HCAs based on
designation and classification. Standard buffers are assumed to be comprised of a relatively intact
native vegetation community that is adequate to protect the functions and values of the resource at the
time of the proposed activity.
Stream Habitat Conservation Areas- Standard Buffers.
1.

The following standard buffers shall be established for all Stream Habitat Conservation Areas
based on their classification:
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Habitat Conservation Area

Standard Buffer from OHWM

Class A Stream

Not regulated under this Chapter- See Shoreline
Management Program

Class B Stream

100 feet

Class C Stream

50 feet or the top of the defined channel plus ten( 10)
feet, whichever is greater

2.

Non- Stream Habitat Conservation Areas.

The administrator shall determine the appropriate buffer widths for other habitat conservation
areas based on the best available information. Buffer widths for non- stream habitat conservation

areas shall be as set forth in the following table:
Habitat Conservation Area

Standard Buffer

See Shoreline Management Program.

Marine Habitats;

Commercial and Recreational Shellfish Areas;

Kelp and Eelgrass Beds; and
Surf Smelt, Pacific Herring, and Pacific Sand
Lance Spawning Areas
Areas with which federally
a

primary
Habitats.

association; and

listed

State

species

have

Priority

Buffers shall be based on recommendations

provided by the Washington Department of
Fish and Wildlife PHS Program; provided that

local and site specific factors shall be taken
into consideration and the buffer width based

on the best available information concerning
the species/ habitat( s) in question and/ or the
opinions and recommendations of a qualified
professional with appropriate expertise.

Natural Area Preserves

and

Natural Resource

No buffer requirement

Conservation Areas
Habitats

of

Local Importance

No habitats or species of local importance have

been established by the Blaine city council
prior to or through the adoption of this chapter.

Buffers for any habitats and species of local
importance subsequently designated by the city
council shall be consistent with the buffer

requirements established by the city council
through formal amendment of this chapter.
D.

Residences in developed neighborhoods.

Where established residential development currently exists, the buffer and setback requirements for a
new single family residence shall be established as that straight line between existing houses on each
side of the property OR, if this condition does not exist, the average setback of four existing
residences within 300 feet of the proposed development site.
E.

Limitation on subdivision.

Properties located partially or wholly within a fish and wildlife habitat conservation area or buffer
shall not be subdivided in such a way that would increase the impacts to the resource that would
result from development of the proposed lots or parcels.
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17. 82.420 Activities Allowed within Fish and Wildlife Habitat Conservation Areas.

The following activities may be permitted in fish and wildlife habitat conservation areas and/ or their
buffers as specified without the issuance of a critical areas variance or reasonable use exception when all

reasonable measures have been taken to avoid adverse effects on the functions and values of the resource,
mitigation is provided for all unavoidable adverse impacts, and the amount and degree of alteration are
limited to the minimum needed to accomplish the project purpose:
A.

Surface water discharge into habitat conservation areas and their buffers when no other alternatives
for discharge are feasible and the discharge is designed to minimize physical, hydrologic and
ecological impacts to critical areas.

B.

Utility lines in habitat conservation areas and their buffers when the following criteria are met:
2.

No feasible conveyance alternative is available;
The project is designed and constructed to minimize physical, hydrologic and ecological impacts
to the habitat conservation area and associated buffer;

3.

The utility is located within an existing road or utility corridor, where available;

1.

4.

The utility line is located as far from the habitat conservation area edge as possible and in a
manner that minimizes disturbance of soils and vegetation;

5.

6.

Clearing, grading, and excavation activities are limited to the minimum necessary to install the
utility line and the area is restored following utility installation;
Buried utility lines are constructed in a manner that prevents adverse impacts to subsurface
drainage, such as through the use of trench plugs.

C.

Public roads and trails within habitat conservation area buffers when the following criteria are met:
1.

No feasible alternative alignment is available that would provide less impact;

2.

The road or trail is constructed and maintained in manner that minimizes disturbance of the buffer
and associated critical areas;

3.

The crossing minimizes erosion and sedimentation, alteration of hydrologic processes, and
disruption of natural processes such as channel migration, the downstream movement of wood

4.
D.

and gravel, and the movement of all fish and wildlife;
Opportunities for deviations from technical standards for width or other dimensions have been

fully explored and incorporated into the project design.
Public road, trail and bridge crossings when the following criteria are met:
1.
No feasible alternative crossing location or alignment is available that would provide less impact;
2. The crossing is constructed and maintained in a manner that minimizes disturbance of the critical
area and associated buffer;
3.

The crossing minimizes interruption of natural processes such as channel migration, the
downstream movement of wood and gravel, and the movement of all fish and wildlife;

4.

Bridges are preferred for all stream crossings and should be designed to maintain the existing
stream substrate and gradient, provide adequate horizontal clearance on each side of the ordinary
high water mark, and provide adequate vertical clearance above the ordinary high water mark;

5.

Culverts shall be designed according to applicable state and federal guidance criteria for fish
passage as identified in Fish Passage Design at Road Culverts( WDFW March, 1999), and/ or the
National Marine Fisheries Service Guidelines for Salmonid Passage at Stream Crossings( 2000),
and subsequent revisions);

6.

Any existing culvert that is detrimental to fish passage is corrected or replaced;

7.

Crossings are limited to the minimum width necessary, and joint crossings are utilized where
multiple properties can be accessed by one crossing; and

8.

Opportunities for deviations from technical standards for width or other dimensions have been

fully explored and incorporated into the project design.
E.

Stormwater management facilities, limited to detention/ retention/ treatment ponds, media filtration

facilities, and lagoons or infiltration basins, within a habitat conservation area buffer where the

following criteria are met:
1.

No other feasible alternative location exists;
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2.

The width of the buffer between the stormwater facility and the edge of the habitat conservation
area is not less than twenty-five feet;

3.

The facility is located, constructed, and maintained in a manner that minimizes adverse effects on
the buffer and adjacent habitat area;

4.

The stormwater facility meets applicable city or state stormwater management standards; and

5.

Low impact development approaches have been considered and implemented to the maximum
extent feasible.

F.

Stormwater conveyance or discharge facilities such as dispersion trenches, level spreaders, and

outfalls within a habitat conservation area buffer where the following criteria are met:
1.
Due to topographic or other physical constraints, there is no feasible location for the facility
outside the buffer;
2.

The discharge facility is located as far from the edge of the habitat conservation area as possible

3.

The discharge outlet is designed to prevent erosion and promote infiltration where feasible;

4.

The discharge water meets state water quality standards; and

5.

Low impact development approaches have been considered and implemented to the maximum

and is designed and constructed in a manner that minimizes disturbance of soils and vegetation;

extent feasible.

G. Relocation of streams, or portions of streams, when there is no other feasible alternative and when the

H.

relocation will result in equal or better habitat and water quality and quantity, and will not diminish
the flow capacity of the stream or other natural stream processes.
Stream bank stabilization and shoreline protection projects when the following criteria are met:
1.

Natural shoreline processes will be maintained to the maximum extent practicable;

2.

The activity will not result in increased erosion and will not alter the size or distribution of
shoreline or stream substrate, or eliminate or reduce sediment supply from feeder bluffs;

3.

No alteration ofjuvenile fish migration corridors will occur;

4.

No net loss of intertidal or riparian habitat function will occur;

5.

Use of non- structural measures, such as placing or relocating the development farther from the
shoreline, planting vegetation, or installing on- site drainage improvements, is not feasible or will
not be sufficient;

6.

Use of bioengineering or soft armoring techniques is preferred over use of hard bank armoring,

which may occur only when the property contains an existing permanent structure( s) that is in
7.

danger from shoreline or stream bank erosion caused by wave action or riverine processes; and
Bank stabilization or shore protection will not adversely affect habitat conservation areas or
mitigation will be provided to compensate for adverse effects where avoidance is not feasible.

I.

Construction, reconstruction, repair and maintenance of docks and public or private launching ramps
where the following criteria are met:
1.
The dock or ramp is located and oriented and constructed in a manner that minimizes adverse

effects on navigation, wave action, water quality, movement of aquatic and terrestrial life,
ecological processes, eelgrass beds, shellfish beds, spawning habitat and wetlands;
2.

Natural shoreline processes will be maintained to the maximum extent practicable;

3.

The activity will not result in increased erosion and will not alter the size or distribution of
shoreline or stream substrate, or eliminate or reduce sediment supply from feeder bluffs;

4.

No alteration of juvenile fish migration corridors will occur; and

No net loss of riparian habitat function will occur.
Passive recreation facilities that are part of a non-motorized trail system or environmental education
5.

J.

program including walkways, wildlife viewing structures, and trails, in habitat conservation area
buffers provided that the following criteria are met:
1.

2.

Trails shall not exceed ten feet in width and shall be made of pervious material where feasible;

A minimum buffer of fifteen feet is maintained between the trail or facility and the edge of the
habitat conservation area; and
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3.

The trail or facility is constructed and will be maintained in manner that minimizes disturbance of
the buffer and the adjacent resource.

17. 82.430 Fish and Wildlife Habitat Conservation Area Mitigation Requirements.

A. When a regulated activity is proposed within a fish and wildlife habitat conservation area or its
associated buffer, the applicant shall demonstrate to the satisfaction of the administrator that all

reasonable efforts have been made to avoid, minimize and/or compensate for potential impacts
consistent with the mitigation sequence established at Subsection 17. 82. 260( B).
B.

All projects that result in permanent loss or degradation of habitat functions and values due to a
proposed reduction in a habitat conservation area or buffer area shall provide compensatory
mitigation to offset proposed actions.

C.

Compensatory mitigation shall be provided on-site or off-site in the location that will provide the
greatest ecological benefit and have the greatest likelihood of success, provided that mitigation occurs

as close as possible to the impact area and within the same watershed as the permitted alteration. This

provision may be waived upon demonstration through a watershed- or landscape-based analysis that
mitigation within an alternative sub-basin of the same basin or within an approved mitigation bank
would have the greatest ecological benefit and the greatest likelihood of success.
D.

All habitat conservation areas created, restored or enhanced as part of compensatory mitigation
required pursuant to this chapter shall be provided with buffers of sufficient size to protect their
functions and values.

E.

All mitigation areas shall be protected and managed to prevent degradation and ensure long-term
protection of critical area functions and values. Permanent protection shall be achieved through deed
restriction, protective covenant or other protective measure pursuant to Section 17. 82. 290.

F.

Mitigation Plan.

Where preparation of a mitigation plan is required, said plan shall be prepared by a qualified fisheries,
wildlife or natural resource biologist and shall be approved by the administrator. The mitigation plan
shall be prepared based on the best available science and shall address the following:
1.

The characteristics of the habitat conservation area;

2.

The characteristics of the watershed within which the habitat area is located;

3.

The functions and values of the habitat conservation area to be protected by the buffer;

4.

The characteristics of the buffer;

5.

The functions that the standard buffer is intended to provide at the specific location;

6.

The intensity of the proposed adjacent land use;

7.

Proposed measures to reduce the adverse effects of adjacent land uses, such as lighting and noise
restrictions, buffer fencing and signage, conservation easements, use of integrated pest
management and limitations on application of pesticides, and use of low impact development
techniques;

8.

Proposed mitigation measures together with an analysis of the anticipated effectiveness of the

proposed mitigation measures to protect the functions and values of the affected habitat
conservation area and buffer;
9.

Proposed monitoring, maintenance and reporting necessary to ensure the effectiveness of the
proposed mitigation; and

10. Proposed bonding to insure the completion and effectiveness of the proposed mitigation including
monitoring, maintenance, and reporting.

G. Completion of Mitigation.

Where feasible, mitigation projects shall be completed prior to activities that will disturb habitat
conservation areas or buffers. In all other cases, mitigation shall be completed as quickly as possible

following disturbance and prior to use or occupancy of the activity or development unless such timing
is found to be infeasible due to factors such as the optimal time of year for planting or as a result of
other construction or ecological constraints. The administrator may require the posting of a

performance bond or other form of surety to insure that all required mitigation, including required
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monitoring and repair, is completed in a timely fashion and consistent with the approved mitigation
plan.

PART EIGHT: GEOLOGICALLY HAZARDOUS AREAS

17. 82.440 Geologically Hazardous Areas Designation.
Areas that meet any of the classification criteria established below shall be designated as geologically
hazardous areas and shall be subject to the provisions of this chapter.

17. 82.450 Geologically Hazardous Areas Classification.
Geologically hazardous areas shall be classified as landslide hazard areas, erosion hazard areas, seismic
hazard areas, and tsunami hazard areas based on the following criteria.
A. Landslide hazard areas. Landslide hazard areas shall include:
1.

2.

Active landslide hazard areas that meet any of the criteria specified under Subsection( 2), below,
that have been identified through observation by the administrator or through a detailed study
prepared by a qualified consultant.
Potential landslide hazard areas that meet any of the following criteria:
a.
Areas with a slope exceeding fifteen percent( 15%) that have a relatively permeable geologic

unit overlying a relatively impermeable unit and have springs or groundwater seeps;
with a slope inclination greater than thirty- five percent( 35%) with
ten( 10) or more feet except where comprised of competent bedrock;

b.

Areas

c.

Areas

with a slope gradient steeper

than eighty

percent(

80%)

a vertical relief of

subject to rock fall during

seismic shaking;

d.

e.

Potentially unstable slopes resulting from rapid river or stream incision, river or stream bank
erosion, or undercutting by wave action;
Areas that show past sloughing or calving of bluff sediments, resulting in a vertical or steep
bluff face with little or no vegetation;

f.

Areas that have shown evidence of historic failure or instability, including, but not limited to,
back-rotated benches on slopes; areas with structures that exhibit structural damage such as

settling and cracking of building foundations; and areas that have toppling, leaning, or bowed
g.

trees caused by ground surface movement;
Areas of historical landslide movement including coastal shoreline areas mapped by the
Department of Ecology Coastal Zone Atlas or the Department of Natural Resources slope
stability mapping

as unstable("

unstable recent slides("

B.

U"

or class

3),

unstable old slides("

UOS" or class 4), or

URS" or class 5).

Erosion hazard areas. Erosion hazard areas shall include:
1.

Surface

erosion areas, which

include

areas with slopes greater

than 15 percent( 15%)

and with

soils identified by the Natural Resources Conservation Service as having a" severe," or` very
severe" rill and inter-rill erosion hazard because of natural characteristics, including vegetative
cover, soil texture, slope, gradient, and rainfall patterns, or human induced changes to natural
characteristics; and

2.

Coastal and riverine erosion areas, which are subject to impacts from lateral erosion related to

moving water such as river channel migration and shoreline retreat. These areas include those
areas mapped by the Federal Emergency Management Agency as being located in the 100- year
floodplain or mapped as being within any A or V zone.
C.

Seismic hazard areas. Seismic hazard areas shall include:
1.

Areas where manmade fill or partially decomposed organic material average at least five feet in
depth;
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2.

Filled wetlands;

Alluvial deposits or fill areas subject to liquifaction during severe shaking.
Tsunami hazard areas. Tsunami hazard areas shall include coastal areas susceptible to flooding,
3.

D.

inundation, debris impact, and/ or mass wasting as the result of coastal wave action generated by
seismic events.

17. 82. 460 Geologically Hazardous Areas Indicators.
The administrator shall use the following as indicators of the potential presence of a Geologically
Hazardous Area and the need for a Geologically Hazardous Area Detailed Study:
A. The proposed development site is located within fifty( 50) feet of an area listed as a geologically
hazardous area on the city Critical Areas Maps;
B.

Documentation through any public resource information source that a geologically hazardous area
exists on or within fifty( 50) feet of the proposed development site;

C.

A finding by a qualified geologist or geotechnical engineer that the presence of a geologically
hazardous area is likely on or within fifty( 50) feet of the proposed development site;

17. 82. 470 Geologically Hazardous Areas Detailed Study Requirements.
A Geologically Hazardous Area Detailed Study shall be prepared by a qualified geologist or geotechnical
engineer and shall include the following:
A.

Project description.

B.

Identification of the type, location and extent of the hazard area on the project site plan.

C.

An assessment of the geologic and engineering characteristics of the proposed sites.
A geotechnical analysis of the project in relation to the proposed site, including discussion of

D.

potential impacts on the hazard area, the project site and adjacent properties.
E.

A mitigation plan, including documentation of preparation or concurrence by a professional engineer,
discussing how the project has been designed to avoid or minimize risks associated with the identified
hazard area.

17. 82. 480 Geologically Hazardous Areas Performance Requirements.
A. Basic Requirement. Alteration of a geologically hazardous area or a site within fifty( 50) feet of such
area shall only be permitted if the Detailed Study indicates that the project has been designed such
that the risks associated with the hazard area have been reduced to within acceptable levels. Such

mitigation of risks shall be certified by a qualified geologist or geotechnical engineer. The
administrator shall have the authority to have the certification provided by the qualified consultant
reviewed and confirmed by the public works administrator and/ or a qualified, third-party consulting
engineer.

B.

Wherever possible, proposed developments or alternations shall be located on portions of sites or

C.

parcels that are outside of areas potentially impacted by geologically hazardous areas.
The administrator shall have the authority to establish vegetated buffers and/ or setbacks from a
hazard area based on the findings prepared by the qualified consultant or based on other information
available to the administrator. In those areas where the administrator determines that a buffer and/ or

setback from a geologically hazardous area is necessary, the standard vegetated buffer shall be

twenty-five( 25) feet from the top, sides and toe of the hazard area and the standard setback shall be
twenty-five( 25) feet from the outer edge of the buffer for a total setback from the hazard area of fifty
50) feet, except where information supporting a lesser buffer or setback is provided in the Detailed
Study.
D.

Properties located partially or wholly within a geologically hazardous area shall not be subdivided in
such a way that would increase the hazard posed by development of the proposed lots or parcels.

E.

Activities proposed within landslide hazard areas shall demonstrate all of the following:
1.
The proposed alteration shall not cause any increase in surface water discharge or sedimentation
to other properties;
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2.

The proposed alteration shall not decrease slope stability on or off the site;

3.

Disturbance of trees and other vegetation shall be minimized to reduce erosion and maintain slope
stability;

4.

Structures shall conform to the natural contour of the slope, and foundations shall be designed to

5.

Where allowed by the underlying zoning, structures shall be clustered to reduce impacts; and

conform generally to the existing topography of the site;
6.

Structures and improvements shall be located to preserve the most sensitive portion of the site
and its natural landforms and vegetation.

F.

Seismic Hazard Areas: The building of structures within a seismic hazard area shall conform to the
requirements established in the International Building Code.

PART NINE: AQUIFER RECHARGE AREAS

17. 82.490 Aquifer Recharge Area Designation.

Aquifer recharge areas shall be designated based on meeting any one of the following criteria:
A. Wellhead Protection Areas designated per WAC 246- 290;
B.

Sole Source Aquifers designated by the U. S. EPA per the Federal Safe Drinking Water Act;

C.

Areas designated for special protection as part of a groundwater management program per RCW
90.44, 90. 48, or 90. 58 or WAC 173- 100 or 173- 200; or

D.

Areas overlying unprotected aquifers used as a source of potable water.

17. 82. 495 Exemption from Review Requirements.

The following development activity and associated uses and activities shall be exempt from the review
procedures and regulatory requirements established in section:
A. Single Family, duplex or attached single family construction.
B. Any activity exempt from SEPA review.

17. 82. 500 Aquifer Recharge Area Detailed Study Requirements.
A.

All proposals within a designated aquifer recharge area with" high recharge potential" shall require

preparation of an Aquifer Recharge Area Detailed Study.
B.

All proposals within a designated aquifer recharge area with" medium recharge potential" shall

require preparation of an Aquifer Recharge Area Detailed Study when it is determined to be a major
development permit or there is reasonable evidence that indicates the activity could pose an adverse
impact on the underlying aquifer system.
C.

An Aquifer Recharge Area Detailed Studies shall be prepared by a qualified consultant with

experience in preparing hydrogeologic site assessments. Evidence of these qualifications shall be
included with the Detailed Study.

D. The Detailed Study shall identify the existing hydrogeologic conditions of the project site and the
proposed activity' s potential to result in contamination of groundwater resources.
E. The Detailed Study shall also identify proposed mitigation measures necessary to reduce potential
impacts to groundwater resources.

17. 82. 510 Aquifer Recharge Area Performance Requirements.

A. Activities requiring preparation of an aquifer recharge area detailed study shall only be permitted if
the detailed study indicates that the activity does not pose a threat to the underlying aquifer system

and will not adversely affect groundwater resources used as a source of potable water. The
administrator shall establish mitigating conditions necessary to insure protection of groundwater
resources.
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B.

Storage of hazardous materials within the city' s wellhead protection area or within adjacent areas

C.

potentially affecting this area is prohibited.
Stormwater discharge facilities, whether utilizing surface outfall or subsurface infiltration, shall be
designed, constructed and maintained to ensure that such facilities do not adversely impact the city' s
source of potable water.

PART TEN: FREQUENTLY FLOODED AREAS

17. 82. 520 Frequently Flooded Areas Designation.
Frequently flooded areas shall include those areas identified as Areas of Special Flood Hazard by the
Federal Emergency Management Agency on the Flood Insurance Rate Maps for the city of Blaine.

17. 82. 530 Frequently Flooded Areas Performance Requirements.
A. Development and alterations within frequently flooded areas shall comply with the Flood Hazard
Regulations of the city of Blaine, Chapter 17. 86 of the Blaine Municipal Code.
B. Subdivisions of land that include frequently flooded areas shall include the following notification on
all recorded documents:

The structures on this property are located in an area that may be subject to inundation

by floodwaters. For further information regarding this potential hazard, please contact the
Federal Emergency Management Agency, the Whatcom County Emergency Services
office, or the city of Blaine."

PART ELEVEN: DEFINITIONS
17. 82. 540 Definitions.

Abut" means to touch or border upon. A piece of land bordering on a street or an adjoining property is
said to abut such street or property.

Administrator" means the community development director or his or her designee.
Agriculture" or " Agricultural activities" means those activities directly pertaining to the production of
crops or livestock including but not limited to cultivation, harvest, grazing, animal waste storage and
disposal, fertilization, the operation and maintenance of farm and stock ponds, drainage ditches, irrigation
systems, and canals, and normal maintenance, operation and repair of existing serviceable structures,

facilities, or improved areas.

Anadromous fish" means fish species that ascend rivers from the sea to spawn.

Aquifer" means any geologic formation capable of yielding a significant amount of ground water to a
well, spring or other withdrawal works in sufficient quantity for beneficial use.

Aquifer recharge areas" means areas where the prevailing geologic conditions allow infiltration rates
which contribute significantly to the replacement of groundwater and which create a high potential for
contamination of groundwater resources that serve as a source of potable water supplies.

Artificial watercourse" means ditches and other water conveyance systems, not constructed from natural

watercourses, which are artificially constructed and actively maintained for irrigation and drainage.
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Artificial watercourses include lateral field ditches used to drain farmland where the ditch did not replace
a natural watercourse.

Best available science" means information gathered, analyzed and presented based on professional
experience, expertise and judgement, and established scientific principles and practices. Such principles

and practices include peer review, use of scientific methodology, logical analysis and reasonable
inference, statistical analysis, rigorous referencing within the scientific literature, and conclusions drawn
from within an accepted scientific framework and placed in an appropriate scientific context.
Best

management

practices (

BMP)" means physical or structural tools and/ or management practices

which, when used singularly or in combination, prevent or reduce adverse impacts to critical areas or their
buffers.

Biologist" means a person having specific relevant expertise who has a minimum of a Bachelor of
Science degree in biological sciences or a related field from an accredited college or university OR

equivalent relevant training in fish and wildlife biology and substantial demonstrated experience as a
practicing biologist.

Buffer" or " Buffer area" means a naturally vegetated, undisturbed or revegetated zone immediately
adjacent to a critical area that helps protect the critical area from adverse impacts to its functions and

values OR that helps provide the margin of safety necessary to minimize risk to the public.

Compensatory mitigation" means replacing project-induced losses or adverse impacts to critical areas
and includes, but is not limited to, restoration, creation, or enhancement.

Creation" means actions intentionally performed to establish a critical area, or a portion of a critical area,
where one did not formerly exist.
Critical area designation" means legal identification and specification of critical areas for regulatory
purposes.

Critical area detailed study" means a thorough investigation of a proposed activity and the critical area( s)
it may impact as required by this chapter.
Critical area indicators" means site- specific features such as vegetation, soils, hydrology, topography or
other environmental features established through a site visit or other means that indicate that critical areas

are or may be present at a particular location. For critical areas such as aquifer recharge areas, where
indicators cannot be identified through a site visit, indicators may be identified through use of critical area
maps or other resources.

Critical area review" means the administrative and investigative process for decision making by the city

on authorizations required by this chapter. The process begins with the filing of an application for an
activity within the jurisdiction of this chapter and concludes with the Final Critical Areas Determination.
Critical areas" means the following areas as required by RCW 36. 70A and WAC 365- 190- 080, and as
defined and regulated in this chapter: wetlands, geologically hazardous areas, frequently flooded areas,
fish& wildlife habitat conservation areas, and aquifer recharge areas.

Delineation" means the precise determination of wetland boundaries in the field according to the
application of specific methodology as described in the Washington State Wetlands Identification and
Delineation Manual, Washington State Department of Ecology publication # 96- 94, and the U. S. Army
Corps 1987 Wetland Delineation Manual and Interim Regional Supplement to the Corps of Engineers
Wetland Delineation Manual: Western Mountains, Valleys, and Coast Region.
Drainage" means the collection, conveyance, containment, and/ or discharge of surface and stormwater
runoff.

Drainage ditch" means an artificial watercourse constructed to drain surface or ground water.
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Endangered species" means a species, native to the state of Washington, which is designated by the
responsible State or Federal fish or wildlife agency as endangered.
Enhancement" means an action which improves a critical area' s functions or values.

Final critical areas determination" means the determination by the administrator that a regulated activity,
as proposed or conditioned, is or is not adequate to mitigate potential impacts to affected critical areas and

comply with applicable performance requirements. The determination will be either favorable or
unfavorable, indicating that the proposed activity is or is not authorized.
Fish
a.

b.

and wildlife

habitat

conservation areas" (

HCA) means:

Areas with which endangered, threatened, and sensitive species have a primary association;
Habitats and species of local importance that have been designated by the city at the time of
application;

c.

d.
e.

Waters of the State as defined by WAC 222- 16;
Areas with which anadromous fish species have a primary association; and
Streams and rivers planted with game fish by a governmental or tribal entity.

Frequently flooded areas" means areas of special flood hazard as designated and regulated pursuant to
Chapter 17. 86 of the Blaine Municipal Code.

Functions" means those natural processes performed by a critical area and its components.

Geologically hazardous areas" means areas that because of their susceptibility to erosion, sliding,
earthquake, or other geologic events, are not suited to the siting of commercial, residential, or industrial
development consistent with public health or safety concerns.

Geologist" means a person who has received a degree in geology from an accredited college or

university, OR a person who has equivalent education and training and substantial demonstrated
experience as a practicing geologist.

Geotechnical engineer" means a person who is licensed as a civil engineer with the State of Washington
and who has recent, related experience as a professional geotechnical engineer.

Groundwater" means all waters that exist beneath the land surface or beneath the bed of any body of

surface water, whatever may be the geological formation or structure in which such water stands or flows,
percolates or otherwise moves.

Habitats of Local Importance" means a seasonal range or habitat element with which a designated

species of local importance has a primary association, and which, if altered, may reduce the likelihood
that the species will maintain and reproduce over the long- term.

Hazard tree" means a standing tree, either live or dead, having defects, singly or combined, in roots, butt,
bole, or limb, which predispose it to mechanical failure in whole, or in part, and which is so located that

such failure has a probability of injury and damage to persons and/ or property.
Initial critical areas determination" means the determination by the administrator that a regulated activity

as proposed potentially includes or does not include a critical area, OR is or is not adjacent to a critical
area, OR would or would not have possible adverse impacts on a critical area.

Mitigation" means avoiding, minimizing, reducing, rectifying, eliminating or compensating for projectinduced, adverse impacts to critical areas.

Mitigation plan" means a detailed plan indicating actions necessary to mitigate adverse impacts to
critical areas.

Modified natural watercourse" means that segment of a natural watercourse that has been modified and

is maintained by diking and drainage districts, and where such modification was not the result of an
illegal action.
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National Wetland Inventory" means an inventory that was developed by the U. S. Fish and Wildlife
Service, which used aerial photography to map wetlands across the United States.
Native vegetation" means plant species which are indigenous to the area.

Natural watercourse" means any stream in existence prior to settlement that originated from a natural
source. An example of a natural watercourse is a stream that originates in a wetland or upland area, flows

through agricultural, rural and/ or urban land, and ultimately empties into a saltwater bay or another
watercourse.

Off-site" means action away from the site at which a critical area has been or may likely be adversely
impacted by a regulated activity.

On- site" means action on or immediately adjacent to the site at which a critical area has been or will
likely be adversely impacted by a regulated activity.

Ongoing agriculture" means the continuation of any existing agricultural activity as defined in this
section including crop rotations.
Ordinary high water mark ( OHWM)" means the mark on the shores of all water which will be found by
examining the bed and banks and ascertaining where the presence and action of waters are so common
and usual, and so long continued in all ordinary years, as to mark upon the soil a character distinct from

that of the abutting upland, in respect to vegetation; provided that, in any area where the ordinary highwater mark cannot be found, the ordinary high-water mark adjoining saltwater shall be the line of mean
higher high tide and the ordinary high-water mark adjoining freshwater shall be the line of mean highwater. (WAC 173- 22-- 030.)

Performance requirements" means specific, measurable criteria that a proposed development activity

must conform to and that may be used to determine the degree to which said activity complies with the
provisions of this chapter.

Potable water" means water which meets the quality standards for drinking purposes as established by
the State of Washington.
Qualified

consultant"

means a person having relevant expertise through education, training and/ or

experience who is capable of providing the specified professional services at the level required by this
chapter. Qualified consultants include fish and/ or wildlife biologists, geologists or geotechnical engineers,
and wetland specialists.

Rehabilitation" means 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. Activities could involve
breaching a dike to reconnect wetlands to a floodplain or return tidal influence to a wetland.
Rehabilitation results in a gain in wetland function but does not result in a gain in wetland acres.
Restoration" means the return of a critical area or buffer to a state in which its functions and values

approach its unaltered state as closely as possible.

Riparian area" means the portion of habitat extending from the ordinary high-water mark( OHWM) of a
stream ( i.e., a flowing body of water) to that part of the upland influenced by elevated water tables or
flooding. It includes the area that directly influences the aquatic ecosystem ( e. g. providing coarse woody
debris to the stream, temperature attenuation, or filtering sediments); provided, riparian areas associated

with an existing system of dikes and levees shall not extend beyond the toe of the slope on the landward
side of the dike or levee structure.

Sensitive species" means a species native to the State of Washington, which is vulnerable or declining

and is likely to become endangered or threatened in a significant portion of its range within the State
without cooperative management or the removal of threats as designated by WAC 232- 12- 011.
Shoreline Master Program" means the Shoreline Master Program of the city of Blaine.
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Site assessment" means a site- specific analysis that identifies the presence of critical areas, classifies and
designates each critical area, documents site conditions, analyzes project- generated impacts, and identifies
appropriate mitigative measures. Site assessments include wetland reports, habitat assessments, habitat
management plans, geotechnical reports, and hydrogeologic reports.

Slope" means an inclined earth surface, the inclination of which is expressed as the ratio of horizontal

distance to vertical distance from the toe to the top of the surface. The slope may also be expressed as a
percentage based on the quotient of the vertical distance divided by the horizontal distance.
Species of Local Importance" means those species that may not be endangered, threatened or sensitive
from a statewide perspective, but are of local concern due to their population status, sensitivity to habitat
manipulation, or other educational, cultural or historic attributes. A species shall only be considered as

being of local importance upon official designation as such by the city.
Threatened species" means a species, native to the State of Washington, which is likely to become
endangered in the foreseeable future throughout a significant portion of its range within the state without

cooperative management or the removal of threats as designated by WAC 232- 12- 011.
Values"

means the desirable attributes associated with a critical area and its components which

contribute to public health, safety and welfare.
Wetland" or" wetlands" means areas that are inundated or saturated by surface water or groundwater 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. For the purposes of this chapter, those portions of a lake or

naturally occurring pond that meet the definitional criteria for " wetland" shall be regulated under the
wetland section of this chapter. 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 and ponds intentionally created
from non-wetland areas created to mitigate conversion of wetlands.
Wetland delineation"

means mapping wetlands and establishing a wetland edge or boundary in

accordance with the manual adopted under RCW36.70.A. 175 pursuant to RCW 90.58. 380 as updated.
Wetland reconnaissance" means a site assessment of wetlands in accordance with the methodologies

stipulated in the manual adopted under RCW36.70.A. 175 pursuant to RCW 90.58. 380 as updated. DOE
Wetland specialist" means a person who has earned a Bachelor's Degree in science with specific or

related course work in wetland ecology, hydrology or soils science from an accredited college or
university and who has two years of professional experience in wetland delineation, functional assessment
and mitigation OR equivalent training and experience.

Add to Title 17, Division 4. Platting and Major Development Approval
Procedures:
Integrate number)Limitation on Subdivision.

The subdivision and short subdivision of land in wetlands and associated buffers is subject to the

following:
1.
2.

Land that is located wholly within a wetland or its buffer may not be subdivided;
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:
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i.
ii.

3.

Located outside of the wetland and its buffer; and
Meets the minimum lot size requirements of BMC Title 12;

Access roads and utilities serving the proposed subdivision may be permitted within the wetland
and associated buffers only if the city determines that no other feasible alternative exists and
when consistent with this chapter;

4.

Subdivision and short subdivision development that contain a wetland or wetland buffer shall not

result in degradation of the wetland or its buffer nor significantly change its hydrology.

END OF PROPOSED AMENDMENDS

Exhibit A Amendments to Ch 17. 82, CRITICAL AREAS MANAGEMENT( Ord.# 09- 2729)
Approved 7/ 27/09

37

ORDINANCE NO. 122812
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF
BLAINE, WASHINGTON, AMENDING THE BLAINE MUNICIPAL
CODE FLOOD HAZARD REGULATIONS AS REQUESTED BYTHE
FEDERAL EMERGENCY MANAGEMENT AGENCY TO ACHIEVE
COMPLIANCE WITH THE ENDANGERED SPECIES ACT.

WHEREAS, the National Marine Fisheries Services (NMFS)issued a Biological Opinion
September 22, 2008 and in that opinion NMFS outlined the reasonable and prudent
alternative for implementing the National Flood Insurance
Program (NFIP)in a manner that
would comply with the Endangered Species Act (
and
ESA);
on

WHEREAS, the Federal Emergency Management Agency (FEMA)implements the NFIP
though the local jurisdictions and requires the cooperation of the local jurisdictions to achieve
compliance with the Biological Opinion; and
in the

WHEREAS, the City of Blaine is the jurisdictional authority for the regulation of land
mapped flood hazard areas within the city limits; and
WHEREAS, the City, and its residents and property

owners are

use

benefited by the

availability of flood insurance through the NFIP and participation in the NFIP
failure to comply with the ESA as outlined by the
Biological Opinion; and

is

jeopardized by

WHEREAS, on, January 26, 2012, after publication of legal notice in a newspaper 6
general circulation, the Planning Commission conducted a public hearing on the proposed
amendment to the Blaine Municipal Code; and
WHEREAS, the Planning Commission has considered the public record and on March 8,
2012, recommended adoption of the proposed amendment to the Flood Hazard Regulations;

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF BLAINE WASHINGTON, DO

ORDAIN

as

follows:

SECTION 1: The

Following Findings

of Fact

are

hereby adopted:

1. The Code Amendment is consistent with FEMA's Door
" 2"
option for compliance with the
FNIP Biological Opinion.
2. The City has complied with all administrative and notification
requirements to conduct an
amendment to the Blaine Municipal Code.
3. The Code Amendment has not been identified to conflict with
any provsions of the
Comprehensive Plan.
4. The Code Amendment has undergone SEPA review and a Determination of Nor}

Significance

was

issued January 11, 2012.

SECTION 2:The Blaine
to the Blaine

Municipal
Municipal Code.

Code is

hereby amended

as

- evision
stipulated in Exhibit A R

SECTION 3: Applicability. The revisions contained herein shall
apply to
and

building permit applications.
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SECTION 4: Severability. If any section, subsection, clause or
phrase of this ordinance is for
any reason held to be invalid or unconstitutional, such decision shall not affect the
validity of the
remaining portions of this Ordinance.
SECTION 5: Effective Date. This Ordinance shall take effect and be in force
from and after its
passage by the City Council and approval by the Mayor, if approved, otherwise, as
taw and five

days

after the date of

posting

for

provided by

publication.

PASSED BY THE CITY COUNCIL OF THE CITY OF BLAINE, WASHINGTON

April 2012, and approved by

the

Mayor.

CITY OF BLAINE, WASHIN~
fON

eL ~.-~------rry Ro

ATTEST/AUTHENTICATE:

Shen-Sanchez, City
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on

the 23rd

day of

Exhibit A -Revision to the Blaine
Chapter 17.86

Municipal

Code

FLOOD HAZARD REGULATIONS*

Sections:
17.
010
86. Purpose.
17.
020
86. Definitions.

17.
030
86.

Applicability.

17.
040
86. Areas of flood hazard Study adopted.
17.
050
86. Development permit-Required.

060
17.
86. Development permit-Grant or denial.
17.
070
86. Duties of the director.
17.
075
86. Permit Application Requirements
17.
080
86. General standards for all areas of
special flood hazards.
17.
085
86. Habitat Protection Standards
17.
090
86.

Anchoring.

17.
100
86. Construction materials and methods.
17.
110
86. Utilities.
17.
120
86. Subdivision proposals.
17.
130
86. Review of building permits.
17.
140
86. Specific standards where base flood elevation is known.
17.
150
86. Elevation of residential construction.

160
17.
86. Nonresidential construction and substantial improvement.
17.
170
86. Manufactured homes.
17.
180
86. Recreational vehicles.
17.
190
86.

Designated regulatory floodway.

17.
200
86. Coastal high hazard

areas.

17.
210
86. Critical

facility.
17.
220
86. Appeals.
Prior legislation: Prior code §§
205
11201 -11-

and Ord. 1535.

17.
010
86.Purpose.
It is the purpose of this chapter to promote the public health,
safety and general welfare,
and to minimize public and private losses due to floodconditions in
specific areas by methods
and provisions designed for:
A. Restricting or prohibiting uses which are
dangerous to health, safety and
property due to water or erosion hazards, or which result in damaging increases in
erosion or in flood heights or velocities;
B. Requiring that uses vulnerable to floods, including facilities which serve such
be
uses,
protected against flood damage at the time of initial construction;
C. Controlling the alteration of natural floodplains, stream channels and natural
protective barriers, which help accommodate or channel floodwaters;
D. Controlling filling, grading, dredging and other
development which may
increase flood damage; and
E. Preventing or regulating the construction of flood barriers which will
unnatura~r
divert floodwaters or which may increase flood hazards in other areas. (
Ord. 2578 §2,
2004; Ord. 2565 § 4, 2004)
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17.
020
86.Definitions.
Unless specifically defined below in this
shall be interpreted so as to give them the

section, words or phrases used in this chapter
meaning they have in common usage and to give this

its most reasonable application:
A. Area
"
of special flood hazard" means the land in the
floodplain within a given
community subject to a one percent or greater chance of floodingin any given year.
B. Base
"
flood"means the flood having a one percent chance of
being equaled or
exceeded in any given year.

chapter

C. Basement"
"
means any area of the
building having its floor subgrade (below
on
all
sides.
ground level)
D. Breakaway
"
wall"means a wall that is not part of the structural
support of a
structure and is intended through its
design and construction to collapse under specific
lateral loading forces, without
causing damage to the elevated portion of the building or

supporting foundation system.
E. Coastal
"
high hazard

area" means an area of special flood hazard
extending
from offshore to the inland limit of a
primary frontal dune along an open coast and any
other area subject to high velocity wave action from storms or seismic sources.The
area
is designated on the FIRM as Zone VE or V.

F. Critical
"

facility"means

a facility for which even a
slight chance of flooding
might
great. Critical facilities include, but are not limited to, schools, nursing
homes, hospitals, police, fire and emergency response installations, installations which
produce, use or store hazardous materials or hazardous waste.
G. Development"
"
means any manmade
change to improved or unimproved real
estate in the Regulatory Floodplain,
but
not limitedto buildings or other
including
structures, mining, dredging, filling, grading, paving, excavation or drilling operations,
storage of equipment or materials, subdivision of land, removal of substantial amounts of
native vegetation on the property, or alteration ofnatural site
characteristics.
H. Flood"
"
or "
flooding"means a general and temporary condition of partial or
complete inundation of normally dry land areas from:

be too

1. The overflow of inland or tidal waters; and/or
2. The unusual and rapid accumulation of runoff of surface waters from

any source.
I.Flood
"
insurance rate map (FIRM)"
means the official map on which the Federal
Insurance Administration has delineated both the areas of
special flood hazards and the
risk premium zones applicable to the

community.
study"means the official report provided by the Federal
Insurance Administration that includes flood profiles, the flood insurance rate
maps, and
J.Flood
"
insurance

the water surface elevation of the base flood.
K. Floodway"
"
means the channel of a rive
land areas that must be reserved in order to

other watercourse and the adjacent
discharge the base flood without
cumulatively increasing the water surface elevation more than one foot.
L. "
Impervious Surface"means a hard surface area which causes wder to run off
the surface in greater quantities or at an increased rate of flow from the flow
present
under natural conditions prior to development. Common
surfaces
but
or

impervious

include,

not limited to, roof tops, walkways, patios,
driveways, parking 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
L. Lowest
"
floor"means the lowest floor of the lowest enclosedarea (
including
basement).An unfinished orflood-resistant enclosure, usable
for
of
are

solely
parking
vehicles, building access or storage, in an area other than a basement area, is not
considered a building's lowest floor; provided, that such enclosure is mt built so as
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to

render the structure in violation of the
this chapter.

elevation design requirements of
applicable non-

M. Manufactured
"
home"as defined in BMC 020(
17.
112.
A
).
N. "Native Vegetation" means any mix of grass, forbs,
shrubs, and trees
commonly found in Western Washington lowland areas, but does not mean lawn,
landscaped areas, or incidental vegetation that has been introduced on or invaded an
otherwise developed site.
O. "New construction" means structures for which the "start of constructun"
commenced on or after the effective date of the ordinance codified in this

chapter.

P. "Protected Area"means the lands that lie within the boundaries of the
floodway, the riparian habitat zone, and the channel
area.

migration

Q. "Regulatory Floodplain" means the area of the Special Flood Hazard Area.
R. Start
"
of construction" includes substantial improvement and means the date
the

building permit was issued, provided the actual start of construction, repair,
reconstruction, placement of other improvements was within 180 days of the permit date.
The actual start means the first placement or permanent construction of a structure
other than a manufactured home) on a site, such as the pouring of slabs or footings, the
installation of pilings, or any work beyond the stage of excavation. Permanent
construction does not include land preparation such as
clearing, grading and filling; nor
does it include the installation of streets and/or
walkways; nor does it include excavation
for a basement, footings, piers or foundations or the erection of
temporary forms; nor
does it include the installation on the property of
accessory buildings, such as garages or
sheds not occupied as dwelling units or not as part of the main structure. For a
substantial improvement, the actual start of construction means the first alteration of
any
wall, ceiling, floor, or other structural part of a building, whether or not that alteration
affects the external dimensions of the building.
S. Structure"
"
means a walled and roofed builcing
including a liquid or gas
storage tank that is principally above ground.
T. Substantial
"
damage" means damage of any origin sustained by a structure
whereby the cost of restoring the structure to its beforedamaged condition would equal
or exceed 50 percent of the market value of the structure before the
damage occurred.
U. Substantial
"
improvement"as applied herein applies only in this section, and
means any repair, reconstruction or improvement of a
structure, the cost of which equals
or

exceeds 50 percent of the market value of the structure either:
1. Before the improvement or repair is started; or

2. If the structure has been damaged and is being restored, before the
occurred. For the purposes of this definition, substantial
"
improvement"
is considered to occur when the first alteration of
any wall, ceiling, floor or other
structural part of the building commences, whether or not that alteration affects
the external dimensions of the structure. Ord.
(
2578 §
2,2004; Ord. 2565 § 4,

damage

2004)
17.
030
86.Applicability.
This chapter shall apply to all areas of special flood hazards within the
jurisdiction of the
2578 § 2, 2004; Ord. 2565 § 4, 2004)
city. Ord.
(

17.
040
86.Areas of flood hazard-Study adopted.
The areas of special flood hazard identified by the Federal
Emergency Management
Agency in a scientific and engineering report entitled The Flood Insurance Study, Whatcom
County, Washington, All Jurisdictions, dated November 16, 2007. With accompanying Flood
Insurance Rate Maps (FIRM),dated Januay 16, 2004 and November 16, 2007, the
study is
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adopted by reference and declared to be a part of this chapter. The flood insurance study is on
community development services department, Blaine City Hall, 344 H Street, Blaine,
Washington. O
( rd. 2728 § 2 (Exh.A),
2009; Ord. 2686 § 1, 2007; Ord. 2578 § 2, 2004; Ord.
2565 § 4, 2004)
file at the

17.
045
86.Protected Area Zones
A.
The protected area includes the
following zones within the
where a floodplain development permit is requested:
1.

2.

3.

project

site

The

riparian habitat zone is the zone of native vegetation
extending landward a distance of up to 200 feet from the ordinary high
water mark within the regulatory floodplain, also
including those
aquatic areas that support vegetation below the ordinary high water
mark, or such area as defined by a detailed study of the project site.
The channel migration area is the area over which a
dynamic river
moves during the normal course of erosion, sedimentation and
flooding events.
The floodway is the channel of a stream orother water course in
order to discharge the base flood without
cumulatively increasing the
surface water elevation more than one-foot at any point.

B.
17.
050
86.Development

permit-Required.
development permit shall be obtained before construction or de,~
elopment begins
within any area of special flood hazard established in BMC 040.
17.
86.The permit shall be for all
structures, including manufactured homes, as defined in BMC 020,
17.
86.and for all other
developments including fill and other activities, al;o set forth in BMC 020
17.
86.Definitions. Ord.
(
2578 § 2, 2004; Ord. 2565 § 4, 2004)
A

17.
060
86.Development permit-Grant

or

denial.

The director is

appointed to administer and implement this chapter by granting or denying
development permit applications in accordance with its provisions. Ord.
2578 §
(
2,2004; Ord.
2565 § 4, 2004)
070
17.
86.Duties of the director.
Duties of the director shall include, but not be limited to:
A. Permit Review.
1. Reviewing all development permits to determine that the
perrrit
requirements of this chapter have been satisfied;
2. Reviewing all development permits to determine that all
necessary
permits have been obtained from those federal, state or local governmental
agencies from which prior approval is required.
B. When base flood elevation data and floodway data has not been
provided in
accordance with BMC 040,
17.
86.the director shall obtain, review and reasonably utilize
any base flood elevation data and floodway data available from a federal, state orother
17.
86.and 160.
source, in order to administer BMC 150
17.
86.
C. Notice on Title.
1. The Director shall ensure that, prior to the issuance of a
Floodplain
Development Permit, the applicant records a notice on the title that the property
contains land within the 100year floodplain.
D. Obtaining and Maintaining Information.
1. Obtaining and recording the actual elevation (in relation to mean sea
of
level) the lowest floor (including basement) of all new or substantially improved
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structures, and whether

or not the structurecontains
abasement;
residential structures:
substantially floodproofed nona. Verifying and
the
actual
elevation
(in relation to mean
recording
sea level)to which the structure was
floodproofed; and
b. Maintaining the
floodproofing certifications required in BMC
17.
160(
86.
C
);
3. Maintain for public inspection atl records
pertaining to the provision of
chapter.

2. For all

this

new or

E.Alteration of Watercourses.
1. Notifying adjacent communities, the

Department of Ecology and the
Department of Natural Resources prior to any alteration or relocation of a
watercourse, and submit evidence of such notification to the Federal
Insurance Administration;
2. Requiring that maintenance is
provided within the altered or relocated
portion of the watercourse so thatthe floodcarrying capacity is not diminished.
F. Making interpretations, where needed, as to the exact location of the
boundaries of the areas of special flood hazards. For example, where there
appears to
be a conflict between a mapped boundary and actual field conditions the Director shall
make a determination. Any person
contesting the location of the boundary shall be given
a reasonable opportunity to
appeal the interpretation. Such appeals shall be granted
consistent with the standards of Section 1910.6 of the rules and
regulations of the
National Flood Insurance Program (24 CFR 1909 et seq.).
( 2602 §2,2005; Ord.
Ord.
2578 § 2, 2004; Ord. 2565 § 4, 2004)
17.
075
86.Permit

Application Requirements
Application for a floodplain development permit shall be made on forms furnished by the Director
and shall include, but not be limited to,
A.
Three site plans, drawn to scale, showing:
1.
The nature, location, dimensions, and elevations of the
property in
question,
2.
Names and location of all water bodies within 300 feet of the
site,
3.
The elevations of the 10-,50-,100-,and 500year floods, where
the data are available,
4.
The boundaries of the Regulatory Floodplain, SFHA,
floodway,
riparian habitat zone, and channel migration area,
5.
The proposed drainage system including, but not limited to storm
sewers, overland flow paths, detention facilities and roads,
6.
Existing and proposed structures, fill, pavement and other
impervious surfaces, and sites for storage of materials,
7.
All wetlands,
8.
Designated fish and wildlife habitat conservation areas, and
habitat areas identified for conservation or protection under state or federal or
local laws or regulations (e.
g:Endangered Species Act, Magnuson•Stevens
Fishery Conservation and Management Act, Growth Management Act, Shorelines
Management Act, Priority Habitat and Species List,
9.
Existing native vegetation and proposed revegetation.
B.
If the proposed project involves grading, excavation, or
filling, the site plan
shall include proposed postdevelopment terrain at one foot contour intervals.
C.
If the proposed project includes a new structure, substantial
improvement,
or repairs to a substantially
damaged structure that will be elevated, the application shall
include the Flood Protection Elevation for the
building site and the proposed elevations of
Ordinance 122812
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the

following:
1.
The top of bottom floor (
including basement, crawlspace, or
enclosure floor)
2.
The top of the next higher floor
3.
The bottom of the lowest horizontal
structural member (

in V Zones

only)

4.
5.

structure

The top of the slab of an attached
garage
The lowest elevation of
machinery or equipment

6.

The lowest

7.

The

servicing

the

adjacent (finished)grade next to structure
highest adjacent (finished) grade next to structure
8.
The lowest adjacent grade at the lowest elevation of
a deck or
stairs, including structural support
D.
If the proposed
project includes a new structure, substantial improvement,
or repairs to a
substantially damaged nonresidential structure that will be dry
floodproofed, the application shall include the FPE for the
building site and the elevation
in relation to the datum of the effective
FIRM to which the structure will be
dry
floodproofed and a certification by a registered professional engineer or licensed
architect that the dry
floodproofing methods meet the floodproofing criteria in BMC
17.
160.
86.

E.
The proposed project must be
structural flood protection is not needed

designed

and located so that

new

F.

The application shall include a
description of the extert to which a stream
body, including its shoreline, will be altered or relocated as a result of the
proposed development.
G.
The application shall include documentation that the
applicant will apply
for all necessary permits
required by Fede-al,State, or local law. The application shall
include written acknowledgment that the
applicant understands that the final certification
of use or certificate of
occupancy will be issued only if the applicant provides copies of
the required Federal, State, and local
permits or letters stating that a permit is not
required. The floodplain permit is not valid if those other permits and
approvals are not
or

other water

obtained prior to any ground
H.

The

disturbing

application

work or structural improvements.
shall include acknowledgment
by the

applicant that
local unit of government with
regulatory authority
authorized to enter upon the property to
inspect the

representatives of any Federal, State
over

the

project

are

or

development.

17.
080
86.General standards for all seas of
special flood hazards.
A. If a lot has a buildable site outside the
Special Flood Hazard Area or above the
BFE, all new structures shall be located there, when feasible. If the lot is
fully in the
floodplain, structures must be located to have theleast impact on salmon.
B. Stormwater and
drainage features shall
low

incorporate
impact development
techniques, when technically feasible, and shall at a minimum
comply with the Western
Washington Manual for Stormwater Management (current edition).
C. Creation of new impervious surfaces shall not
exceed 1 apercent of the
surface area of the portion of the lot within the
floodplain unless mitigation is provided.
D. Any loss of floodplain
storage shall be avoided, rectified, or compensated for.
Any compensation site must be in a priority floodplain restoration area in the ESU
Recovery Plan for the fisted species.

E. Uses that are not permitted in the Protected Area
unless shown not to affect
and habitat, include
septic tanks and drain fields,dumping of any materials,
hazardous or sanitary waste landfills,
receiving areas for toxic or hazardous waste or

water

quality
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other contaminants.
F. In all areas of special flood hazards, the standards set out
through BMC
17.
130
86.are also required. O
( rd. 2578 § 2, 2004; Ord. 2565 § 4, 2004)

17.
085
86.Habitat Protection Standards
A. NonDevelopment Activities
Activities that do not meet the definition of "
development"are allowed in the Regulatory
Floodplain without the need for a floodplain development permit uncbr this ordinance, provided
all other Federal, State, and local requirements are met. The
following are examples of activities
not considered development or "manmade changes to improved or unimproved real estate."
1.
Routine maintenance of landscaping that does not involve

grading,

excavation, or filling;
2.
native

Removal of noxious weeds and hazard trees and replacement of

non-

vegetation with native vegetation;
3.

Normal maintenance of structures, such as
reroofing and replacing
such work does not qualify as a substantial
improvement;

siding, provided
4.

Normal maintenance of above ground utilities and facilities, such as
downed power lines and utility poles;
5.
Normal street and road maintenance, including
filling potholes, repaving,
and installing signs and traffic signals, but not
including expansion of paved areas.
B. Activities Allowed With a Floodplain Permit

replacing

The

following

activities

are

allowed in the

Regulatory Floodplain without

assessment, providing all other requirements of this ordinance

are

a

habitat impact

met, including obtaining

a

floodplain development permit:
1.
Repairs or remodeling of an existing structure, provided that the repairs or
remodeling are not a substantial improvement or a repair of substantial damage.
2.
Expansion of an existing structure that is no greater than ten percent
its
beyond
existing footprint, provided that the repairs or remodeling are not a substantial
improvement or a repair of substantial damage. This measurement is counted
cumulatively from the effective date of this ordinance or September 22, 2011 whichever
is earlier. If the structure is in the floodway, there shall be no
change in the dimensions
perpendicular to flow.
3.
Activities with the sole purpose of creating, restoring or enhancing natural
functions associated with floodplains, streams, lakes, estuaries, marine areas, habitat,
and

riparian areas that meet Federal and State standards, provided the activities do not
structures, grading, fill, or impervious surfaces.
4.
Development of open space and recreational facilities, such as parks,
and
trails,
hunting grounds, that do not include structures, fill, impervious surfaces or
removal of more than 5%
of the native vegetation on that portion of the
property in the
Regulatory Floodplain.
5.
Repair to onsite Septic Systems provided the ground disturbance is the
include

minimal necessary.
C. Other Activities
All other activities not listed in BMC 17.
085.
86.and B that are allowed by the
A
meet
al
the
other
allowed, provided they
requirements of this ordinance, and a

City of Blaine
floodplain

development permit is issued.
D. Native Vegetation Protection
The site plan required in BMC 075.
17.
86.shall show existing native vegetation.
A
1.
In the riparian habitat zone, native
vegetatirn shall be left undisturbed,
17.
86.and B.3.
A
except as provided in BMC 085.
Ordinance 122812
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are

2.

For areas within the

Regulatory Floodplain, but outside the riparian habitat
vegetation shall not exceed 35 percent of the surface area of the
portion of the site in the Regulatory Floodplain. Native vegetation in the riparian habitat
zone portion of the property can be counted toward this
requirement.
3.
If the proposed project does not meet the criteria of BMC
17.
085.
1
86.
0
.
and 2, a habitat impact assessment shall be conducted
and, if necessary, a habitat
mitigation plan shall be prepared and implemented consistent with the habitat
conservation areas detailed study requirements included in BMC 400.
17.
82. The
purpose of this assessment and mitigation plan shall be to avoid a "take"of an
endangered species as defined in the Endangered Species Act, but not necessarily to
avoid all impacts on all species.
zone, removal of native

090
17.
86.Anchoring.
The following applies in all
A. All

new

flotation, collapse

areas of special flood hazards:
construction and substantial development shall be anchored to
prevent
or lateral movement of the structure.

B. All manufactured homes shall be anchored to
prevent flotation, collapse or
lateral movement, and shall be installed using methods aril best installation
practices
available that minimize flood damage.
Anchoring methods may include, but are not
limited to, use of top
anchors. Additional methods and
over-the-or frame ties to

ground

found in FEMA's latest edition of GuidebookFEMA-85 Manufactured
"
Home Installation in Flood Hazard Areas."Ord.
(
2578 §
2004; Ord. 2565 §

practices

are

2,

4,2004)

17.
100
86.Construction materials and methods.
The

in all areas of special flood hazard:
construction and substantial i~
nprovements shall be constructed with
materials and utility equipment resistant to flood
damage.
B.All new construction and substantial improvements shall be constructed
using
methods and practices that minimize flood damage.
C. Electrical, heating, ventilation, plumbing and
airconditioning equipment and
other service facilities shall be designed and/or otherwise elevated or located so as to

following applies
A.All

new

prevent water from entering or accumulating within the components during
flooding. O
( rd. 2578 § 2, 2004; Ord. 2565 § 4, 2004)

conditions of

17.
110
86.Utilities.
The

following applies

in all

of

special flood hazard:
water supply systems shall be designed to minimize
or eliminate infiltration of floodwaters into the
system.
B. New and replacement sanitary
sewage systems shall be designed to minimize
or eliminate infiltration of floodwaters into the
systems and discharge from the systems
into floodwaters.
A. All new and

or

areas

replacement

C. Onsite waste disposal systems shall be located to avoid
impairment to them
contamination from them during flooding. Ord.
2578 §
(
2,2004; Ord. 2565 § 4,

2004)

17.
120
86.Subdivision proposals.
In all areas of special flood hazards:
A.All subdivision

proposals shall be consistent with the need

to minimize flood

damage.
B. All subdivision
gas, electrical and water
C. All subdivision
Ordinance 122812
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exposure to flood damage.
D. Base flood elevation data shall be
provided for subdivision proposals and other
proposed developments which contain at least 50 lots or five acres, whichever is less.
Ord. 2578 § 2, 2004; Ord. 2565 § 4, 2004)

17.
130
86.Review of

building permits
special flood hazards, where elevation data is not available, applications
for building permits shall be reviewed to assure that
proposed construction will be reasonably
safe from flooding. The test of reasonableness is a local
judgment a-id includes use of historical
data, high-water marks, photographs of past flooding, etc.,where available. (
Ord. 2578 §2,
2004; Ord. 2565 § 4, 2004)
In all areas of

17.
150
86.Elevation of residential construction.
A. In areas described in BMC 140,
17.
86.new construction and substantial
development of any residential structure shall have the lowest floor, including basement,
elevated one foot above the base flood elevation.
B.

Fully enclosed areas below the lowest floor that are subject to flooding are
prohibited, or shall be designed to automatically equalize hydrostatic flood forces on
exterior walls by allowing for the
entry and exit of floodwaters. Designs for meeting this
requirement must either be certified by a registered professional engineer or architect or
must meet

exceed the following minimum criteria:
1. A minimum of two openings
having a total net area of no less than one
square inch for every square foot of enclosed area subject to
flooding shall be
or

provided.

2. The bottom of all

openings shall

grade.

be

no

higher

than

one

foot above

3. Openings may be equipped with screens,
louvers, or other coverings
devices; provided, that they permit the automatic entry and exit of floodwaters.
Ord. 2578 § 2, 2004; Ord. 2565 § 4, 2004)

or

17.
160
86.Nonresidential construction and substantial
improvement.
In areas described in BMC 140,
17.
86.new construction and substantial improvement of
any commercial, industrial or other nonresidential structure shall either have the lowest
floor,
including basement, elevated to one foot above the level of the base flood elevation, or, together
with attendant utility and sanitary facilities, shall:
A. Be

floodproofed so that below one foot above the base flood level the structure
with
walls substantially impermeable tothe
watertight,
passage of water;
B. Have structural components capable of
resisting hydrostatic and hydrodynamic
loads and effects of buoyancy; and
is

C. Be certified by a registered professional
engineer or architect that the design
and methods of construction are in accordance with
accepted standards of practice for
meeting provisions of this section based on their development and/or review of the
structural design, specifications and plans. Such certifications shall be
provided to the
director as set forth in BMC 2).
17.
070(
86.
C
)(
D. Nonresidential structures that are
elevated, not floodproofed, must meet the
same standards for space below the lowest floor as described in
BMC17.B
150(
86.
).
E. Applicants floodproofing nonresidential
buildings shall be notified that flood
insurance premiums will be based on rates that are one foot below the
floodproofed level
a building floodproofed to the base flood level will be rated
e.
g.,
as one foot below the
base flood level).Ord.
2578 § 2, 2004; Ord. 2565 § 4,
(
2004)

Ordinance 122812
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17.
170
86.Manufactured homes.
A. Manufactured homes shall be anchored in accordance with BMC 090.
17.
86.
180
17.
86.Recreational vehicles.
Recreational vehicles placed

on sites are
required to either:
the site for fewer than 180 consecutive
days;
B. Be fully licensed and ready for highway use, on their wheels or
jacking
systems, are attached to the site only by quick disconnect type utilities and security
devices, and have no permanently attached additions; or
C. Meet the requirements of BMC 170
17.
86.and the elevation and

A. Be

on

anchoring

(
requirements for manufactured homes. Ord.
2578 §
2,2004)

190
17.
86.Designated regulatory floodway.
Located within areas of special flood hazard established in BMC 040
17.
86.are areas
designated as floodways. Since the floodway isan extremely hazardous area due to velocity of
floodwaters which carry debris, potential projectiles, and erosion
the

potential,

following

provisions apply:
A. Prohibit

encroachments, including fill, new construction, substantial
improvements, and other development unless certification by a registered professional
engineer is provided demonstrating through hydrologic and hydraulic analyses performed
in accordance with standard engineering
practice that the proposed encroachment would
not result in any increase in flood levels during the occurrence of the base flood
discharge.
B. Construction

reconstruction of residential structures is prohibited within
( repairs, reconstruction, or improvements to a
designated floodways, except for: 1)
structure which do not increase the ground floor area; and (
2)repairs, reconstruction

improvements

to

or

or

structure, the cost of which does not exceed 50 percent of the market
value of the structure either (a)before the repair, or reconstruction is
started, or (b)if the
structure has been damaged, and is being restored, before the
damage occurred. Any
project for improvement of a structure to correct existing violations or state or local
health, sanitary, or safety code specifications which have been identified by the diector
and which are the minimum necessary to assure safe living conditions or to structures
identified as historic places shall not be included in the 50 percent.
C. If subsection A of this section is satisfied, all new construction and substantial
improvements shall comply with all applicable flood hazard reduction provisions, BMC
17.
090
86.through 190.
17.
86.Ord.
( 2578 § 2, 2004)
a

17.
200
86.Coastal high hazard

areas.

Located within areas of special flood hazard established in BMC 040
17.
86.are coastal
hazard
areas, designated as Zones VE and/or V. These areas have special flood hazards
high
associated with high velocity waters from surges and, therefore, in addition to
meeting all
provisions in this chapter, the following provisions shall also apply:
A. All new construction and substantial improvements in Zones VE and V, if base

flood elevation data is available
columns

so

on

the

city's FIRM, shall be elevated

that:

on

pilings

and

1. The bottom of the lowest horizontal structural member of the lowest
floor (excluding the pilings or columns) is elevated one foot or more above the
base flood elevation; and
2. The pile or column foundation and structure attached thereto is
anchored to resist flotation, collapse and lateral movement due to the effects of
wind and water loads
Ordinance 122812
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on

all

building components. Wind

and

water

loading values shall each have a one percent chance of being
equaled or
exceeded in any given year (
100-year mean recurrence interval).
B. A registered-professional
engineer orarchitect shall develop or review the
structural design, specifications and
plans for the construction, and shall
that the
design and methods of construction to be used are in accordance with certify
accepted
standards of practice for
meeting the provisions of subsection A of this section.
C. Obtain the elevation (in relation to mean sea
level) of the bottom of the lowest
structural member of the lowest floor (
excluding pilings and columns) of all new and
substantially improved structures in Zones VE and Von the city's FIRM and whether
or
not such structures contain a basement.
The director shall maintain a record of all such

information.

D. All new construction within Zones VE
and V on the city's FIRM shall be
located
landward of the reach of mean
high tide.
E. Provide that all new construction and
substantial improvements within Zones
VE and V on the city's FIRM have the
space below the lowest floor either free of
obstruction or constructed with
nonsupporting breakaway walls or similar, intended to
collapse under wind and water loads without causing
collapse, displacement, or other
structural damage to the elevated
portion of the
or
foundation

building

supporting
system.
For the purposes of this
section, a breakaway wall shall have a design safe
loading
resistance of not less than 10 or no more than 20
pounds per square foot. Use of
breakaway walls which exceed a design safe loading resistance of 20 pounds
per square
foot (either by design or when so
required by local or state codes) may be permitted
only
if a registered professional
engineer or architect certifies that the designs proposed meet
the following conditions:
1.

Breakaway wall collapse shall result from water load less than that
which would occur during the base
flood; and
2. The elevated portion of the
building and supporting foundation system
shall not be subject to
collapse, displacement, or other structural damage due to
the effects of wind and water loads
acting simultaneously on all
building

components (structural and nonstructural).Maximumwind and water
loading
values to be used in this determination shall each
have a onepercent chance of

being equaled or exceeded in any given year (10Qyear mean recurrence
interval).
F. If breakaway walls are
utilized, such enclosed space shall be useable solely for
parking of vehicles, building access, or storage. Such space shall not be used for human

habitation.
G. Prohibit the use of fill for structural
support of buildings within Zones VE and V
on the city's FIRM.
H. Prohibit manmade alteration of sand dunes
within Zones VE and V on the
city's FIRM which would increase potential flood
I.All manufactured homes to be

and V

on

the

city's FIRM

on

placed

sites:

damage.
substantially improved

or

within Zones VE

1. Outside of
2. In

a new

3. In

an

a manufactured home
park or subdivision;
manufactured home park or subdivision;

expansion to

or

an

existing manufactured home park

or

subdivision;

4. In an existing manufactured home
park or subdivision on which a
manufactured home has incurred "substantial
damage"as the result of a flood;
meet the standards, delineated in subsections A
through H of this section and
that manufactured homes placed or
substantially improved on other sites in an
existing manufactured home park or subdivision within Zones VE and V on the
Ordinance 122812
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city's FIRM meet the requirements of
J. Recreational vehicles
placed

shall either:
1. Be

on

BMC17.86.
170.

sites within Zones VE and V

on

the

city's FIRM

the site for fewer than 180
consecutive days;
fully licensed and ready for highway use, ontheir wheels or
jacking
systems, are attached to the site only by quick disconnect
type utilities and
and
security devices,
have no permanently attached
additions; or
3. Meet the
requirements of BMC 050
17.
86.and subsections A
through H
of this section. Ord.
(
2602 § 2,
Ord.
on

2. Be

2005;

17.
210
86.Critical

2578 § 2, 2004)

facility.

Construction of new critical facilities shall
be, to the extent possible, located outside the
limits of the special flood hazard area.
Construction of new critical facilities shall be
with the special flood hazard
p:
rmissible
area if no feasible alternative site
is available. Critical facilities
constructed within the special flood hazard
area shall have the lowest
floor elevated three feet or
to the height of the
500-year flood, whichever is higher. Access to and from
the critical facility
should also be protected to the
height utilized above.

Floodproofing and sealing measures must
that toxic substances will not
be displaced by or released into
floodwaters.
Access routes elevated to or above the
level of the base flood elevation shall be
provided to all
critical facilities to the extent
possible. O
( rd. 2578 §
be taken to

ensure

2,2004)

17.
220
86.Appeals.

Appeals

of

a

final decision shall be submitted
pursuant to BMC

Ord. 2673 § 2, 2007)
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Resort Semiahmoo Master Plan – Spit Update 2014
Preface to the 2014 Update
The Master Plan for the Resort Semiahmoo Planned Community received approval from the City of Blaine in May 1985. The main
body of the 1985 Resort Semiahmoo Master Plan has remained substantially unchanged since its adoption in 1985. Two
amendments to the Plan have been approved. The first of these was the Cannery Hill PUD amendment approved in 1991 and
adopted as Appendix F to the 1985 Master Plan. The second amendment was the West Semiahmoo PUD amendment approved
in 1994 and adopted as Appendix G to the 1985 Master Plan.
The Resort Semiahmoo Master Plan has been in place and guided development in Resort Semiahmoo for close to 30 years. In
that regard, the 1985 Plan provides the historic planning context for Resort Semiahmoo. However, the plan is a prospective
document. It describes how the Resort as planned is to be developed. Because development of Resort Semiahmoo is now
substantially complete, it is appropriate to provide a perspective overview of the Resort as it has developed. The 2014 Spit
Update to the Resort Semiahmoo Master Plan includes information about the current development status of the Spit and provides
a fresh perspective on parking, building layout, public open space and shoreline access on the undeveloped properties, while still
retaining the underlying goals and design objectives of the 1985 Plan.
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1.

MASTER PLAN F.QBM.8I

This Master Plan is based on the City of
Blaine's Comprehensive Plan, adopted in 1984,
the Marine Planned Recreation Zone (MPR), the
Residential Planned Recreation Zone (RPR), the
Subdivision Ordinance, and the Shoreline
Management Master Program. An environmental
assessment has been made of this proposed plan
and mitigating measure are incorporated.
This document provides the overall framework for
land use development, landscaping, traffic and
transportation, utilities, public facilities and
services, and implementation over the life of
the project, estimated to be 15-20 years. In
essence, this becomes the approved zoning for
the MPR and RPR Zones.
This plan will be
information which
first phase Final
Shoreline Permits
i ncl ude:

supplemented by additional
will be approved with the
Planned Unit Developments,
and Final Subdivision. These

Design Standards:

Land Use Development
Landscape Development
Streets and Paths
Pedestrian Access
Site Furnishings,
Lighting
Signs

Engineering Plans:

Water
Sewer
Drainage
Power
Traffic/Transportation
Mitigation
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II.
A.

INTRODUCTION
A Town Within a Town

Semiahmoo is a planned resort community within
the boundary of the seaside City of Blaine. It
encompasses an 800 acre area west of Drayton
Harbor and includes Semiahmoo Spit, the
associated Tidelands, and the Uplands. This
Master Plan completes the City Plan of Blaine.
Semiahmoo will provide the benefits of a selfcontained new resort community while still
supporting and depending upon the traditional
central business district for regional and
community related goods and services. The
unique physical form as well as a new
recreation/resort oriented economic base complements rather than competes with the existing
city center.
With the development of The Resort at Sem1ahmoo,
Blaine will grow to become a major Northwest
tourism center. Set in a protected harbor
adjacent to a major portal to Canada on
Interstate 5, Blaine and Sem1ahmoo will continue
to expand upon an economic base which relies on
the sustained quality of the scenic and natural
environment.
Blaine has an active commercial fishing
community, boat repair and tourist trade which
supports an active downtown commercial district.
Development of Sem1ahmoo will contribute to this
economic base by providing new recreation
facilities (including golf, tennis, parks and
expanded marina facilities), hotel/conference
facilities, resort oriented shops, and quality
housing of varying types and densities. In
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order to reinforce the connection of Semiahmoo
to downtown Blaine, public access to the spit
will be enhanced with new bicycle trails,
pedestrian walks, and a passenger ferry
connection. The Resort at Semiahmoo will
enhance the quality of life in this scenic town
while strengthening its economic base and
preserving its natural tranquility and ties to
history.
B.

The Community Concept

Within the last twenty five years the concept of
a quality resort has changed dramatically.
Where resorts were once based around a
monumental hotel which served a seasonal and
rather idle clientele, today's counterpart is a
carefully planned active community. Resorts
today have expanded on the traditions of social
guest hospitality and leisure to include a yearround residential community, accommodations for
executive conferences and seminars, and working
visitors. A well designed resort community in
the contemporary sense must be as much a human
settlement as a resort destination. It must
offer a un1qye quality of life which provides
for a wide variety of recreational, cultural,
social and practical necessities. The fine
resorts of today combine these important needs
~1th a unique sense of place and beautiful
natural surroundings to create a satisfying
destination for a variety of people, interests
and lifestyles.
Washington and the Puget Sound region have yet
to see a carefully planned destination resort
community become a reality. The large amount of
land needed for a comprehensive resort
development is a limiting factor. The requirement that the site be in a unique, waterfront
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setting further complicates that possibility.
The assembling of needed human and financial
resources creates still more obstacles,
especially in a region where first class resort
planning and development is relatively new.
Semiahmoo has the necessary qualities and
resources to meet these requirements.
The planning and design concepts reflected in
this Master Plan are the result of a
comprehensive design effort that integrates the
speCial qualities of the site and the unique
reqUirements of a planned resort community.
Furthermore, it supports and reflects the
objectives of the 1984 comprehensive plan and
meets the requirements for allowed density
bonuses. This Master Plan is a framework for
further, more refined design in suceeding
phases. It provides a strong commitment to
superior planning principles with the flexibility to ensure the economic viability of the
project. These commitments will guarantee the
achievement of the goals and objectives of the
city as well as those of the Semiahmoo Company.
Over the next 15 years this Master Plan will
become a fully developed reality. During this
course of time, refinements will be proposed
based on the precepts and general commitments of
this plan. As the community grows, the new
residents of Semiahmoo will share with the
Semiahmoo Company and the city in the
development of final plan refinements for
subsequent phases. With this combination of
thoughtful planning and shared community pride,
Blaine and Semiahmoo will become recognized as a
quality community to live in and visit.
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III.
A.

SUMMARY OF THE PLAN
Location and Reg10nal Context

Semiahmoo is uniquely located at the extreme
northwest corner of Washington State, w1thin a
45 minute drive from Vancouver, British Columbia
and a two hour drive from Seattle, Washington.
It is a few minutes from historic downtown
B1a1ne and the Canadian border on Interstate 5.
Both Vancouver and Bellingham International
Airports are within a 30 minute drive to the
site. Air travel to Semiahmoo is particularly
convenient from the urban centers of Oregon,
Washington and British Columbia.
D1rect1y to the west, across Semiahmoo Bay, lies
the famed boating country of the Northwest: the
San Juan Islands, the Canadian Gulf Islands and
the entrance to the Inland Passage to Alaska.
Drayton Harbor makes Semiahmoo and Blaine an
increas1ng1y popular destination for the growing
boating community. With its new marina and
fac11ities, Sem1ahmoo w111 become a major home
port to boaters from the mainland.
Vancouver Island mountains shelter this cruising
ground from Pacific storms allowing Semiahmoo to
enjoy more sunshine than either Vancouver or
Seattle. As a result, Semiahmoo offers a longer
outdoor recreation season and experiences 15%
less rain during the w1nter months.
B.

Plan Concepts

The landforms of Sem1ahmo create a myriad of
natural environments and amenities for the
resort. The wooded Uplands conta1n a 500 acre
plateau at e1evat1on 275', and is perfectly
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suited for the eighteen hole golf course which
will be integrated with a low density
residential environment. The 235 acres of land
sloping to the east, north and west of the
Uplands plateau provide excellent cluster
residential sites with views of Sem1ahmoo Bay,
Mount Baker, the North Cascades and Drayton
Harbor.
Each residential neighborhood may feature a
recreation center. A major tennis center,
possibly with a swimming pool, will be located
adjacent to the Upland's crossroads commercial
and civic center.
Up to 2079 hous1 ng uni ts may be built on the
Uplands over the next 15 years. Single family
lots will be offered on large, relatively flat
sites, some with frontage on the golf course.
Clustered groups of terraced housing will be
developed primarily on sloping, view-oriented
sites.
Contrasting with the Uplands wooded environment,
the Sem1ahmoo Spit provides an "island-like"
setting reaching out into the Bay. The Spit
will be the site for Semiahmoo Village, a resort
integrated with the historic turn-of-the century
salmon cannery complex. A major hotel with 200225 rooms, Semiahmoo Inn, will be one of the
primary centers of activity on the Spit. The
Inn will feature self-contained conference
facilities and restaurants and lounges, all
focused on a beach-side pool and linked to the
wharf-Side complex of shops and activities.
An indoor athletic club, located within the
complex of cannery buildings adjacent to the
Inn, will provide indoor tennis, squash and
handball courts, as well as a swimming pool and
exercise facilities.'
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"Lighthouse Square," a cluster of village shops
at the tip of the Spit, will be a pedestrfanoriented environment complete with outdoor
eating and entertainment, specialty shops,
galleries, and quality restaurants.
As demand increases, a passenger ferry is
planned to provide a link to downtown Blaine
allowing residents, hotel guests and visitors to
enhance their experience of visiting an island
village. This ferry operation will be jointly
planned by the City of Blaine, Whatcom County
Parks, Port of Bellingham, and the Semiahmoo
Company.
Up to 375 attached residential units, designed
for vacationers and residents, will be
integrated into Sem1ahmoo Village, thereby
contributing to the balance of uses on the spit.
They will be sensitively located along the
shores yet set well back to preserve the natural
driftwood seascape. Pedestrian trails will be
carefully integrated into the natural waterfront
areas and the sea wall along the marina.
Parking for the Village will be centrally
located away from the waterfront in a landscaped
environment, convenient yet separate from the
perfpheral pedestrian walks, parks and plazas.
The entire Village complex will be connected
with public and private parks, gardens and
walkways. The landscape features will be
supportive of the natural qualities of the
perimeter beaches and grasslands with more
formal garden environments within the internal
Village areas.
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In contrast to the pastoral golf course and the
secluded wooded Uplands residential area, the
sunny shoreline of the Spit will be busy with
the resort's colorful activities and lifestyles.
Semiahmoo will offer activities and amenities
for the young and old. It will become a home
away from home for families on vacations and a
conference and retreat center for the greater
northwest business community. It will be a
destination for weekend and seasonal visitors
alike. Most importantly, Semiahmoo's unique
regional location, its diverse and sensitive
architecture and natural beauty will provide a
pleasurable place to live throughout the year.
C.

Public Benefit

Zoning for the Sem1ahmoo Uplands and the spit,
(Residential-Planned Recreation Zone and Mar1nePlanned Recreation Zone), allows increased
density, land coverage, building height, and
attached residential units on the spit if the
following public benefits are provided:
-

-
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Permanent public access to the Shoreline
is provided.
Development, operation and maintenance
participation in a cross-water connection to downtown Blaine.
Significant proportion of required
parking is placed on the uplands.
Shuttle service is provided to connect
the cross-water dock, hotel, conference
facility, and county park with activities on the uplands.
Priority structures (buildings, piers,
and ways) eligible for National Historic
Register are preserved.
Majority of other existing structures
are retained.

Exemplary landscaping and architectural
design which retains natural marineoriented character of the area.
In the uplands, bonuses are provided if
a recreation-oriented development is
proposed including major open space and
clustered housing.
Each of these public benefit elements are
included in the plan and are discussed in more
detail in the following chapters.
The following diagram summarizes the public
access on major roads and along the waterfront.
Public recreation and commercial centers are
also shown in relation to the circulation
system.
Public benefit to the City of Blaine will be
Significant in terms of economic growth,
increased direct and indirect employment, and
increased social and recreational opportunity.
Public Access to the waterfront and the
tidelands will be maintained and enhanced.
Predictability of the long term use of the
Semiahmoo property, provided by this plan, will
remove fears of poor development and potential
environmental damage.
Economic benefit from increased real estate
value will return income to Blaine for future
city-wide improvements. Property taxes will
increase from a relatively low current assessed
valuation of $13.5 million to a future combined
real estate and buildings assessed valuation of
$300 million to $400 million. Based on the
projected figures outlined in the revenue
summary (Appendix D), Semiahmoo will contribute
over $30 mill ion in combi·ned revenue over the
next ten years.
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This investment will directly create new jobs
within the resort and secondary jobs throughout
the Blaine community. New business opportunities within the commercial portion of the
Resort will provide a wide variety of economic
opportunities for business growth and expansion.
Construction-related services will expand and as
the resort grows increased demand for goods and
services will improve the economic health of
Blaine.
The resort, when fully completed, will directly
employ a minimum of 400 to 500 in the hotel,
conference center, retail shops, marina complex,
athletic facilities and administration. Gross
yearly salaries are prOjected to be $8 to $10
million. The residential community will provide
increased resident population of more than 2,000
people and a visitor capacity of approximately
3,000 people. A more detailed fiscal impact
analysis is outlined in Appendix D.
Semiahmoo will also contribute to the
improvement of existing utilities by providing a
fair share of costs and reducing the overall
cost burden on the current Blaine residents for
severly needed utility improvements.
Social and recreational benefits will include
the expansion of social activities at Semiahmoo,
public use of the golf course, marina, hotel
faci11ties, and access to the waterfront.
Community pride will be strengthened with
Semiahmoo providing rich resources for local
activities and a quality environment for the
residents of Blaine.
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3.11

The Tidelands surrounding the Semiahmoo resort
will remain an open space with appropriate
public and community walks and bicycle paths
along the beaches and docks.
Public access points and walks are specifically
identified and appropriately designed to protect
the natural environment while enhancing the
concept of a "seaside" village.
The introduction of a shuttle ferry from Blaine
to Semiahmoo Spit, accessible by walking from
downtown Blaine, will increase the recreation
opportun1ty between the spit and downtown
Blaine.
Like any town, the Semiahmoo Village on the Spit
is dependent upon visitors as well as residents
to create a community spirit. The public is the
clientele of the resort and common security
measures will be necessary, as in any community.
However, the separation of private areas from
the public areas will be done through site
planning and architectural methods, where
possible. The concept is to make a place for
every kind of visitor rather than a place for a
few, yet, a place where personal property is
safe and privacy is respected.
Cultural benefit to the City of Blaine will also
be gained by the restoration and retrofit of the
historic Alaska Packers Cannery and wharfs.
The overriding benefit to the Blaine community
is the assurance of quality architecture and
sensitive planning for the Semiahmoo properties.
With this plan, the citizens of Blaine will have
the assurance of a quality development.
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The development
years providing
the city with a
areas of Blaine
the ingredients

will be phased over 10 to 20
gradual growth. It will provide
model for development in other
and set a standard for achieving
of a successful city.
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IV.
A.

BACKGROUND
History

For nearly 3,000 years the Blaine area was
within the realm of a Salish tribe, known as the
Semiahmoos, who lived on the Spit and around
Birch Bay. By the mid 1800's, rooming houses
and outfitting stores sprang up on the Spit and
mainland bluffs, catering to international
boundary surveyors and miners in search of gold
along the Fraser River. The town prospered
until the gold rush ended in 1859. During the
next two decades, homesteaders settled in Blaine
and expanded the timber and fishing industry.
The first cannery opened in 1881. Soon after,
the town of Concord was platted and a year
later, in response to the political fervor of
the time, it was renamed after the Republican
candidate for President, James G. Blaine.
By 1910, in a climate of strong economic
expansion, there were five canneries, three
lumber mills and ten shingle mills. Blaine was
becoming a major port of entry and, through a
successful promotional effort by the Chamber of
Commerce, the Great Northern moved its railroad
tracks from the east side of town to their
present waterfront location.
During the 1920's tourism began to contribute to
Blaine's economy, aided by construction of the
Peace Arch in 1921. However, local resource
depletion combined with the Depression reduced
Blaine's population from a peak of 2,289 in 1910
to 1,510 in 1950.

With the end of World War II, the tourist and
border industry boomed overnfght. Blaine border
crossings have since risen to the third highest
on the United State-Canadian border, with over
six million people crossing this border in 1982.
During EXPO '86 in Vancouver B.C. crossings are
estimated to increase to four times this level.
In 1974 the City of Blaine annexed the Sem1ahmoo
site, which includes approximately 800 acres of
land and nearly 1000 acres of tidelands. The
land area 15 divided into two major land masses:
Semiahmoo Spit and the Uplands. The Spit
includes Sem1ahmoo Park and approximately 57
acres of developable land. The Uplands contains
about 735 acres of land suitable for
development.
B.

Recent Development of Semiahmoo

Until 1979, the only user which occupied
Semiahmoo was the Alaska Packers Association
(APA), located at the end of the Sp1t. APA was
a major salmon cannery and boat repair facility
established at the turn of the century. The
cannery operated until the area was annexed to
Blaine in 1974. Today, the cannery buildings
and wharf are vacant, presenting an unparalleled
opportunity for reuse and redevelopment.
In 1979, a private development company began
construction of an 800-slip marina. The first
phase, 296 slips, is complete, and seaside
services (including general store~ marine repair
facilities, shower and laundry facilities are
provided. Concurrently, construction began on a
20-acre county park at the neck of the Spit
which separates Sem1ahmoo Uplands from the Spit
tip. The ~ark includes an fnterpretive center,
office and multi-purpose building.
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These buildings are former APA buildings which
have been restored and relocated from the Spit
for park use.
In 1982, preliminary market research and concept
planning was undertaken by the owners of
Sem1ahmoo. The results of this research
supported the concept of combining the Uplands
and Spit to create a major destination resort.
This concept draws on the attributes of the
forested Uplands for land based recreation, and
the Spit for marine related activities.
Subsequently, preliminary design for an 18 hole
champfonship golf course on 165 acres of the
upla~ds Mas begun. including drainage and
irrigation designs. Clearing for the golf
course began in late 1983, with construction
scheduled for completion in 1985.
In early 1983 the city of Blaine began to update
the 1974 Comprehensive Plan, Zoning Ordinance
and Shoreline Management Master Program. These
documents were formally adopted by the Planning
Commission and the City Council in the spring of
1984. The updated Comprehensive Plan, amended
Zoning Ord1nance, and Shoreline Plan now reflect
the consensus of the communfty. These plans
address current land use issues, define goals
and objectives, and provide incentives for
quality development.
Concurrent with the City plan update, road
improvements in the uplands area were discussed
and formally adopted. Construction began in
August, 1984 on Semiahmoo Parkway, a new northsouth collector road connecting Sem1ahmoo Spit
to Sh1ntaffer Road. In addition, the relocation
of Drayton Harbor Road to the top of the Uplands
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plateau was approved.
improve access to the
Semiahmoo Parkway and
eliminate substandard

This new alignment will
new intersection of
Semiahmoo Drive and
intersections.

The first new residential subdivision, Boundary
Ridge, with 56 lots on 32 acres, will be
completed in the fall of 1984. This planned
neighborhood overlooking Semiahmoo Bay to the
west, provides the first increment of single
fam1ly homes1tes. This subd1vision is an
integral part of the Master Plan and is 1ncluded
in all Master Plan calculat10ns and design
considerations.
Sem1ahmoo Company formally began the detailed
Master Planning process 1n the summer of 1984,
bringing together a des1gn team consist1ng of
town planners, architects, economists, transportation and c1vil eng1neers, landscape arch1tects
and an env1ronmental scientist. One of the APA
offices on the Spit was remodeled for the
Sem1ahmoo Company headquarters; from which the
design, construction and operation of the
community w1ll be managed. This work was
completed in August of 1984.

v.

LAND USE DEVELOPMENT
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V.

LAND USE DEVELOPMENT

A.

Semlahmoo Uplands and the Spit

Semlahmoo Spit and Blaine Uplands are combined
throughout the following plan sections.
However. because of more detailed site planning
Issues. the Semlahmoo Spit plan Is also
presented at a larger scale and In more specific
detail later In the book. The Uplands plan Is
Intended to be more general and flexible In
order to respond In the future to the longer
term economic conditions and housing trends.
The Uplands represents 735 developable acres of
woodlands. The Intent of the Uplands Master
Plan Is to Identify the major circulation. open
space and land use components. Within this
framework. a series of neighborhoods are
proposed with a range of densities that. when
constructed. will correspond to the allowable
total housing units under the Residential
Planned Recreation (Uplands) zoning category.
Each development phase will be submitted In
accordance with thls Master Plan.
In contrast. the 57 acre Spit site ls more
complex and the proposed uses more varied.
Therefore. because of the limited land resource.
higher densities and the complex mlxture of
uses. the Spit Master Plan Is presented more In
terms of architectural solutions and definitive
design guidelines.
Each development phase of the Spit wl11 also be
submitted In accordance with thls Master Plan.
the requlrements of the marine planned
recreation zone. the Shoreline Management Master
Program and the subdlvlslon ordinance.

This Master Plan Is based on the 1984 Semlahmoo
Spit and Blaine Uplands Comprehensive Plan; It
conforms to the Intent of that plan but
establishes more definitive proposals for future
development.
B.

Semlahmoo Uplands

1.

Existing Condltlons

Within the Uplands area three recent developments have begun under separate permits: the 18
hole golf course. Semlahmoo Parkway and the 56
lot Boundary Ridge subdlvlslon. The remaining
portions of the Uplands are currently
undeveloped. The 735 acre wooded area Is a
mixed forest of evergreen. alder and maple. The
undergrowth Is composed of Oregon Grape. Sa1a1
and other Indigenous Northwest vegetation. The
major portion of the land Is relatively flat.
with feeder bluffs and slopes above Semlahmoo
Bay on the northwest. and Drayton Harbor on the
northeast. The plateau area ranges from 200 to
275 feet above sea level. A wooded bluff
characterizes the gently sloping area along the
eastern boundary. The property has approximately 213 of a mile of shoreline on Semlahmoo
Bay and 1-1/4 miles on Drayton Harbor.
Tidelands comprising approximately 1.000 acres
surround the Uplands and Spit property.
Site p1annlng for the Uplands was preceded by a
thorough ana1ysls of so11s. dralnage. vegetatlon. wl1d11fe habitats and marlne life
habltat. In addition to the natural systems of
the slte. vlews and solar access characterlstlcs
were analyzed. Each characteristic was mapped
and used for site p1annlng crlterla.
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This analysis, presented in this Master Plan
summarizes these conditions. More detailed
analysis is presented in the Environmental
Impact Statement and supporting documents in the
Technical Appendix.
2.

Policies

Policies stated in the 1984 Comprehensive Plan
are incorporated and expanded to form specific
design and planning objectives enumerated in
this Master Plan. These policies which
encompass a concern for the preservation of the
environmental quality of the Uplands, wooded
bluffs, shorelines and tide1ines, include the
fo110wfng:
Control density to preserve environmental
quality
Encourage cluster developments and planned
developments in order to create greenbelts
and open spaces, and to maintain natural
shorelines and bluffs

system will require housing to be clustered on
the perimeter of these open spaces. The major
land use will be low density, single family
detached housing. Cluster housing, with up to
12 units per acre, will be located near activity
centers and in areas with good soil conditions,
view amenities, and access to recreation and
commercial facilities.
This will create identifiable neighborhoods·
separated by open space and recreation elements.
The neighborhoods will also be linked by a
heirarchy of arterial, collector and local
streets, pedestrian and bicycle paths. The
local street system will be privately maintained
and be designed to fit the natural quality of
the landscape. The beaches and tidelands will
remain a part of the natural open space system
with development set well back to preserve the
wooded slopes meet1ng the beach line. As a
result, the community will have a feeling of
diversity and contrast while maintaining a
cohesive quality.
3.

Encourage recreation as a means to expand
the economic base of the city
Encourage a mix of housing types for
permanent as well as second home residents
Retain associated tidelands as open space
As stated in the Comprehensive Plan, the Uplands
proviae a significant opportunity to develop a
new and varied residential community integrated
into a comprehensive recreation and open space
plan that will serve the entire community.
While the overall residential density averages
only three units per acre, a 272 acre open space
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Development Program

Seven basic land use categorfes are proposed for
the Uplands. The following table outlines the
number of areas by land use category and the
percentage of total acreage for that use.
a. Residential
The total number of dwelling units planned in
the Uplands is three units per net acre as
provided in the Residential Planned Recreation
Zone. As illustrated in the following Development Program Summary, the gross acreage of the
Uplands is 735 acres. Subtracted from that will
be 33 acres of dedicated rights of way and 9

GROSS SITE ACREAGE • • • • • • • • • • • • • . • • • • • • • • • • • • • • • • 735

Dedicated Rights of Way

Acres

33.0

Publ1c Facilities

1.0

Corrmerc f a 1

3.5

Spit Overflow Parking.
Recreational Vehicle Parking

42.0

Allowable Dens1ty
~'ax 1 Jrum Number of Units Allowed

Development at the allowed rate of three units
per acre results in a development potential of
2079 residences.

...A..~

. . . . . . . . -...-!2

NET SHE ACREAGE • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 693

(3 x 692)

:=

Acres

A total of 411 acres is assigned to residential
uses with seventy percent of that (287 acres)
planned for single family detached housing. The
remaining thirty percent (124 acres) of the
residential land use is planned for attached
townhouse or multifamily uses.

3 OU/A
2.079

LAND USE DISTRIBUTION

!kll<IJlHiJ.a.] ;
Boundary Ridge
Cove District
Golf Course District

S1ngle Family
Multf Family
Single Fam1ly
Mu1ti Family
Single Family
Multf Family

32 acres
20 acres
8 acres
40 acres
248 acres
-.5.SJ.g:~

411 acres

Residential Total:
Course I (1 ubhouse. Ma 1ntenance Area

411

Acres

165

Ac. res

10

Acres

693

Acres

~.a.1J9F";

Two major athletic centers, five minor recreation areas
Green Belts. site buffers, ponds. slopes over

TOTAL
NOTE:

acres of commercial and public facility uses,
leaving a net of 693 acres.

All figures are approximate.

3~

The residential program is divided into three
distinct districts: 1) Boundary Ridge, overlooking Semiahmoo Bay to the west; 2) the Golf
Course; and 3) the Cove, overlooking Drayton
Harbor to the east.
Each district has unique natural physical
characteristics requiring special design guidelines. Each district contains separate neighborhoods bounded by a combination of natural
buffers: wooded steep slopes, beaches and
tidelands, golf course, open space, or
landscaped buffers along a street edge.
Housing densities within each neighborhood will
vary depending on the soil conditions, view
amenity, slope and proxim1ty to commercial and
recreational act)v1ties.
A range of single·family lots will be offered,
from one acre sites in wooded zones west of
Semiahmoo Parkway to 1/4 acre lots fronting the
golf course. Zero lot line homesites at six
lots per acre will also be offered at selected
locations adjacent to the golf course. Multifamily densities will range from 6 to 10 units
5.3

per acre for attached townhouses, and 10 to 14
units per acre for 3 and 4 story housing.

The distribution and range of units proposed in
each neighborhood is shown on 1llustration 34 •
Each zone is tabulated providing the area in
acres, proposed density and range of possible
d~el1ing units.
The exact number of units for
each phase will be specified within this range
at the time final P.U.D. plans are submitted.
Since the total units allowed is 2079, some
zones will be developed at the low range, some
at a middle range and some at the high range.
These proposed densities are maximums. Lesser
densities would be allowed in all zones. As
development occurs in each zone, no additional
density will be allowed unless included in
initial approval by the City. Density in any
one zone can exceed the maximum approved in the
Master Plan if the change is approved as part of
a P.U.D. and the total number of units does not
exceed 2,079.
b.

Open Space and Recreation

The 18 hole public golf course and associated
facil ities ar'e the principal recreation amenity
for the Uplands. The course utilizes 165 acres
or 22% of the total Uplands acreage. Club
facilities will be phased allowing up to 30,000
square feet of building(s) and appropriate
associated parking.
The golf course also provides the major view
amenity for the plateau area with the majority
of the jand abutting the fairways being
dedicated to single family detached housing.

5.4

In addition to the golf course, 107 acres of
open space are proposed, consisting of
greenbelts, wooded steep slopes (over 30~
slope), and site buffers. The combination of
golf course, greenbelts and buffers excluding
the road buffers is 36~ of the total Uplands
acreage. Greenbelts and buffers within the
public road right-of-way add an add1t10na1 14.2
acres to the open space plan. With the r1ghtof-way buffers 1ncluded, the total open space
acreage 1s 287 acres, or 3~.
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9.110
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2.84
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Within the open space, two ponds are proposed
along the western boundary of the property for
storm water retention and irrigation. These
total 8.7 acres. The ponds will provide the
majority of the irrigat10n water for the golf
course as well as f1ltration and storage of
storm water flowing to the west.
Four community recreation centers within walking
distance of the neighborhoods are also planned.
Each site is one to one and and one-half acres
and will include tennis courts, play areas,
swimming pool or other uses consistent with the
needs of the surrounding neighborhood.
A major five-acre tennis and athletic center is
planned in the Boundary Ridge District to serve
the entire community. Another recreation center
is planned for the golf course district.
Located within a multi-family zone at the edge
of the Uplands plateau, this center will serve
both the golf course and the cove district
communities. In addition, a small, nonmotorized boat float on the beach of Drayton
Harbor for community use is planned for Cove
Village. This w11l be a very simple floating
pier from which rowboats, kyaks, and canoes can
be used. The tennis and athletic center and the
golf clubs will be operated as private clubs
open to the public on a membership basis. The
combined open space and recreation land uses,
then, will total 297 acres or 40% of the gross
Uplands acreage.
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RECREATION CENTER

c.

Roads

Semiahmoo Parkway at 80 feet R.O.W., and Drayton
Harbor Road and Semiahmoo Drive at 60 feet
R.O.W. will be dedicated as public streets.
The developer's 50 foot access easement across
the county park will be transferred to the City
of Blaine. This dedication represents 33.2
acres or approximately 5% of the property. All
other streets are proposed as private local
streets and will be planned at the time each
plat and/or P.U.D. is submitted. The area
calculation for the private street land use is
included in the residential neighborhood units.
Private roads will utilize a 32-foot right of
way with 2 eleven-foot lanes. This minimizes
tree removal and impervious surface and keeps
paving to a minimum to reinforce the wooded
character of the Uplands. The adjoining
illustration depicts this concept. The private
road layout shown on illustration on page 7.10
is a preliminary street design: final
alignments, turnarounds and intersections will
be proposed at the time of each submission.
d.

I varies

22
32

5
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ROADWAY SECTION

Commercial and Public Facilities

A commercial and civic center providing
convenience services to the Resort is also
planned for the intersection of Semiahmoo
Parkway and Drayton Harbor Road. The center will
provide retail spaces for groceries, personal
needs and gifts in the atmosphere of a general
store. In addition, a service station, small
offices and restaurants, and civic facilities
such as a post office, fire station and
community services, are planned. Parking for
recreation vehicles, additional parking to serve
the Spit and provision for a future shuttle bus
will be located west of the center. This

commercial zone is proposed on a 3 1/2 acre
parcel on the southwest corner of the
intersection of Sem1ahmoo Parkway and Semfahmoo
Drive. This land area will provide a total of
50,000 to 70pOOO square feet of commercial uses.
Associated parking'will be provided at four.
spaces per 1000 square feet of commercial use.
Directly to the south of the commercial center a
one-acre fire station site is planned. An eight
acre elementary school site will be reserved in
Zone 13 for potential future use.
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Two separate landscaped and screened areas for
recreation vehicle parking and storage, and a
reserve parking area to serve the Spit will be
located to the west of the commercial parcel.
These parking areas total 4.5 acres and will
have a capacity of 400 vehicles. If in the
future these parking facilities are found to be
excessive, the property should be redesignated
for residential, commercial or public use with
approval of the City.
4.

Building Design and Site Planning Guidelines

This chapter describes in detail the housing
characteristics of each of the Districts and
outlines the general site planning and building
design criteria.
a.

Boundary Ridge District

Boundary Ridge includes residential zones 1, 2,
3, and 4, totalling approximately two lots per
net acre. Zones 2, 3, and 4. represent 28 acres.
Multifamily densities are proposed for these
zones; however, all portions of land immediately
adjacent to the single family subdivision will
be developed in the lowest multifamily densities
(5 to 6 Du/A), providing a transition of density
from the single-family to the higher multifamily
zones. In all cases, adequate vegetation
buffers shall separate multi-family uses from
single family lots.
Boundary Ridge generally lies on the northwest
slopes of the Uplands in close proximity to the
Commercial Center. These amenities form a focal
point for the neighborhood while the views to
the north and west over Sem1ahmoo Bay provide
the principal site amenity for the dwelling
units.
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BOUNDARY RIDGE DISTRICT

A community pedestrian connection from the
center to the waterfront separates the single
family zone (1) from the multifamily zone (4),
providing access to the beach and a buffer
between the two zones. In addition, a dedicated
portion of land near the treatment plant will
also serve as a public access point to the
beach.
Internal trail systems should be designed within
the multifamily zones to connect to this major
trail.
b.

Cove District

The Cove District encompasses the western
sloping property in Zones 5, 6, 7, 8, 9, 10, and
11, tota111ng approx1mate1y 46 acres. Approximately 40% of th1s d1strict contains wooded
slopes in excess of 30% which should be
preserved as open space. All zones with the
exception of Zone 5 are proposed for clustered
multifamily housing in order to preserve
vegetation in the excessively sloped areas. The
principal amenity of the Cove District is the
western view across Drayton Harbor to Blaine and
the Cascade Mountain Range.

---- .---------- --\ -- -.--.----

COVE DISTRICT

\
\

Zone 10, historically a logging camp site, is
bowl shaped, providing an excellent opportunity
for housing cluster surrounding a central open
space which accesses directly to the waterfront.
Access roads to the housing clusters should
parallel the topography where possible to
minimize street slopes and grad1ng.
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A public pedestrian and bicycle trail also
parallels the relocated Drayton Harbor Drive
providing a connection to the planned community
recreation center in Zone 26 and the commercial
and athletic center in the Boundary Ridge
D1 strict.
A pedestrian trail along the beachfront will
provide a direct link to the Spit and back to
Blaine. This path will be a passive use
easement at the water's edge. Minor community
trails from all the Cove Districts should
connect to this major trail.

The majority of the housing in this district
will be built on slopes requiring special
stepped foundations and pole foundations to
minimize the impact on the slopes.
All housing in this zone should be sited to
avoid the steepest slopes and to maintain a
natural, wooded shoreline and to avoid the
unstable banks landward of the existing Drayton
Harbor Road. This roae bed should eventually be
removed and the area reclaimed as a natural
envi ronment.
Natural drainage areas from the Uplands to
Drayton Harbor will be necessary in this area
and will require careful design consideration.
The proposed single family lots in Zone 5 may be
platted to the waterfront; however, all
structures will be located within the designated
development area.
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C.

Golf Course District

The Golf Course District includes all the
remaining residential zones (12 through 29),
which focus primarily on the golf course as view
and recreation amenity. The residential zones
total approximately 305 acres. The golf
clubhouse is centrally located within this
district with a network of trail systems leading

\._._.----- --~-

to the residential neighborhoods and recreational centers.

\

The properties west of Semiahmoo Parkway are
intended to be the lowest density zones. A
clear meadow open space is recommended in the
north and central portion of Zone 12 to visually
tie this zone to the golf course open space.
These cleared zones will provide active play
fields while providing contrast to the driving
experience along Sem1ahmoo Parkway.

-'

\

The following building and site planning
guidelines should be used where appropriate in
the detailed design of each residential zone.
5.

Planning Gufdelines

General Guidelines
The four major site amenities for the Uplands
are:
Views of and proximity to the golf course
Distant views to the surrounding waters,
mountains and towns
Enclosed wooded environments
Waterfront environments
Each residential site design should combine as
many of these amenities as possible while still
acknowledging the need for maxfmimum sunshine
and light within the home. Clearing and
thinning will be necessary in all cases;
however, extreme care will be used in balancfng
the need for view, light and preservation.

GOLF COURSE DISTRICT
5.11

More specific landscape guidelines are outlined
in Chapter VI. The use of both natural and new
landscape elements is to be considered an
integral part of the architectural character,
providing continuity and identity to the
neighborhood enclaves.
The architectural vocabulary of the Uplands
housing should be reflective of the Northwest
environment, incorporating the use of natural
materials and encouraging the integration of
architecture with the landscape.
Major buildings such as the Tennis Center,
Commercial Center and the Golf Club house should
also be expressive of Northwest architecture but
can become "landmarks" in the community,
requiring bolder architectural treatment.
However, all larger buildings groups should be
designed to reduce the1r scale by articulating
the building forms and utilizing appropriate
landscape treatment.
Multifamily buildings should also be articulated
to express individual living units and to create
a more pleasant scale.
The following general guidelines are also
recommended:
Setbacks:
Frontyard
Rear Yard
Side Yard
Zero-lot line
Side Yard
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25' min.
30' min.

10' min.
0' one side
10' min. other
side

Land Coverage:
Buildings
25%
Total Impervious Surface 35%
Height Limits:
Mul tifamll y *
(P.U.D. process)
(Non P.U.D. process)
S1 ngl e Famll y
Golf Clubhouse
Tennis Center

SO' above average
adjacent natural
grade
40' above average
adjacent natural
grade
35' above average
adjacent natural
grade
SO' above average
adjacent natural
grade
SO' above average
adjacent natural
grade

Lot Width:
Varies depending on density and location.
*Residentia1 Zones 26, 2, 3, 4, 6, & 7.

Housing Design Guidelines
In the Uplands there are generally twelve types
of housing which may be developed:
Single Family Detached
Fee simple lot ownership
One and Two Story
1 DUlAC

2 DUlAC
3 DUlAC

4 DUlAC
5 - 6 DUlAC

Multifamily Attached
6 to 10 units per acre
Allows fee simple or condominium ownership
Duplex
Triplex
Fourplex
5 to 10 unit townhouse buildings
10 to 12 units per acre
Requires condominium or cooperative ownership-or rental
Two, three and four story
Flat over flat
Two story townhouse over flat
Two story townhouse over two story flat
Park 1 ng
Residential:
Golf Course:
Recreation
Center:

1.5 - 2.0/unit

175 - 225
260 - 340
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Single Family Detached
In the Uplands the single family house on a
private lot will be the dominant land use. The
single family lot allows each lot owner to
construct his own home utilizing the lot
setbacks and natural vegetation to insure
privacy from neighboring lots.
No designated single family zones will be
developed for multifamily uses. However, single
family uses will be allowed in multifamily
zones.
70% of the Uplands residential property will be
devoted to single family detached housing with
fee simple lots. The majority of these lots
will be located in the golf course district.
The lowest density, one dwelling per acre, is
recommended in areas where there are no dominant
amenities such as distant views or proximity to
recreation facilities. These lots should rely
on creating an amenity within the site and
capitalizing on private delineated outdoor space
as the key amenity.
Two to four dwelling units per acre should be
planned in areas where the single family type is
desired and a view amenity and/or proximity to
the gol f course or a recreation facn ity is
available. Four dwellings per acre allows a
frontage width of 80' which should be considered
the minimum in order to maintain recommended
side yard setbacks and allow the retention/preservation of natural vegetation.
Along the golf course the frontage, generally,
will be a minimum of 100' in width. Lots .
behind the frontage lots should be staggered to
allow for potential views, and to create an
5.14

alternating rhythm of access drives and
development along the street. This concept
should also be applied on waterview lots to
maximize view access.

F~1rw.y

Natural Ground Cover
Golf Course Boundary
Golf Course Buffer
Community Trail
Staggered S.F. Lots
Lot Buffers
Neighborhood Road

Zero Lot Line - Single Family Detached
Where increased single family housing density is
desirable to reduce lot costs and maximize the
number of homes related to a view amenity. Zero
lot line housing is recommended. Zero lot line
housing can be designed for densities up to six
lots per acre. This housing type is
distinguished by the location of one wall on a
side property line. thereby maximizing the
opposite side yard for outdoor private space.
This housing type allows for single lot
ownership within a more dense zone while
maintaining the feeling of privacy.
In this case the housing must be designed in
groups rather than relying on individual housing
designs. Side. rear and occasionally front
yards are enclosed by walls to form a
garden court. Lot width of 50 feet can be
accomplished with Zero lot line housing.

Fairway
Golf Course Buffer
Natural Ground Cover
Community Trail
Golf Course Boundary
Neighborhood Road
Buffer System

This housing type is particularly suited to
people who desire a detached house but want to
minimize building costs and to reduce
maintenance.
In all the single family housing where views are
to be maximized. two story houses should be
located behind one story structures. This is
particularly important on flat sites.
On sloping sites. access drives should be
developed on the uphill side of the lots in
order to avoid steep uphill driveways. large
cuts and the necessity for retaining walls.
On slopes in excess of 20%. garages and parking
decks should be developed adjacent to the street
with second level entrys or stairways down to
the first floor level. This concept would allow
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the garage (accessory use) to be built in the
front yard setback.
Where possible, driveways that will cause auto
lights to shine directly on houses across the
street should be avoided. If this is
unavoidable, planting buffers should be
introduced. Where appropriate, shared driveways
are encouraged in order to minimize clearing and
paving, and reduce the number of entry points.
Clearing and thinning of vegetation on the lots
should be allowed in order to adequately bring
in south, west or east sunshine and to open
views and private outdoor space. Specific
clearing guidelines are outlined in the
1andscape Chapter VI.
Garages and carports, either integral with the
house or detached, should be encouraged in order
to reduce the visual impact of the automobile.
On-site parking should be adequate but should
not dominate the site. Street parking will be
allowed for occasional short term parking but
should not be considered a permanent private
parking resource.
Recreation vehicle parking outside a garage is
prohibited. A special recreation vehicle
parking area will be provided at the commercfa1
center.
Contrastfng housing design in the lowest density
areas is less critical than in the higher
density areas because of the natural vegetative
separatfon. In addition to the codes, covenants
and restrictions set forth by the Semiahmoo
Company, the following general considerations
should be given to all single family homes.
5.16

Attached Garaae
Minimize
Ground Disturbance
Controlled Clearfng
Retafn Natural Understory

Roof forms should be pitched, gabled or
sheds. Flat roof designs are considered
inappropriate for residential units in
Semiahmoo. except in special circumstances
and then only to 25% of the roof area.
Roof overhangs and porches are a necessity
in the Northwest climate to protect window
and door openings and to create covered
outdoor space. Overhangs and porches also
provide shadows and help articulate large
wall pl anes.
Window openings should be concentrated away
from the street views to increase privacy
for the occupants and to reduce light and
glare on the streets and walks in order to
preserve the wooded character.
Build'1ng materials generally should be of
natural materials, either stained or painted
natural earth tone colors.
Trim colors should be allowed to accentuate
architectural details and give building
exteriors a richness in contrast and
texture.
Large homes, particularly two story, should
be articulated to reduce the apparent mass
and to sensitively relate to adjacent homes.
This is particularly necessary in the
density ranges where houses are near each
other (3 and 4 DU/A). Also, large bu11d1ng
masses can be reduced in scale by
maintaining large tree groups.
Outdoor lighting should be designed so as
not to create glare and obtrusive light on
neighboring properties and the adjacent
roadway.
5.17
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Mul t1faml1 y
Multifamily housing sites are planned for
approximately 30% of the Uplands residential
land.
Multifamily housing is defined as any housing
which is attached, from duplex to multi-unit
buildings.
Where the housing units are ground related and
have no separate units above, the land may be
platted providing for individual lot ownership
with commons walls. In this case, a plat and
common wall agreement would be required. This
concept provides attached housing the added
benefit of having private fee ownership of
outdoor yards for gardens and landscaped courts.
It also provides the owner with an added feeling
of land ownership while achieving the efficiency
and economny of attached housing.
Multifamily housing can have many configurations
including: 1) one, two, three, and four story
flats; 2) two story townhouses, and 3) two story
townhouses over one story flats.
The location of multifamily zones is based on
the following criteria:
1)
2)
3)

Areas near major recreation facilities such
as the golf clubhouse, the tennis center and
neighborhood recreation centers.
Areas with exceptional view amenities where
multifamily housing does not conflict with
single family housing.
Steep slope areas where buildings should be
clustered to reduced grading and clearing
and minimize access roads.

Buffer System

Cleared Building Zone

M.F. Development Zone
Golf Course Related S.F. Lots
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The general site planning and design guidelines
outlined for single family housing apply also to
mult1fam11y types, w1th these addit10nal
criteria:
1)
2)
3)
4)

5)
6)

7)

8)
9)

5.20

Organize Buildings in clusters to create a
sense of "enclave" or neighborhood.
Organize buildings to form exterior enclosed
spaces where common amenities are visible
~nd access1ble to a max1mum number of units.
Each building group should be separated by
adequate buffers of natural vegetation to
reinforce the sense of building groups.
In townhouse and townhouse over flat
designs, create private entrys where
possible with a max1mum of four units served
by one entry, and two units served by one
stai r.
Garages and carports are encouraged and
should be located adjacent to private
entries.
Lower multifamily densities (6 to 8 DU/A)
should be planned adjacent to single family
areas with an adequate visual buffer
providing a scale transition to higher
densities.
Traffic serving multifamily zones should be
planned to minimize impact on single family
areas. This is particularly important in
the area south of the single family Boundary
Ridge home sites along the south boundary of
the Boundary Ridge zones 4 and 3, and zones
22, 23, 24, 27, 26 and 25 in the Golf Course
District.
Buildings should be articulated to express
the identity of each unit.
Breaks in roof planes, porches, entry
courts, decks, roof dormers and patio walls
are encouraged as devices to increase sense
of privacy, while reducing the apparent mass
of bullding.

Collector Road
M.F. Housing
on Sloped Site

Vegetation Preserved
on Steep Slopes

10) On steep slope areas pole type foundations
are encouraged to reduce grading and
clearing.
11) On sloped sites access to all multifamily
units should be developed from the uphill
side of the building. Additional guest
parking should be located so as not to
create large cuts and fills.
12) Multi-family units on the steep slope areas
of the Cove (Zones 6, 8, 9, 10, and 11), or
with heights above 40' CZones 2, 3, 4, and
26) will be subject to special review
procedures CP.U.D.).

M.F. Housing
on Sloped Site
Access Drive
Collector Road
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C. Semiahmoo Spit
1. Existing Conditions
Spit Development – Approved projects.
Approximately 32 acres of the 57 acres of the Resort
Semiahmoo area on the Spit has been or is in the process of
being developed with projects approved under the 1985
Resort Semiahmoo Master Plan. These projects include the
Resort Hotel, Beachwalker Condominiums, Marin
Condominiums, the Seagrass Plat and Phase 1 of the Marina.
Beachwalker Condominiums and the Resort Hotel were
developed in the late 1980’s. These two projects substantially
conform to their planned design character as described in the
1985 Master Plan. The hotel building, as approved and
subsequently constructed, differed in its layout from the design
shown in the 1985 Plan (RSMP 1985, pg 5.38). The Resort
Hotel, as finally designed and constructed, incorporated
substantially more of an existing Alaska Packer’s building
located on the same site than shown in the 1985 Master Plan.
Two of the three approved Marin Condominium buildings have
been completed. Their design departs somewhat from the
layout shown in the 1985 Master Plan. The most notable
change is the use of underground parking to replace the
surface parking proposed in the original plan.
Construction of the Seagrass Plat has been completed
through installation of roads and utilities. Future development
within Seagrass is subject to the provisions of the Seagrass
Design and Development Guidelines. The Design and
Development Guidelines include detailed standards for the
design and placement of structures on the multifamily tracts
and duplex lots.
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1985

5.23

the use, historic preservation and circulation provisions of the
comprehensive plan and provided a guide to phasing of the
project.

Remnant Alaska Packers Association Buildings.
At the time the Resort Semiahmoo Master Plan was approved
in 1985, there was about 121,000 square feet of buildings on
the Alaska Packers Association Cannery site at the tip of the
Spit. Approximately 74,000 square feet (61%) of APA building
space was incorporated into the Resort Hotel. Abou t 11,000
square feet of the original APA building space remains
including about 4,300 square feet in Warehouse #6 and about
6,700 square feet in Warehouse #8. Warehouse #6 and #8
are over-water structures.

In 1985 the Resort Semiahmoo Master Plan was completed
and approved by the City of Blaine as the overall master
plan for development in Resort Semiahmoo as required
under both the Marine Planned Recreation zoning on the
Spit and the Residential Planned Recreation zoning on the
Upland.
This 2014 Update to the Master Plan conforms to City of
Blaine Zoning Regulations and the City’s Shoreline Program
and is consistent with the original Master Plan as approved
by the City. The update is intended to provide a fresh
perspective on parking, building layout, public open space
and shoreline access while still retaining the underlying
goals and design objectives of the 1985 Plan.

Undeveloped Areas and Spit Landform
The undeveloped areas on the Spit are flat with little
topographic relief. Sandy, gravelly soil predominates, generally
covered with weeds and grasses. The beaches are coarse
sand with some areas of broken shells and small stones. A
definitive line of driftwood marks the extent of storm wave
action and protects the first levels of grasses and plant life.
2. Shoreline and Zoning Regulations
The Marine Planned Recreation Zone (MPR) was established
in recognition of the unique and irreplaceable nature of the
Semiahmoo site, and creates a special overlay zone for areas
within the Marine Recreation Zone. This provides for the
establishment of public-oriented, tourist-related uses such as
marinas, boat docking facilities, recreation-oriented residential,
hotel and overnight accommodations, conference facilities,
restaurants, and small specialty retail. A balance of uses in this
overlay zone is intended to serve recreational and
tourist/conference mixed use activities where orientation and
access to the water is a prime public amenity and to encourage
retention of existing historical structures. The performance
standards in the overlay zone required the preparation of an
overall master plan for the development, which responded to
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3.

Policies

Provide a tourist-oriented activity center to
serve Blaine residents and area visitors.

The 1985 Master Plan was prepared under the policies
enumerated in the City’s 1984 Comprehensive Plan. As in
the Uplands, the basic goal of the Spit-oriented policies was
to preserve the recognized qualities of the site.

Coordinate Uplands development complimentary
to the Spit.
Provide a mix of uses, which are mutually
supportive and reinforcing.

With the adoption of the Resort Semiahmoo Master Plan in
1985, subsequently adopted versions of the City’s
Comprehensive Plan no longer included goals and policies
specific to Resort Semiahmoo. The goals, policies and
guidelines of the Resort Semiahmoo Master Plan together with
the regulations contained in the City’s Marine Planned
Recreation (MPR) and Residential Planned Recreation (RPR)
zones comprise the plan and official controls for regulating
development on the Spit.

Provide opportunities to increase the working
waterfront atmosphere at the Spit tip through the
use and expansion of piers and wharves that
provide greater access to the marine waters.
Specific objectives to assure the highest quality
development on the Semiahmoo Spit are as
follows:
Retain a majority of existing APA buildings
and piers, particularly those, which are
essential to retain the character of the historic
district.

The development goals for the Spit are listed below. The
guidelines and policies of the Plan together with the
applicable provisions of the City’s land use regulations are
intended to implement these goals.

Retain or restore shorelines in as natural a
condition as possible.

Enhance and preserve environmental quality
including natural beaches, vegetation, fish and
wildlife areas.

Provide public access to the shorelines and
tidelands, including development of planned crossSpit trails and loop trail around the Spit.

Provide a variety of recreational opportunities for
residents and visitors.

Consider the impact of development on the geologic
structure of the Spit.

Expand the economic base of the City of Blaine
through the provision of marine oriented, tourist
related facilities.

Preparation of planning and design guidelines.
Encourage the renovation and reuse of piers to
facilitate water-borne access to the Spit and other
water-oriented uses outlined in the Shoreline
Management Act.

Provide marine oriented commercial and
residential activities complimentary to the rest
of the City.
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Commercial Develoopment - High Intensityy SMU

45’ outside 100-foo
ot
setback area

Residential Devellopment – Shoreline Reesidential SMU

45’outside 90-foot
setback area

Residential Deveelopment - High Intensitty SMU

45’outside 90-foot
setback area
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PERVIOUS/IMPERVIOUS SURFACE TABULATIONS1
Total Land Area . . . . . . . . . . . . . . . . . . . . . . . .57 Acres
Total Impervious Semiahmoo Parkway
1.60 acres
Net Acreage
55.4 acres
IMPERVIOUS SURFACE DISTRIBUTION
ACTUAL EXISTING CONDITIONS
Seagrass:
Roads, Driveways, Parking2
Buil
ding Coverage3
Beachwalker
Roads, Driveways, Parking
Building Coverage/ T Court
Marin

Roads Driveways, Parking
Building Coverage

Resort Hotel
Roads Driveways, Parking
Building Coverage/pool/tennis

1.32 ac.
2.36 ac.
3.68 ac.
.59 ac.
1.07 ac.
1.66 ac.
0.53 ac.
0.94 ac.
1.47 ac.
2.73 ac.
3.29 ac.
6.02 ac.

PROPOSED DISTRIBUTION EXAMPLE – 2014 update
Semiahmoo Resort Village
Roads, Driveway, Parking
3.67 ac
Building, Courtyards, Terraces
3.93 ac
Marina Parking
1.20 ac
8.80 ac.
Total Impervious
Roads, Driveways, Parking
Building Coverage

8.84 ac.
11.59 ac.
20.43 ac.

Tabulations do not include 1.6 acre Semiahmoo Parkway Road Surface.
Typically considered pollution generating impervious surfaces
3
Typically considered non-pollution generating impervious surfaces
1

2
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PARKING CONCENTRATED AWAY
FROM WATER’S EDGE

CONCEPTUAL LAYOUT OF RESORT VILLAGE
DEVELOPMENT DETAILS TO BE FINALIZED WITH
PLANNED UNIT DEVELOPMENT REVIEW AND
APPROVAL
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Views From Blaine
The Master Plan for the Resort Village at Semiahmoo
Spit was prepared with a genuine reverence for the
casual, weathered character of this unique natural,
industrial and historic waterfront. Thus, the view from
Blaine across Drayton Harbor will remain very similar to
the existing view of the Spit. Beyond the rows of pilings
and swaying masts, the waterfront edge of the Spit tip
will continue to be predominately structured and
somewhat industrial in character. The existing seawalls
and piers will be softened with outdoor furnishings,
lighting, some planting and other pedestrian scale
amenities. The point on the Spit closest to Blaine will be
developed in a simple manner as a viewpoint back to
Blaine and the surrounding harbor. This informal, passive
park will provide a visual link between the Resort Village
and the City of Blaine.
The building mass and density will be greatest at the tip
of the Spit and decrease toward the neck of the Spit,
reflecting the present profile of the Spit. The large
cannery and cannery type structures which house the
hotel/conference centers perch near the water’s edge.
Behind them are clusters of smaller scale residential
and commercial buildings. The lowest development
density will occur toward the "neck" of the Spit, where
the Seagrass residential units give way to the County
Park with its open expanse of grassy dunes. The
existing architectural character will be preserved by 1)
preserving and reusing many existing buildings and 2)
controlling the massing, materials and colors of new
construction to blend with the older weathered
structures.
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4. Developme nt Program
The development program for the Spit directly reflects the land
use recommendations set forth in the City’s 1984
Comprehensive Plan. This Master Plan proposes a variety of
carefully planned uses, which provide a balanced mix of
marine, tourist, residential and recreational opportunities. The
illustration on page 5.34 depicts the distribution of these uses
on the Spit. Included are developments previously approved
and either completed or under construction and the proposed
layout of structures for the 2014 Spit Master Plan Update. The
table on page 5.33 provides summary information on the
approved and existing Spit development as well as the
development proposed in the 2014 Update.

2. Commercial Space
a. An Area cannot provide more than 10,000 SF of
Commercial Space nor receive more than
10,000 SF of Commercial Space to or from
another Area
b. If an Area increases its Commercial Space from
that allocated on the illustration on page 5.34,
the resulting impervious surfaces cannot exceed
the amount indicated on page 5.29.
c. Commercial space that is not approved for
development or transfer from the donor area at
the time of PUD approval is “lost” and cannot be
developed or transferred at a later time.

There may be several different purchasers of the individual
areas that constitute the Semiahmoo Resort Village. These
purchasers will evaluate market conditions as they relate to
the distribution of Commercial Space and Residential Units as
shown in the illustration on page 5.34. The owners may find it
beneficial to exchange some portion of the Commercial
Space or Residential Units among areas.
In order to provide for this flexibility and also maintain the
overarching requirements of the Resort Semiahmoo Master
Plan Update 2014, the limitation on such exchanges are:
1. Residential Units
a. An Area cannot provide more than 10 Residential
Units nor receive more than 20 Residential Units
total from other Areas.
b. If an Area increases its Residential Units from
those identified on the illustration on page 5.34,
the resulting amount of impervious surface cannot
exceed the amount indicated on page 5.29.
c. Units that are not approved for development or
transferred from the donor area at the time of
PUD approval are “lost” and cannot be developed
or transferred at a later time.
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SPIT DEVELOPMENT PROGRAM
GROSS SITE ACREAGE . . . . . . . . . . . . . . . . . . . . . 57.00 Acres
Dedicated Rights of Way

1.65

Other Dedications

0.21

1.86 . . . . . . . . . . . . . (1.86) Acres
NET SITE AREA . . . . . . . . . . . . . . . . . . . . . . . . . . . . 55.14 Acres
NET USE DISTRIBUTION
Commercial Space up to a maximum of:

60.000 s.f.

Includes retail, office space, small shops,
eating establishments for example
Resort Hotel/Conference Center:

224,000 s.f.

Includes fitness center and spa
Residential Units:
Seagrass

68 units

Beachwalker

33 units

Marin

54 units

Semiahmoo Resort Village up to a maximum of

220 units

Total

375 units

Marina:
1985 RSMP allowed
Phase 1
Phase 2

800 slips
296 slips
Not to exceed 504
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SPIT TIP - ALLOCATIONS
COMMERCIAL - ADAPTIVE RE-USE
Warehouse
6
8

SF_
4,300
6,700

RESIDENTIAL / COMMERCIAL DISTRIBUTION

F

Area
A
B
C
D
E
F

Unit (#)
64
69
24
54
9
0

Total

220

Commercial (SF)
24,500
31,500
4,000
0
60,000

Area F is Marina Phase I Parking
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a. Residential Program

Up to 375 housing units can be developed on the Spit.
Most of these are higher density clustered unit types. The
illustration on page 5.34 shows the approximate housing
distribution. Housing distribution on the Spit tip is allocated to
three areas:
1. The Seagrass Residential Plat is situated on the
narrowest and highest portion of the Spit. These units
have views to both the east and west. A "Dunes
Landscape" characterizes the quality of this
environment. The development plan has been approved
and roads, utilities and landscaping including the
portions of the public shoreline trail along the shoreline
of the project have been constructed.
2. The Beachwalker and Marin Condominium
developments are located on the western side of the
Spit and are organized to make the transition from an
informal, naturalistic dunes environment to a more
formal town environment near the hotel and Resort
Village.
3. Semiahmoo Resort Village Condominiums face

eastward and northerly, overlooking Drayton Harbor and
the Cascade Mountains beyond. Starting with an
informal "beach front" concept south of the marina, the
geometry of the planning remains somewhat informal,
as the units relate to the meandering shoreline trail
approaching the Resort Village core.

4. The Resort Village core has a more formal rectilinear

pedestrian-oriented street design which unites the
Marina Phase 1 frontage with the resort hotel frontage
creating the sense of a main street, promenade or
village green.
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Each of these housing areas takes its design cue from its
location, enhancing the overall concept for development by
helping to delineate and organize the area within which it
exists. As reflected also in the landscape portion of this plan,
the interaction of the open space/landscape system with the
planning/architectural design is of paramount importance in the
realization of this plan.
As in the Uplands, and to ensure economic feasibility in future
economic climates, the exact number of units will be specified
at the time of final P.U.D. submittals. The overall maximum of
220 units in the Resort Village will not be exceeded.

Semiahmoo Resort Village Core
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approval and construction. The City may also develop or
enhance some sections within the public access easement.

b. Open Space, Recreation, and Public Access
The primary resource for open space utilization on the Spit is
the shoreline. This is characterized by three distinct zones: 1)
undisturbed natural beach - a total of three miles of beaches
exist on the Spit, sloping gently from the water’s edge and
tidelands up to a line of driftwood and dune grasses; 2) wharf
edge - this man-made edge, consists of heavy timber wharf
structures, buildings on pilings and supplies the essential
character to the Resort Village center; 3) the marina edge - the
constructed bulkhead, walkway and slips are the first
manifestation of the rebuilding of the Spit into a new economic
zone. This area introduces the use of modern materials and
activities to the Spit.

At the Spit tip, this trail system, having undergone a gradual
change from natural to more formal as one enters the Resort
Village, takes on a distinct "village center" character. In the
village center, planting is organized in clearly defined areas
within the context of a series of pedestrian plazas, open spaces
and walks.
Beach Access
During the early years of development of Semiahmoo much of
the tidelands along both Semiahmoo Bay and Drayton Harbor
shorelines were dedicated to the City. Combined with the
Whatcom County park property, theses tidelands create
extensive beach access for recreation. The tidelands adjacent
to the hotel, round the tip of the spit, and underlying the marina
are in private ownership.

Trails
These diverse zones create a comprehensive and
multifaceted open space and recreation system linked by a
network of trails and pathways. Naturally landscaped trails at
the driftwood line provide a continuous path along the top of
the beach, allowing visitors and residents alike to participate
fully in the experience of this island-like setting. At several
points cross-spit connectors link the east and west side of the
Spit providing total access to waterfront areas. Much of the
shoreline trail system was constructed in the years between
1985 and 2014, but as of the date of the 2014 Plan update
some sections remain to be developed. The system will be
developed in conjunction with planned unit development

The beach at the tip of the spit between Warehouse 8 and the
Marina is a prime location for swimming and sun-bathing due to
the sandy substrate and the generally warmer outflowing water
from Drayton Harbor. During review and approval of future
planned unit developments (PUDs), public access to this beach
should be considered and developed where feasible. This
should be coordinated with development of the Ways Park to
create an integrated facility.
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ILLUSTRATIVE SITE PLAN
This Illustrative Site Plan demonstrates how the development restrictions contained in this Resort Semiahmoo Master Plan Update
2014 can be met on the Spit properties. The ultimate development pattern may differ. Final development plans of the properties will
be the subject of future Planned Unit Developments (PUD) for each property which must follow the guidelines contained in this
Update.
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Characteer Sketch of Villlage Green
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c. Roads and Vehicle Circulation
Village and the existing marina is provided by a
combination of surface and garages below the
condominium buildings. Surface parking is located at the
hotel and at certain locations along the roadways. Short
term parking and loading areas are provided at the marina
access locations.

The primary access road to the Spit is Semiahmoo
Parkway. A public access easement to a turn-around will
be provided at the end of the public R.O.W. The 50' access
easement across Whatcom County Park has been
assigned to the City of Blaine. All other roads, serving the
housing and marina, will be private. Parking for the Resort
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SPIT TIP
PARKING PLAN*
ALLOCATIONS
Marina Phase 1 Parking:

115

Residential Parking: Predominately provided
beneath residential buildings, and to include
adequate visitor parking at street level; subject to
City of Blaine parking requirements.
Commercial Parking: Each commercial
development’s parking will be met on site, subject
to City of Blaine parking requirements.
Public Parking:
 A minimum of 10 parking spaces will be
created in close proximity to those located
south of Marin with development of Area A
and B.
 A minimum of 25-percent of outdoor streetlevel parking in Areas C and D shall be
designated general use, limited restriction
parking.
 Additional public parking is encouraged.
 Residential guest parking shall not substitute
for general public parking.

See 2013 MDNS for additional information.

*For illustrative purposes only, this Parking Plan identifies 88 potential, street level commercial and public parking spaces.
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other facilities that provide a recreational resource for
residents and visitors to Semiahmoo.

d. Commercial and Public Facilities
The primary commercial zone on the Spit will be
Semiahmoo Resort Village commercial core. The
commercial core includes a concentration of restaurants
and shops, together with the Resort Hotel and Conference
Center, which establishes the village-like character at the
tip of the Spit. Organized around a system of plazas and
water edge walkways, these uses would be supplemented
by summer theatre, arts fairs, craft expositions and other
public interest activities, lending seasonal variety to the
core group of commercial uses.

Semiahmoo Resort Hotel and Conference Center,
containing 198 rooms, has been completed, The Hotel
relates to the natural beach to the south by progressively
stepping away from the Beach Zone to allow a natural,
undisturbed beach. In this area, outdoor decks overlook
Semiahmoo Bay to the west. Within the Resort Hotel are
restaurants, bar and other public spaces from which the
sunsets over Vancouver Island can be enjoyed.
The water tower will continue to function as the prime focal
point and identifier for Semiahmoo. This structure, visible
from Blaine and the surrounding countryside, will be a
major element, and serve as a point of reference for the
pedestrian system of the Spit tip. Improvements,
modifications, or if necessary, replacement with a similar
iconic structure, will be detailed in subsequent PUD
submissions.

Up to 60,000 S.F. of commercial space separate from the
Resort Hotel and Conference Center and existing buildings
can be developed on the Spit. This space can be located
at the street level floors of mixed-use buildings with resort
condominium units on floors above, or it can be located in
freestanding commercial buildings. This new construction
will be sympathetic to the existing forms while not simply
imitating them. This ensures an orderly program of growth
as warranted by demand. Office space, as an accessory
use, may also be developed to contribute to the diversity of
the Spit.

If a replica is constructed, the size should be appropriate to
maintain the original visual impact of the water tower. A
small scale replica is not the intent of the Master Plan.

An Athletic Center, associated with the Hotel, has been
completed. It contains tennis courts, a swimming pool, and
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The Marina could be expanded in the future to include
additional slips, as allowed in the 1985 RSMP. An
additional access ramp and parking/drop-off zone would
need to be established to service Phase 2 of the marina.
Prior to Phase 2 of the marina expansion, that portion of the
temporary shoreline corridor fronting the marina should be
landscaped and developed with a public trail connecting
the Seagrass project with the park planned for the tip of
the Spit. This trail would continue to provide interesting
views of the marina and boating activities.
5. Building Design & Site Planning Guidelines
General Guidelines
The major site amenities on the Spit are:





Views to the surrounding waters and mountains
Access to the beaches and waterfront
environments
Proximity to the athletic and commercial services at
the Spit tip
Proximity to the marina

Each residential site design should respond specifically to
the adjacent type of site condition. Care should be taken
to relate to the natural environments of the beaches and
dunes in such a way as to enhance their natural qualities
and integrate these into the community. On the marina
edge and near the Resort Village center, housing and
other development should reinforce the Village concept of
this area.
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Historic buildings on the wharf will have minor
modifications to the exterior.

Character Sketch of Park
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The architectural vocabulary of the Spit housing and
commercial structures should be compatible with the
clean, simple forms of the existing APA buildings. In
the more natural beachfront areas, this straightforward
geometry and massing should be articulated to reduce
the apparent size of the clusters of units. The
expression of individual units, pitched roofs, large
overhangs, and light natural colors will help to
establish a sympathetic relationship between nature
and building.

bermed patios and courtyards will give a feeling of
protection from the elements of strong sun and
vigorous winds. Parked cars should not be visible in
this environment. Garages for these homes should be
integrated into the building form. Furthermore,
driveways and guest parking will be shielded from view
through the use of berms and dunes planning. (See
Landscape Section for more detail.)

Major buildings such as the hotel, condominium
structures and larger commercial buildings should
preserve the idea of simple massing and allow for the
introduction of more modern architectural elements
such as larger areas of glazing, "industrial" materials,
and the expression of heavy timber construction.
Colors should be bold and warm to generate a festive
and exciting atmosphere.

Located just south of Resort Semiahmoo Hotel, these
multi-family clusters overlook the beach and Semiahmoo
Bay. The seaward side should be treated much as the
Beach Clusters in that they share a similar relationship to
the beach. The inland side, however, should be more
supportive of a village-like character. Helping in this will
be the more ordered and tightly grouped massing of these
clusters. On the landward side, community circulation
paths would parallel the building faces providing access to
and from the other facilities of the Village. The seaward
side, on the other hand, will be a dunes and beach grass
environment. Here private courts behind berms and
balconies sheltered by overhanging roofs would shield
residents from the sometimes harsh seaside environment.
At the same time these berms and overhangs would
reduce the scale of the buildings, thus minimizing their
impact on the beach environment. Parking for these units
will be in lots or underground, directly associated with the
cluster. These will be landscaped in accordance with the
landscape guidelines.

Bay Clusters: Beachwalker and Marin

Residential Design Guidelines
On the Spit there are three types of housing:
Beach Clusters
Bay Clusters
Resort Village Condominiums
Each of these has certain characteristics and specific
guidelines as outlined below:
Beach Clusters: Seagrass
Located on the most natural portion of the Spit, these
units will be carefully scaled to achieve a beach house
image. Natural materials and careful integration with
the ground-plane will help to integrate these units with
the dunes. Additionally, deep overhangs projecting over
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Historic buildings on the wharf will have minor
modifications to the exterior.

Character Sketch of Wharf Area
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Resort Village Condominiums
These units are located in the Resort Village and front on
the shoreline corridor, forming a village-like edge to the
waterfront. These units may exploit a wider range of
materials and colors due to their relationship to the marina.
In this zone there now exists the use of stone, concrete
and timber. This palette should be maintained and
reinforced. Outdoor private space should be delineated
clearly. Parking for these units’ residents can be provided
underground, with adequate on-street visitor parking to
meet City of Blaine code requirements.
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Piers & Wharves
These structures are among the most important on the
Spit. They give the essential "working waterfront" character
to the Spit. These will be repaired where required and
preserved as they are. If economically feasible they will be
renovated and repurposed to include meeting, event and
food service space. Some public amenities will be
integrated such as lighting, seating, interpretative displays
and planters, but essentially their character will remain
unchanged.
In areas at the Spit tip where piers and wharves were
actively used over the years but have not been preserved
or are not structurally or economically feasible to preserve
in their current configuration, encourage renovation or
expansion of pier or wharf structures that allow for marine
vessel mooring and other associated activities consistent
with a working waterfront character.
Commercial Buildings
Commercial/retail uses will be in both new and renovated
buildings. A majority of these new buildings could have
housing above the commercial uses. New commercial
structures will reflect the overall simple forms of the
existing cannery buildings with the added detail and
appropriately scaled elements reflecting the pedestrian
scaled retail atmosphere of the Resort Village.
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6. Historical Treatment / Archeological Monitoring
The tip of the Spit has a rich heritage as a major canning
center. Development on the Spit recognizes this heritage.
Many of the original APA buildings were incorporated into
the hotel construction in the late 1980’s.Remaining historic
buildings on the Spit will be saved and rehabilitated
wherever feasible. Many architectural features reminiscent
of the APA period were incorporated into the hotel design
and will be considered for use in the final development of
the Spit properties.
The wooden structures referred to as Warehouse 6 and 8
have exceptional historic value. Future rehabilitation and
improvements will be consistent to the greatest degree
possible with Secretary of Interior Standards. Historic
structures are encouraged to be listed in the state and
national historic registers. A special review of plans to
assure their consistency will be made during the P.U.D. or
building permit process.
Interpretive signage will be an integral part of the Resort
Village and will be implemented concurrent to each
development phase.
An iconic representation of the ways including skids, track,
and dolly may be incorporated into a historical display as
part of the Spit tip park open space area.
If the water tower or other historic structures are
determined to be structurally unsafe and financially
unfeasible for restoration, appropriate historical
documentation will be completed according to City and
State standards, prior to removal.
Areas on the Spit tip should be noted as historic points of
interest with signage, displays or iconic representations.
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Parking for these units will be in lots directly
associated with the cluster. These will be
landscaped in accordance with the landscape
guidelines.
Ma rf na Cl usters
These units front on the Marina Promenade,
forming a village-like edge to this man-made
waterfront. These units may exploit a wider
range of materials and colors due to their
relation to the marina. In this zone there
exists now the use of stone, concrete and
t1mber. This palette should be ma1ntained and
reinforced. Outdoor private space should be
delineated clearly. Parking will be in
landscaped lots associated with the units.
Harbor Cl usters
Immediately south of the Marina Clusters, these
units occupy a natural dunes area similar to the
Beach Cluster zone. Although the densfty of the
harbor clusters is somewhat higher, the
principles outlined for Beach Clusters do apply
here. Again, natural colors, articulation of
massing and integration with the natural ground
plane are important. Parking for these units
will be shielded by berms and landscaping.
lighthouse Square Residences
These units are located in the Spit Tip
District, sharing directly in the mix of uses
and activities of the commercial zone. While
some of these will be overshop units, others may
be a townhouse type. In any case, attention
must be given to establishing a sense of private
entry for the units. While this may be a shared
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entry among groups of units, it must be
perceived as residential in character. Attention must also be given to ensuring views from
each unit.
Parking will be within short walking distance
with short-term parking and drop-off areas at
each bul1 ding.
Semiahmoo Inn
The Inn occupies a pivotal site on the spit. On
the west, it faces the beach and Boundary Bay;
to the north are the APA buildings and wharfs;
to the east is the athletic center and village
green. The Inn should relate clearly and
forcefully to each of these elements, linking
them to the overall plan concept of the spit.
The Inn m'ust possess a strength of character to
address the large volume of the renovated
athletic center and the sweeping beach and ocean
vistas. Addit10nal1y, it must form a distinct
edge to Village Green, enclosing and protecting
this cu1tfvated space from the more exposed
environment of the beach. This can be achieved
wfth large, bold massing similar to the existing
APA buildings. The addition of dormers and
indented balconies will soften the elevations
and add texture.
Elements on the roof such as sky1fghts,
ventilators, and chimneys may also be used to
add detail to the ridge line. At the ground
level, multi-pane glazing, trim details, and
other small-scale textural devices should be
used in keeping with the workman-like nature of
the existing structures.
?

CHARACTER SKETCH OF MARINA WALK
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Athletic Center
The Athletic Center will occupy two of the
largest existing buildings on the spit. Care
should be taken that the character of these
structures is retained as they are visible from
almost all points of the spit development. The
shape of the building shell should remain quite
undisturbed in its overall mass. Entrances and
additional fenestration should be industrial in
character and be sensitive to the strict rhythm
of existing structure and openings. Warm and
vibrant colors can contrast with the large
planes of neutral exterior wall to emphasize new
construction and openings. A certain level of
transparency would also be desirable at several
locations in order to maintain a connection
between indoor and outdoor public use.
Piers & Wharves
These structures are among the most important on
the spit. They give the essential "working
waterfront" character to the spit. These will
be repaired where required and preserved as they
are. Some public amenities may be integrated
such as lighting, seating, and planters, but
essentially their character will remain
unchanged.
Commercial Buildings
Commercial/retail uses will be in both new and
renovated buildings. The majority of these
buildings will have housing above the commercial
uses. New commercial structures will reflect
the overall Simple forms of the existing cannery
buildings with the added detail and appropriately scaled elements reflecting the
pedestrian scaled retail atmosphere of
Lighthouse Square.
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6.

Historical Treatment/Archeological
Monitoring

The tip of the Spit has a rich heritage as a
major canning center. Development plans for
Lighthousse Square recognize this heritage and
utilize it to the fullest extent possible.
Most of the existing buildings will be saved and
rehabilitated. Many design features will even
recreate the original materials and details of
the older structures. As a general policy, the
Secretary of the Interior's guidelines for
rehabilitation will be followed. Application
for State and National historic registries
involve many financial and logistical tradeoffs. It is our current intention, however, to
apply for historic district status at some time
during the development process.

The developer will participate with the City in
the installation of entry signs in the CBD,
Peace Portal, and Bell Road and other points as
identified.
A portion of the ways including skids, track,
and dolly will be incorporated into a historical
display as part of the open space adjacent to
Lighthouse Square.

The wooden structure referred to as Warehouse 6
has exceptional historic value. Rehabilitation
and improvements will be consistent with
Secretary of Interior Standards. A special
review of plans to assure their consistency will
be made during the P.U.D. or building permit
process.
Interpretive signage will be an integral part of
Lighthouse Square and will be implemented
concurrent to each development phase. As an
overall design goal, we hope to instill a
feeling for the history of Semiahmoo's economic
and cultural past with each visitor to the area.
The developer will work with the Whatcom County
Park department to develop a historical display
at the tip of the spit.
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VI. LANDSCAPE DEVELOPMENT,
PARKS AND OPEN SPACE
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VI. THE LANDSCAPE OF SEMIAHMOO
The Semiahmoo Planned Resort Community consists
of three distinct landscape types: The Uplands,
The Spit and The Tidelands. In this section, the
Uplands are addressed first, followed by the
Spit. No development of any type is planned for
the Tidelands; therefore this area is not
specifically discussed here. Concluding this
section is a description of and guidelines for
the proposed pedestrian and bicycle circulation
system. Plant lists and specific recommendations
for vegetation management can be found in
Appendix A.

A. LANDSCAPE PLAN - THE UPLANDS

Views from the site are restricted by the forest,
and from the present roadway there are no vi ews
out over Drayton Harbor or to the Semiahmoo Spit.
With the gradual development of the resort community, it is expected that a limited number of
view corridors will be created. These should not
materially change the view of the Uplands from
the surrounding community, which will be perceived as a forested hillside with small
clearings.
2. Landscape Goals

Preserve and enhance the forest character of the
uplands;
Provide a variety of both land and wateroriented recreational opportunities;

1. The Present Landscape

The present landscape of the uplands area is
characterized by two predominant features - a
steep bluff along the water's edge, and a dense
evergreen/deciduous forest on the upland plateau. A narrow beach runs along the base of the
bluff, in some areas only exposed at low tide.
The upland forest is typical of northwest coastal
.forest environments. Douglas fir, madrone, big
leaf maple, vine maple and alder create a dense
forest canopy; a lush understory of salal,
blackberries and ferns thrives below. Recent
clearing for the golf course is the only openings
within the forest environment.
The present wildlife population is similar to
other lowland forests in the northwest. Of note
is a bald eagle nest which has been spotted
approximately 400' beyond the southeast boundary
of the Uplands community.

Maximize visual and physical access to the
water;
Preserve existing view corridors to and from the
area and enhance view opportunities within the
si te;
Provide an integrated system of open spaces
throughout the development;
Provide a roadway and parking system which is
integral with the landscape character of the
area and which minimizes both the physical and
visual intrusion of the car;
Utilize native and naturalized plant materials
to complement and enhance the existing landscape
character;
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Encourage signing, lighting and other site
furnishings in character with the landscape
development of the area.
Create a landscape environment which utilizes
the highest quality design standards, plantings,
construction materials and techniques throughout
the proJect.
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SEMIAHMOO BAY
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3. LANDSCAPE DEVELOPMENT - THE UPLANDS

The landscape concept for the Uplands recognizes
the forest as a major design determinant. A
largely informal, naturalistic landscape program
has been designed to create the sense of a
community nestled into the dense natural forest.
The landscape plan
incorporates both specific recreational features
such as the golf course, the tennis center,
neighborhood playgrounds and a trail system, as
well as extensive natural preserves. These
recreational facilities are distributed throughout the development and are connected by trails
and natural preserves to create a continuous open
space system.
The natural preserves include large areas where
the existing vegetation is to remain intact,
undisturbed by the surrounding development.
Portions of the bluff and several buffers, retained at the perimeter of the site as well as
within the development itself, are to remain as
undi sturbed, natural forest.
Specific vegetation management guidelines have
been developed for these preserves. Selective
clearing and thinning of the existing vegetation
is outlined as well as revegetation and planting
guidelines to ensure a smooth transition between
the undisturbed natural areas and the new landscape development. Plant materials in these
areas are limited to native and naturalized
species.
The golf course, carved from the forest, requires special design consideration in terms of
landscape management. A major element in the
open space system, it is important that the golf
course blend with the natural forest in order to
reinforce the overall landscape concept. Native
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Residential Plantings
Re-Establish Native Vegetation

and naturalized plant species will be reestablished along the golf course fairways to create
the effect of a natural meadow and to provide a
subtle transition from the manicured greens and
fairways to the natural forest.
Neighborhood parks and community centers are
provided for the Semiahmoo community. These
facilities are small-scale (averaging approximately 1.5 acres) and provide close-to-home
playgrounds, picnic areas, and other recreational
facilities to be enjoyed by the adjacent neighborhood. These family-oriented facilities
provide a sense of individuality for the neighborhoods which comprise the larger Uplands
community.
'Trails are provided for both pedestrian and
bicycle circulation throughout the Uplands. The
primary paths are designated for use by both the
Semiahmoo community and the general public,
while the secondary and short-cut paths are
reserved for community use. (See the
Pedestrian/Bicycle Plan.> The road network is
the basis for the trail system. Along Semiahmoo
Parkway the right-of-way- includes a wide
sidewalk which accommodates both pedestrian and
bicycle traffic in a comfortable and safe
manner. This sidewalk is separated from the
roadway itself by a planted area, and is wide
enough to provide a separate lane for the
bicyclists using the walkway.

The secondary path system consists of a narrower
sidewalk which pararells the smaller roadways.
Bicyclists would be allowed to ride on either the
sidewalk or the roadway in these areas. Crosswalks are marked for bicycle and pedestrian
crossing at the key intersections.
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This roadway-based trail system is augmented with
other pathways throughout the residential
neighborhoods. These trails provide access to
the various community parks and connect the
neighborhoods with the larger trail system, the
golf course and other recreational facilities.
Trails are also provided for beach access along
Drayton Harbor and Semiahmoo Bay.
While part of the open space system is reserved
for Semiahmoo community use only-- including the
secondary and short-cut trails, and neighborhood
recreation centers-- the primary pedestrian/bicycle paths along Drayton Harbor Road and Semiahmoo
Drive are open for public use. Several points of
public access are provided to both Drayton Harbor
and Semiahmoo Bay; the golf course is also considered a major public-use recreational facility
for the greater Blaine community.
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4. DESIGN GUIDELINES - lHE UPLANDS
a. General Concept
The Uplands will be an inwardly focusing community nestled into the mixed evergreen/deciduous
forest. The design guidelines will promote informal, naturalistic landscape development in
harmony with its northwest forest setting. Special emphasis will be placed on the subtle transition from woodland edge to development clusters
and roadways. For example, selective clearing,
sensitive grading and the use of primarily native
vegetation will be encouraged to unify various
developments and to enhance the natural beauty of
this site. Within development clusters and individual lots, native species will be used in combination with ornamental plantings. Formal site
and landscape design are deemed appropriate only
at the commercial and social centers.
The Uplands has been divided into four landscape
areas for the purpose of the landscape development guildel~nes. Development objectives, suggested plant palettes and maintenance practices
vary among these areas. The definitions outlined
in the design guidelines for the Spit are applicable to all areas of the Uplands. The more
specific directives which follow relate to the
particular landscape type.
General Guidelines
High Visual Quality: Special care shall be taken
to insure that all site and landscape development shall be of the highest visual quality.
This applies to both areas which shall be developed naturalistically as well as those in
more intensely developed zones.

Integration of Landfor. and Planting: From the
beginning of the design process, slopes, grades
and berms should be considered in conjunction
with the site development and planting concepts.
SMitability of Plant Materials: A specific
plant list (Plant List D) has been developed to
meet the specific horticultural conditions and
goals of the landscape development in the Uplands
area. At least 80% of plant materials used in
each of these areas should be selected from this
list, which can be found in Appendix A.
b.

Definitions

Drifts of planting refers to the massing of one
type of plant or plant mixture in an elongated
area.
For.al Planting implies the precise, balanced
arrangement of trees and shrubs, such as matched
rows of street trees or other symmetrical planting schemes. It also includes plantings which
are maintained in a formal manner, such as
clipped hedges and topiaries.
Informal Planting refers to a more casual
planting scheme in which plants are not symmetrically arranged but attractively massed to achieve
a naturalistic effect.
Selective Clearing is the careful removal and
thinning of certain trees or understorey to bring
additional light to the forest floor, create
clearings for development or views, and to create
a naturalistic forest edge.
Visual Buffer is planting or a combination of
planting, berms, low walls or fences which provides a sense of visual separation between adjoining areas or functions.
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Visual Screen is planting, berms, walls, fences
or a combination thereof that provides a solid,
year-around sight barrier.

3. Site development should favor preservation of
groups of trees and natural vegetation (25-foot
as a minimum dimension, 50-foot desirable) rather
than pre~ervation of isolated specimens.

c. Landscape Zones

(1) Natural Preserves
The natural preserves are areas which are to
remain undisturbed or which are to be restored to
their natural condition. Included are the beach,
the coastal bluff, large forested greenbelt areas
and smaller buffer areas within the developed
zones. Also included are the edges of all the
cleared areas of other development lones, such as
the golf course. residential lots and roadways.
Objectives
1. To preserve to the maximum extent possible
the forested character of the site.
2. To integrate these natural areas within the
overall site development.
3. To protect the beach and coastal bluff areas
from disturbance.
Guidelines
1. An area of clearing should be determined for
each project, based on program needs. Remaining
acreage within the development parcel should be
designated to remain as natural forest.

4. Within the area designated to be cleared for
development, specimen trees (over one-foot
diameter, approximately) and related understory
plants are to be saved wherever possible.
5. The edges of cleared areas should be undulated to create a more natural forest edge condition and to allow for transition or "face
down" planting. This supplemental planting
should be of species which naturally occur at
the edge of forest clearings.
7. Only native plant materials selected from
Plant List D should be used in the natural
preserves, except in upper beach areas, where
materials from Plant List A should be used. See
Appendix A.

(2) Circulation Zone
This area encompasses the following areas in the
Uplands: areas immediately adjacent to a road;
areas which are part of the pedestrian/bicycle
circulation system; areas set aside for access
to the beach and other recreational facilities;
and all parking areas in the development.
Objectives
1. To enhance the travel and arrival experience

2. Prior to any clearing for construction, the
"limits of clearing" shall be clearly defined at
the construction site by flagging or a temporary
fence.
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for the residents and for the visitor to the
Uplands community.
2. To provide for safe and efficient circulation
for a variety of transportation modes - i.e.

pedestrian and bicycle as well as the automobile.

••

Guidelines
1. Existing vegetation should be retained as
close to the roadway and paths as possible
while providiny for required visibility at curves
and intersections. A naturalistic forest edge
along roadways and paths should be achieved by
selective clearing, as outlined in "Natural Preserves", Gu ide 1i ne 5 above.
2. Formal. regularly spaced tree plantings
should be avoided in favor of informal groupings
to supplement and/or enhance existing vegetation. Exceptions to this may be appropriate in
close proximity to developed areas.
3. The design of parking areas should take
advantage of valuable existing trees and/or
vegetation. topographic features and/or other
unique natural features that would serve to
screen or break-up the expanse of parking.
Refer to "Natural Preserves". Guidelines 1 - 5.
4. Visual screens should be provided around
parking lots and other service areas. using
primarily plantings and berms.
5. All planting in this zone should be selected
from Pl ant Li st D. See Append; x A.
(3) Recreat i on Zone

This includes those areas related to both active
and passive recreation - the golf course, tennis
center, small parks - as well as to those areas
related to the day-to-day life of the community
as a whole - the schools and shoppiny areas.
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Objectives
1. To create a pleasant, cohesive landscape
setting for a variety of recreational activities.
2. To provide a system of recreational facilities and open spaces that can be efficiently
maintained.
Guidelines
1. Guidelines 1 through 5 of the "Natural Zone"
should apply to all development areas in this
lone.
2. The predominant groundcover in the public
open areas should be well-maintained lawn (irrigated when appropriate), suitable for recreation
activity and reminiscent of natural forest
meadows. Other plantings should be selected from
Plant List D. See Appendix A.

RECREATION AREA PROTOTYPE A

3. Particularly close attention should be devoted to the siting of all buildings as well as
to the interior/exterior relationships of
buildings to the landscape.

(4) Residential Areas
Both single-family and multi-family residential
areas of the Uplands community are included in
this designation.
Objectives
1. To establish a strong landscape character
with which residents of the area can identify.
2. To assure preservation and enhancement of the
natural environment within these areas of private ownershi p.
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RECREATION AREA PROTOTYPE B

3. To create a hierarchy of residential open
space that encourages community pride as well as
individual expression.
Guidelines
1. Guidelines 1 - 5 of the "Natural Zone" should
apply.
2. A restrained approach to selective thinning,
pruning and/or removal of dead wood from existing trees and vegetation should be undertaken
in creating views for residential units. Clearcutting of view corridors should be discouraged.

Forest
Residential Plantings
Low Native Plantings

3. Project designers should be directed to address preservation of existing vegetation as an
initial and integral consideration in the design
process. Site plans which indicate preservation
of existing vegetation should be a mandatory part
of the design review process.
4. Landscape plan review should be a standard
part of the overall plan review process.
5. A detailed manual which provides homeowners
with specific recommendations or directives
about landscape development and maintainance
within private space should be made available.
6. Plantings for common areas (entries, parking
lots, and common open space in the multi-family
units) within the residential zone should be
selected from Plant List D. This list is also
appropriate for single family housing. See
Appendix A.
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B. Landscape Plan - The Spit

b. Landscape – Undeveloped areas

1. The Present Landscape

In contrast with the enclosed, dense landscape of the
Uplands, the remaining undeveloped areas of the Spit
are sparsely vegetated. The Spit landform is nearly flat,
gently sloping toward the water at either edge. A distinct
"line" is created along the beach, where large driftwood
logs mark the storm tide line and separate the lower and
upper beach area. The western shore is a significant
tidelands area; the eastern edge of the Spit has been
partially developed with a marina and a promenade along
a portion of the shoreline.

a. Landscape – Approved projects.
As discussed previously, approximately 32 acres of the 57
acres of the Resort Semiahmoo area on the Spit has been or
is in the process of being developed with projects approved
under the 1985 Resort Semiahmoo Master Plan. These
projects include the Resort Hotel, Beachwalker
Condominiums, Marin Condominiums, Seagrass Plat and
Phase 1 of the Marina.

The landscape character of the remaining undeveloped
area at the Spit tip is distinctly different from the
remainder of the Spit. This area was once developed as a
fish cannery, now abandoned. Typical of such abandoned
marine industrial environments, the area is quite barren,
with very little vegetation. Only a few species are able to
establish in the harsh, disturbed environment. Dock
structures extend from the Spit, and a small sandy beach
remains between two segments of the bulkhead.

Beachwalker Condominiums and the Resort Hotel were
developed in the late 1980’s. Landscaping for these two
projects was installed at the time of development and has
matured over the years. The landscape character of these
two projects is well established and is consistent with the
applicable original landscape plan goals as listed below.
Two of the three buildings that make up the Marin
Condominiums are complete. The landscaping plan for this
development has been approved and the installation of the
landscaping is complete for the first two buildings. The
approved landscaping plan for Marin is also consistent with
the applicable 1985 landscape design goals of the Master
Plan.

Views from the Spit are spectacular. To the north, south
and east are views of the City of Blaine, Drayton Harbor,
Mt. Baker and the Uplands. To the northwest and west
are views of White Rock and Semiahmoo Bay. The only
areas of the Spit where views are constrained are at the
Spit tip, due to the existing buildings. Conversely, the
Spit is part of the water views from the City of Blaine,
Drayton Harbor and the Uplands.

Infrastructure construction on the Seagrass Plat has been
completed and open space and trail corridor landscaping
has been installed pursuant to the approved landscape plan.
Future development including landscaping on multifamily
tracts and duplex lots is subject to the provisions of the
Seagrass Design and Development Guidelines. The Design
and Development Guidelines include detailed standards for
landscaping.

The present vegetation consists of beach grasses,
wildflowers, shrubs and other plants, which are tolerant of
the harsh marine environment. There are few trees –
other than the trees planted in/around the Resort parking
lot.
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2. Landscape Goals


Preserve and enhance the marine character of
Semiahmoo Spit;



Protect environmentally sensitive areas from
development and/or intrusion;



Maximize visual and physical access to the water;



Preserve existing view corridors to and from the area
and enhance view opportunities within the site;



Provide an integrated system of open spaces
throughout the development;



Provide a roadway and parking system which is
integral with the landscape character of the area and
which minimizes both the physical and visual intrusion
of the car;



Utilize native and naturalized plant materials to
complement and enhance the existing landscape
character;



Encourage signing, lighting and other site furnishings
in character with the landscape development of each
area;



Create a landscape environment, which utilizes the
highest quality design standards, plantings,
construction materials and techniques throughout the
project.
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3.

Landscape Development -The Spit

The landscape development of Semiahmoo Spit celebrates
the open littoral beach environment. Throughout large areas
of the Spit, the landscape plan is designed to reestablish the
upper beach environment. The landscape plan develops a
careful transition from this open beach to the more formal
plazas of the Resort Village area, resulting in a wide variety of
open space within the context of the beach environment.
With the beach and shoreline as the focus of the Resort
community, continuous public access has been provided
along the water's edge. Opportunities as diverse as a
leisurely walk along the beach, shopping and dining within the
bustle of the Village, or strolling along the shoreline watching
boats come and go, have been incorporated within the public
areas. Careful design ensures the compatibility of these
public facilities with the adjacent private residences and Hotel
development.
In addition to the waterfront areas, the landscape plan
provides a network of pathways, which connect the various
activity areas to one another and provide for pedestrian and
bicycle circulation throughout the Resort Village community.
Sidewalks are provided along the roads and meandering
paths offered along the shoreline and through the Village and
Resort housing areas connecting the north and south shore of
the Spit.
The park at the tip of the Spit is an informal open space,
designed to provide visual and physical access to the
shoreline, Drayton Harbor and Cascade Mountains. The park
is a casual public beachfront setting intended for sunbathing,
picnicking, and enjoying views.

6.16

Landscaping along Semiahmoo Parkway has been designed
to create a sequential arrival experience. The visitor passes
through a gradual transition in the landscape, from the beach
environment with low berms, undulating forms, native dune
grasses and sparse beach vegetation, to more formalized
plantings as the road approaches the Resort Hotel and
Resort Village area. The initial "arrival" to the Resort Village
is announced with a subtle sense of enclosure, a contrast
from the low, open landscape of the road through the
residential areas.

design of the residential areas minimizes the disruption
of the open beach environment yet provides for private
outdoor space for the individual units. More ornamental
planting and landscape design is provided in the entry
courts and the Hotel parking lot.
The Resort Hotel parking lot and service areas are
designed to maintain the quality of the beach
environment to the maximum extent feasible. The
Resort Hotel parking areas are screened from view
through the use of plantings and low berms.

The dominant landscape vegetation on the Spit will continue
to be native and naturalized plant materials such as shore
pines, dune grasses and wildflowers. Approaching the
Resort Hotel and commercial area, the naturalistic dune
vegetation gives way to distinct drifts of wildflowers and
informal groupings of trees, and finally to select deciduous
street trees and the more formal open space areas and
landscaping of the Resort Village.
The Resort Hotel environs are developed with a somewhat
more formal character than the other open spaces. While
respectful of the beach setting, a more manicured landscape
is desirable at the Hotel entry, with ornamental plantings
designed to create a sense of elegance yet still reflect the
cultural & industrial history of the Spit.
The Village commercial core area is also distinct from the
naturalistic beach character. Here, the landscape is more
urban, with courtyard and plaza spaces as well as plantings.
The structured shorelines, including the docks at the Spit tip
and the riprap along the marina, are linked to create a linear
landscape, oriented to the water. Benches and seating walls
run parallel to the water's edge to reinforce the linear quality
of the public shoreline corridor. Plantings are strategic with
care taken to avoid obstructing views from adjacent areas.
The beach environment also creates a unique
landscape for residential development. The landscape
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b. Gener al Guidelines

4. DESIGN GUIDELINES -THE SPIT

High Visual Quality: Special care shall be taken to assure
that all site and landscape development shall be of the
highest visual quality. This applies to areas which shall be
developed naturalistically, as well as those in more intensely
developed zones.

a. Gener al Concept
Landscape development on the Spit will be carefully
controlled to achieve a subtle transformation from the
naturalistic Spit environment to a more formal, sophisticated
fabric of urban open spaces, plazas and waterfront
promenades at the hotel/commercial complex.

Integration of Landform and Planting: From the beginning
of the design process, slopes, grades and berms should be
considered in conjunction with the site development and
planting concepts.

The Spit has been divided into a number of landscape zones
on the basis of natural systems, proposed land use type and
intensity. See the Spit Tip Landscape Plan on page 6.19.
Development objectives, suggested plant palettes and
maintenance practices vary among these landscape zones.
The general guidelines and definitions are applicable to all
areas of the Spit. More specific directives, which follow, relate
to specific landscape zones.

Suitability of Plant Materials: Three specific Plant Lists
have been devised to meet the specific horticultural and
visual requirements of the various landscape components on
the Spit. For visual continuity, at least 80% of the plant
materials used should be selected from the appropriate plant
list. See Appendix A 2014 update.
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Additional species may be added to Plant Lists B and C provided
they can withstand the harsh climatic conditions. Plant List A
contains specialized species, which have adapted to coastal
dunes and should be considered complete. Plant list A was
enhanced for the Seagrass project and is provided as Appendix A
2014 update.
During the preparation of detailed planting plans, additional
research should be conducted on all proposed plant materials to
ascertain other pertinent information regarding horticultural or
design considerations.
c. Definitions
Drifts of Planting refers to the massing of one type of plant or
one planting mixture in an elongated shaped area.
Formal Planting implies the precise, balanced arrangement of
trees and shrubs, such as matched rows of street trees or other
symmetrical planting schemes. It also includes plantings which
are maintained in a formal manner, such as clipped hedges.
Informal Planting refers to a more casual planting scheme in
which plants are not symmetrically arranged but attractively
massed to achieve a naturalistic effect.
Seasonal Color Plantings include annual, perennial and bulbtype plantings which are used in visually prominent areas to
provide seasonal color and interest.
Visual Buffer is planting or a combination of planting, berms, and
low walls/fences which provides a sense of visual separation
between adjoining areas or functions.
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Guidelines
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forth in this Master Plan. Construction site plans for all
development in the Resort Village should include a detailed
landscape plan based on the standards of the landscape zone
or zones established in the design guidelines.

Landscape Zones – Semiahmoo Resort Village
The Resort Village includes about 16 acres of undeveloped
uplands at the tip of Semiahmoo Spit. The landscape
objective and guidelines for the 16 acre Resort Village area
are set forth below.
Objective
Use plant types and groupings to create landscape settings
similar to those that might be found naturally occurring on a
marine shoreline and spit. Plantings should be used judiciously
to frame outdoor spaces, protect natural landscape processes,
screen manmade elements such as driveways and garage
ramps, provide a natural buffer between public and private
spaces, and provide shade and wind protection.
Guidelines
Semiahmoo Resort Village has been divided into landscape
zones to achieve the objective described above. The particular
landscape theme and objective for each of these zones is
described more fully below. Plants should be selected from the
plant list included as Appendix A 2014 update of the Resort
Semiahmoo Master Plan to maintain continuity with type of
landscape plantings used elsewhere on the Spit. The Spit
presents a relatively harsh environment for plants as evidenced
by the relatively small variety of plant species that have colonized
the undisturbed areas of Semiahmoo Park. In order to increase
the range of northwest native plant species and provide grass in
parks, some irrigation may be required.
Planting techniques such as the use of mulch and topsoil and
grouping plants by their irrigation need can help reduce the
amount of irrigation required.
Design and Development Guidelines should be prepared to
include landscaping guidelines and plant lists that are
consistent with the description of each landscape zone as set
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s
tto the public access trail.
G
Guidelines
1
1. Grade or add fill to create a ge
ently rolling landfform of shallow
rrolling dunes which generally parallel the shorelin
ne. New dredge
sspoils should nott be used for this
s purpose but an
ny new fill should
d
h
have similar soil texture. Avoid excessive
e
damag
ge to the
ssurrounding area
a and vegetation
n.
2
2. Planting should consist of continuous groundc
cover and shrubs
s
o
organized into la
arge massings. Plants
P
should be selected from
tthose in Plant Lis
st C, with particu
ular attention paid to tolerance off
w
winds and occas
sional salt spray.
3
3. The public parrk located at the easternmost po
oint of the spit
sshould provide a highlight within Zone 2. This pa
ark will provide
rresidents and the
e public with dire
ect connection to
o the water's
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3. S pecial
p
planting coonsideration should be paid to re
esidential
courts and terraces. Shhallow rooting sh
hrubs and groun
ndcovers
should
d be utilized and raised planters sshould be consid
dered for
tree material.

Z
ZONE 3
Z
Zone 3 is the are
ea landward of th
he 90' shoreline setback as
illustrated on the
e Landscape Zon
nes Diagram. Du
ue to its inland
s
that are somewhat
s
location, Zone 3 provides open spaces
p
protected from th
he wind and wate
er elements thatt dominate the
b
beach and otherr perimeter areas
s. The soils have
e been disturbed
w
with the loading of dredged soils and are generally rocky and of
low fertility. Zone
e 3 design eleme
ents include but are
a not limited to
o
rresident open sp
paces, private pa
atio's, terraces, courts,
c
hotel
a
amenities, public
c and resident tra
ails and viewing spaces.
O
Objective
1
1. To provide an appropriate tra
ansition between
n private
rresidential space
e and community
y areas.
2
2. To provide sophisticated outd
door hotel and re
esidential
a
amenities for a variety
v
of users which
w
maximize water
w
views and
vviews to the City
y of Blaine.
3
3. To provide easy, safe and pleasant pedestria
an circulation
a
across the Spit.
G
Guidelines
1
1. Interior open
n spaces should predominantly be
b grasses
ssuitable for inform
mal recreational activity. Pathwa
ays should be
sscaled appropria
ately to fit the rela
ated use. Materials used for
p
pathways, landsc
cape walls, and all built elements
s should reflect a
h
high visual qualitty comparable with
w other develop
pment at Resort
S
Semiahmoo. Pla
ant material shou
uld be selected frrom Plant List B
& C.
2
2. The majority of the open spa
ace associated with
w the Hotel
sshall be a combination of hardsc
cape and orname
ental planting.
T
Turf should be used strategically
y for flexible even
nt spaces. Plantts
w
within this zone should
s
be specim
men quality at the time of
p
planting.
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3. Su rface wat er fro m the streets a n
nd parking will fflow directly
into r ain
a gar dens. Pl aant material with
hin these zone s should be
selecte
ed for their waterr cleansing capa
abilities.

Z
ZONE 4
Z
Zone 4 includes the Semiahmoo
o Parkway access road, and the
large portion of surface
s
parking on
o the Spit. Thes
se areas are
p
predominately ha
ardscape material, and comprise
e the majority of
tthe impervious vehicular
v
surface
es on the Spit. Th
his zone and use
es
a
are located within the interior porrtion of the site to
o minimize the
intrusion of the automobile
a
into th
he waterfront are
eas.

4. Th e existing for m
mal stre et tree p
planting along S
Semiahmoo
ay in f ront of M aarin and the Ressort Hotel shall be mirrored
Parkwa
on the south side of thee Parkway throu
ugh Zone 4.

O
Objective
1
1. To create an
a isolated ent ry
r e xperience f or
o residents a nd
n
vvisitors by using berms to block internal
i
resident spaces.
2
2. To minimize
e the visual i
p
parking and serv
vice areas.

mpact
m
of

automo
obiles within t he
h

3
3. To create a pleasant an d attractiv e arr ival
i
a nd parki ng
n
e
experience.
4
4. To treat wate
er run-off from ve
ehicular streets and
a parking.
G
Guidelines
1
1. In order to minimize
m
the vi sual
s
impa ct of t he
h par king are as
s,
landscape berms
s should be plac
ced in between the
t entry roadwa
ay
a
and surface park
king lots. Strateg
gically placed sh rubs and trees on
o
ttop of the berm will
w add greater screening
s
heightt.
2
2. Plant material w ithin this z one
o should be fast growing an
nd
w
with low mai nten
nance re quireme
ents in or der to provide effecti ve
v
sscreening as soo
on as possible. At
A least 75% of th
he plant materials
sselected should be eve rgreen plants from Pl ant
a List B. Ope
en
g
groupings of s hore
h
pine s or o ther c oniferous trees should be
b
p
provided, as we lll as shrub mass
ses of dense, le afy plants. Nati ve
v
g
groundcovers, wildflowers
w
or gr asses
a
should be used to unify t he
h
p
planting are as. Some
S
ornamen tal
t pla ntings sh ould
o
be located in
g
groups to add sp
plashes of color to
t the entry drive
e.
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Z
ZONE 5

3. Th is area should bbe well furnished with benches, kkiosks, trash
acles, bicycle ra cks, etc. to complement the pedestrian
recepta
mercial zone.
charac
cter of the comm

nd of the Spit and
d
Z
Zone 5 predomin
nantly is centered at the north en
a.
is created as a busy,
b
active, pedestrian oriented commercial area
eets and plazas
A variety of vehic
cular and pedesttrian courts, stre
n. Hardscape
a
are planned as illlustrated on the Landscape Plan
e
elements and pla
anting work toge
ether to create a dramatic “old
one receives
ttown” urban centter for the Resorrt Village. This zo
ated on top of
m
moderate wind and
a salt spray, an
nd is mainly loca
y.
d
dredged spoils. Soils
S
are rocky and
a low in fertility

4. P ergolas,
e
arbors, aand covered stru
uctures are encouraged in
this zone for weather pprotection and fo
or framing views.

O
Objective
1
1. To provide areas that accom
mmodate a largee number of
nd shopping
p
people and will fa
acilitate pedestriian circulation an
a
activities.
here which recalls the history of
2
2. To create a “village”
“
atmosph
of the
c
tthe area and enh
hances the waterfront industrial character
a
area.
al center this will
3
3. To create a sense
s
of arrival at
a the commercia
age destinations..
lead residents an
nd visitors to varrious Resort Villa
run-off
d design to treat water
w
4
4. To utilize pla
ant materials and
ffrom vehicular su
urfaces.
G
Guidelines
s consistent with
h
1
1. Much of the open space will be hard surfaces
struction should
etailing and cons
p
pedestrian use. The
T quality of de
b
be high.
2
2. Plant materia
als should be larrgely native and/or naturalized
p
plants to enhanc
ce the character of the Village. Planting design
sshould utilize pla
ant materials to treat water run-offf from vehicularr
ssurfaces. All plan
nts should be of specimen quality and should be
sselected from Pla
ant Lists B & C.
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e
Residential Zone
elopment just norrth of the
The low-density residential deve
cluded in this land
dscape zone.
entry road is inc
Objectives
a appropriate transition between
n private
1. To provide an
residential space and community areas.
2. To preserve and enhance th
he open, wind-sw
wept
he residential uniits within the
character of the beach for th
beach zone..
Guidelines
e provided at
1. A subtle definition of private space should be
ely 25 feet from the
t face of the re
esidential
approximate
unit. This is to be achieved with
w a low seat wall
w of logs
gmented with
(at the beach) or timbers (at the marina) aug
a plantings.
low berms and
2. Groupi ngs of
o large trees and
d/or shrubs shou
uld be
avoided on the
t water side off the residential units.
u
Such
plantings wo
ould alter the cha
aracter of the upper beach
area and potentially block views to the waterr from the
residences.
p
review shou
uld be required as
a part of the
3. Landscape plan
overall plan review process.
4. Plantings forr the areas adjac
cent to the upperr beach
should be se
elected from Plant List A.
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3. To strengthen the concept of an overall system of
recreational open space by providing physical links
throughout the development.

Pedestrian and Bicycle Circulation System

A. Introduction:

Guidelines

This section of the 2014 Update replaces Section VI.C and
VI.D of the 1985 Resort Semiahmoo Master Plan. The
pedestrian and bicycle circulation system in Resort
Semiahmoo is substantially complete and final plans for the
remaining undeveloped section, primarily the waterfront trail
on the Spit are also substantially complete. This update
reflects both the status of the existing pedestrian and bicycle
circulation system and site furnishings.

1. Gradients for all elements of the pedestrian/bicycle
circulation system should be kept as minimal as possible.
2. All paths should be crowned or pitched for adequate
drainage. All primary pedestrian/bicycle paths should be
paved.
3. Crosswalks occurring at incidental points along the
roadway system should be striped with standard white
reflective tape. Textural buttons and proper signing should be
provided at appropriate distances to warn drivers they are
approaching a designated crosswalk. In the more intensely
developed zones, both in the Uplands and the Spit,
crosswalks may in some instances, be developed with
special paving that will be both compatible with other
pedestrian paving and provide a color and textural contrast to
the roadway surface.

B. Pedestrian and Bicycle Circulation System Outline
The design guidelines for the pedestrian and bicycle
circulation are divided into three sections: general objectives
and guidelines which effect the overall site development;
specific objectives and guidelines for the Uplands area; and
specific objectives and guidelines for the Spit.
General Guidelines
Objectives

4. Opportunities for resting (benches, flat rocks, seat
walls, etc.) should be provided at a frequent interval on the
primary paths.

1. To encourage and provide safe and efficient on-site
alternatives to automobile circulation.

5. Paths and trails open to the public should be signed as
such at trail entrances. Directional and mileage signs should
be added where appropriate. Signs should be of high quality
and coordinated with the general site signing system.

2. To provide attractive and varied opportunities for
walking, running, bicycling, and other non-motorized
modes as important recreational activities.
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REFER TO NON‐MOTORIZED TRANSPO
ORTATION FOR
ADDITIIONAL DETAIL ON TRAIL LOCATTIONS AND DESIGN.
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U
Uplands
T
The pedestrian/b
bicycle system se
erves two functio
ons for the
U
Uplands community. First, the pa
aths and trails lin
nk the various
rrecreation facilities and open spa
aces to create a continuous open
n
sspace/recreation
n system. See the Pedestrian/Bic
cycle Circulation
P
Plan on page 6.3
31. Second, the paths and trails provide a
rrecreational oppo
ortunity in thems
selves.
P
Parts of the syste
em also serve th
he greater Blaine
e community. The
p
primary pedestria
an/bicycle paths
s along Drayton Harbor
H
Road and
d
S
Semiahmoo Parkway are open to
o the public. Oth
her trails not
sspecifically labeled as "Public" on the Pedestrian
n/Bicycle
C
Circulation Plan are reserved forr use by the Reso
ort Semiahmoo
ccommunity and their
t
guests.
T
The two types off pedestrian/bicy
ycle paths are ou
utlined below.
P
Primary Public Pedestrian/Bicycl
P
le Path
T
This type of path
h is contained witthin the roadway
y right-of- way
tthroughout the development. The
e path occurs on
n one side of the
rroad, separated from the roadwa
ay by a berm, sw
wale, slope and/o
or
p
planting.

e Community Rooads & Paths
Private
These pathways are siimilar to the prim
mary path in that they
commo
only parallel the roadway networrk of the site. The
ese paths
are narrower, betweenn three feet (minimum) and five fe
eet
able). This width is adequate for two pedestrians to walk
(desira
side by
y side or to passs one another. It assumes that cyyclists,
exceptt perhaps, youngg children, are ussing the roadwayy.

T
The primary path
hs are surfaced, typically with an
n asphalt
cconcrete. A width
h of eight to ten feet is considere
ed minimum in
o
order to accomm
modate both pede
estrian and bicyc
cle traffic.
E
Every attempt sh
hould be made to
o respond to parrticular
ttopographic and vegetation cond
ditions without interfering with the
e
g
gradients require
ed for such a ma
ajor path.

econdary paths aare surfaced, eith
her with asphalt concrete or
The se
with co
onsecutive layerss of crushed rock. The layout of these
more completelyy to existing topo
paths should
s
respond m
ography
and/or vegetation, windding informally th
hrough the treess, if
priate.
approp

A bicycle/pedesttrian path is inclu
uded within the R.O.W.
R
of the
S
Semiahmoo Parkway and the relocated Drayton Harbor Road.
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The Spit
The pedestrian and bicycle circulation throughout the Spit
development is considerably more integral to the recreational
activities, and diverse in layout and design than in the Uplands
area. Pedestrians and bicyclists are provided with a wide range of
opportunities: the public shoreline trail with a hard surface along
the marina edge and a soft path along the western edge of the
Spit; interior pedestrian pathways that include both public access
paths and resident paths; and, corridors that move through the
commercial and hotel areas.
Primary Hard Surface Paths
The pedestrian/bicycle path along the entrance road should be
similar to the "Primary Path" outlined in the Uplands area. The
paths should be eight to ten feet in width and surfaced with
asphaltic concrete or other appropriate material. Bicycle riding is
allowed only on the primary hard surface paths on the Spit.
Secondary Pedestrian Paths
Other walkways adjacent to roadways, parking areas and interior
spaces should provide east/west and north/south connections on
the Spit for both the public and resident. Path widths are typically
between four and six feet. All secondary paths should be paved
with either concrete, asphaltic concrete, crushed rock or other
appropriate material depending on location.
Public Shoreline Trail
The Public Shoreline Trail should be located in the 30 foot public
trail corridor that encircles the Spit. At some locations, particularly
through the park at the tip of the spit, the trail may be located
further landward to provide separation between the trail and
beach to enhance the shoreline experience. The particular
surfacing material and trail width selected should be based on the
setting for that portion of the trail.
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Bollards
Location: Bollards are recommended where a strong physical
and visual separation is desirable between vehicular and
pedestrian circulation or to otherwise control vehicles.
Design: Bollard design should be in keeping with the overall
design elements of the Spit.

C. Exterior Furnishings
Objectives

1. To provide a variety of non-plant landscape features for
visual interest and to serve utilitarian functions including
shade, seating, privacy and security.
2. Provide for handicapped accessibility.
Guidelines
Exterior furnishings include such items as benches, gazebos,
arbors, trellises, fencing and sculptures. Exterior furnishings
should be placed judiciously to serve their purpose whether
utilitarian or aesthetic. They should be incorporated into the
vegetative landscape in a complementary manner.
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5. Lighting should be shielded to avoid light trespass on
adjacent properties, beaches and lighting the night sky.

Lighting
Objectives

1. To insure that lighting provides general illumination for
safety and security.
2. To insure that lighting is used in a manner appropriate and in
scale with designated land uses.
3. To minimize energy consumption, light pollution and
maintenance/repair costs.
Guidelines

1. General Design Concept: Lighting should reinforce street
hierarchy, provide security for pedestrians, and subtly add to
the nighttime ambience of Resort Semiahmoo. In general, the
beach areas and upper beach zone should not be lighted.
2. Poles at roadways, parking areas, and major pedestrian
spaces in the Uplands should be square, laminated wood poles in
natural weathered tones. Heights should be appropriate to the
land use, i.e. higher along roads and in parking areas, lower in
play areas and along paths. Pole fixtures should be simple and
rectangular (shoe-box type profile) in dark bronze.
3. Pole lighting is discouraged on the Spit, but will be provided in
parking areas and on roadways to the minimum extent necessary
for safety considerations.
4. Low intensity, indirect light sources should be used to light
paths, patios and entries. Subtle accent lighting on trees or other
structural elements are allowed if not visible from off-site. Fixture
design should complement the architectural character of the
building and surrounding landscape.
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D. Signing
Objectives

1. To effectively communicate necessary information.
2. To establish a high quality visual image for all graphics and
signage throughout Resort Semiahmoo and developable areas.
3. To ensure that all information and vehicular control
signing (not including standard traffic signing) is
coordinated in size, height, color, material and letter styles
while allowing some degree of individuality.
4. To ensure that all signs are architecturally integrated
with the structures with which they are associated and are
compatible and in scale with the surroundings.
Guidelines

1. All signing at Resort Semiahmoo should be approached
with restraint to avoid both visual clutter and the confusion that
too many signs can create.
2. A coordinated system of signing for identification,
directional guidance and information disbursement will be
developed.
3. Location and placement of individual signs will be subject to
review and approval by the design review committee and/or the
City of Blaine as appropriate.
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VII. TRAFFIC AND
TRANSPORTATION

THIS PAGE WAS LEFT INTENTIONALLY BLANK.

(TIA) to identify potential transportation-related
impacts associated with this Update as it identifies potential
improvements to the undeveloped properties on the Spit
(the Project). The figure on page 7.3 from the
TIA shows the 2013 Existing Weekday PM Peak Hour
Traffic Volumes on roadways in the vicinity of Resort
Semiahmoo.

VII. Traffic and Transportation
A. Existing Transportation System
The main roadways providing access to Resort Semiahmoo
include Semiahmoo Parkway, Semiahmoo Drive and Drayton
Harbor Road. Regional transportation routes feeding these
three access roads include Birch Bay Drive/Birch Point
Road/Semiahmoo Drive; Birch Bay Drive/Shintaffer Road, Bell
Road/Blaine Road/Harborview Road/Lincoln Road, Birch BayLynden Road/Harborview Road/Lincoln Road, and Bell
Road/Blaine Road/Drayton Harbor Road.

Overall, the PM peak hour volumes are relatively low and do
not exceed the capacity of roadways providing access to the
Resort Semiahmoo and regional transportation routes, with the
exception of the Birch Bay-Lynden Road/Portal Way
intersection, Lincoln Road/Harborview Road intersection,
Drayton Harbor Road/Blaine Road intersection, and Peace
Portal Drive/Blaine Road intersection. The Semiahmoo
Parkway road segment is also identified as being constrained
where it passes along the isthmus through the park.

Traffic impact mitigation and a phasing plan are described in
Appendix C of the 1985 Resort Semiahmoo Master Plan. The
phasing plan was based on a traffic study completed prior to
approval of the Resort Semiahmoo Master Plan in 1985.
The improvements identified in the proposed phasing plan
were improvements that the 1984 traffic study identified
would likely be needed in response to both development in
Resort Semiahmoo and the increase in background traffic
from development elsewhere in the region.

At the current level of development, Resort Semiahmoo traffic
is not significantly impacting traffic movement or intersection
levels of service in the general vicinity.

Resort Semiahmoo has developed at a much slower pace
and with fewer residential units than was anticipated in the
1984 traffic study. As a consequence, the anticipated level
of traffic impacts has not materialized in the years as
expected and described in Appendix C of the 1985 Resort
Semiahmoo Master Plan. Some off-site road improvements
have not been required as originally planned.

A Mitigated Determination of Non-Significance (MDNS) for
the Resort Semiahmoo Master Plan – Spit Update 2014
was issued by the Blaine, Washington SEPA Responsible
Official on December 9, 2013. Road intersections and
segments requiring traffic mitigation are listed in the MDNS,
including the processes for determining fair share
participation in the mitigation requirements by development
contemplated in this Update and for preparing final TIA.

The 2014 Update to the Resort Semiahmoo Master Plan
includes a transportation impact analysis

A copy of the Final TIA is included in Appendix E.
A copy of the MDNS is included in Appendix F.

7.1

7.2

B
B. Planned/Rec
commended Tra
ansportation Sys
stem

n 8 foot bike/ped
destrian path se
eparated from th
he
and an
roadway by 10 feet an
nd a 3 foot berm
m. Crosswalks w
would be
striped
d and designate
ed by bollards.

IInternal Roadwa
ay System
T
The internal roa
adway system fo
or Semiahmoo is illustrated on
p
page 7.5. The majority
m
of the ro
oad system is prrivate streets
m
maintained by th
he homeowner’s associations. The major traffiic
e
elements are pu
ublic streets maintained by the City of Blaine.
T
The characteristics of the major traffic elementts of this system
m
a
are:

The City shall coordin
nate with develo
opment on the S
Spit to
ensure
e the full cross-ssection is developed wherever feasible.
Additio
onally, because
e the cross-section is narrower tthan would
usually
y be developed for the anticipa
ated future trafficc volumes,
the Citty may explore o
options for wide
ening this sectio
on.

S
SEMIAHMOO PARKWAY.
P
T
This road was constructed
c
in ea
arly 1985. It inc
cludes 2-12 foott
lanes with 8 foo
ot shoulders. An 8 foot paved biike/pedestrian
lane is separate
ed from the road
dway by a plantiing strip.
S
Semiahmoo Parkway intersects
s with Shintafferr Road at
L
Lincoln Road.
R
RELOCATED DRAYTON
D
HAR
RBOR ROAD.
O
Original access to the Semiahm
moo Spit was via
a Drayton
H
Harbor Road, ru
unning along the
e south edge off the harbor. A
rreplacement forr the Drayton Ha
arbor Road has been
cconstructed and
d the old road be
ed was converte
ed to a trail. The
e
n
new roadway prrovides 2-11 foo
ot lanes with 4 fo
oot shoulders,
a
and an 8 foot bike/pedestrian la
ane. Projected traffic
t
volumes
ccan be served adequately
a
with Semiahmoo Pa
arkway and the
e
existing road.

(conceptual)

Transit Service
The Resort Semiahm oo Hotel has a shuttle service between
the ho
otel and the golf course clubhou
use for guests w
who wish to
play go
olf. The propose
ed Project deve
elopments are w
within the
service
e area of the W
Whatcom Transit Authority (WTA
A). Resort
Semia
ahmoo contributtes a tax of 0.06
6-percent of all rretail sales
and co
onstruction activvities to supportt WTA. WTA does not
have a scheduled rou
ute serving the R
Resort Semiahm
moo area
because there is insu fficient ridership
p to support buss services
ort is in an area served by Dial--a-Ride
at this time. The Reso

R
ROADWAY SEC
CTION THROUGH COUNTY PARK.
P
T
The portion of th
he old Spit acce
ess road through
h the County
P
Park presents special
s
needs, due to the narrow
wness of the
landform and pe
edestrian traffic crossing to the beach on either
sside of the road. The plan calls for a cross sec
ction design as
indicated by the
e illustration on this
t
page. Through this section
n,
tthe design shou
uld encourage slower speeds and separation of
o
tthe pedestrians and bicycles fro
om the vehicula
ar traffic. The
d
design would prrovide a reduced
d section, with 2-11
2
foot lanes
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bus service. This service is available on Mondays and
Thursdays only.
Ferry Service
Excursion passenger ferry service between the tip of the Spit
and the Blaine wharf district is available seasonally on Fridays,
Saturdays and Sundays between Memorial Day and Labor
Day. The ferry operates from a float at the tip of the Spit, which
was constructed in 2005. The ramp and float system could
serve as the Semiahmoo terminal for future water taxi service
between Resort Semiahmoo and the City wharf district as
envisioned in the City of Blaine’s Wharf District Master Plan.

7.4

Editor’s Note: Pages 7.6-7.15 were deleted in the 2014 updatte of the Masterr Plan.
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VIII. Utilities

Reclaimed water from LPWRF could also be considered for
use in future developments in Resort Semiahmoo for irrigation,
decorative fountains and ponds, toilet flushing, and other gray
water uses.

A. Existing Conditions
Water

The water supply, water storage and conveyance system for
Resort Semiahmoo is adequate to provide service to existing
development. With the improvements identified herein, the
existing system has sufficient capacity to serve the anticipated
remaining development. The cost of extending water service to
the remaining undeveloped areas of Resort Semiahmoo will
be borne by the developer of those areas and will be subject to
engineering design review and construction inspection by the
City of Blaine to the City’s water utility standards.

Water service to Semiahmoo Spit is provided by a City of
Blaine14-inch water line which crosses the harbor from Marine
Drive.
Pumps located on the Spit near the marina supply water to the
Resort Semiahmoo system and boost the water pressure from
the mainland’s 171 pressure zone to the Spit’s 330 pressure
zone. These pumps also supply water to the 1 million gallon
storage reservoir located in the Semiahmoo Uplands 360
pressure zone.
At one point there was storage capacity issues identified in the
330 zone. The City has since installed a booster pump at the
central reservoir at Pump Station 1 that alleviated the storage
capacity issue. The City’s Water Comprehensive Plan calls for
the development of an additional 1 million gallon zone 330
reservoir to serve the area. The City should develop a fee
program that will assist in development of the additional 330
zone reservoir.

Sanitary Sewer
Sewer service for Resort Semiahmoo is provided by the City of
Blaine. The new treatment plant, Lighthouse Point Water
Reclamation Facility (LPWRF), was opened in 2010 and is
located in the City’s wharf district.
Wastewater arrives at LPWRF from the Resort Semiahmoo via
a trunk line under the entrance to Drayton Harbor. Reclaimed
water from LPWRF travels back to Semiahmoo via a second
trunk line under the entrance to Drayton Harbor and is
discharged west to Semiahmoo Bay via a submerged outfall
that originates at the neck of the Spit near the location of the
old wastewater treatment facility. Reclaimed water is currently
being used for irrigation at the Semiahmoo Golf Course and
could be incorporated into other uses within Resort
Semiahmoo and in Central and East Blaine.

There are no identified pressure problems in the higher
elevations (360 pressure zone) in the Uplands. However, the
system lacks redundancy and is entirely reliant on one pump
station to provide consistent service.
The City water system historically provided irrigation water for
the Semiahmoo Golf Course. With the opening of the City of
Blaine’s Lighthouse Point Water Reclamation Facility
(LPWRF) in 2010, reclaimed water produced by this new
facility supplies the golf course irrigation needs.
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of the Resort as well as other properties on Birch Point within
the City’s service area.

The sanitary sewer system on the Spit and most of the
Semiahmoo Uplands gravity drains to Lift Station #4, a two
pump station located south of the hotel. Lift Station #4 was
reconfigured to pump effluent across the harbor to the new
treatment facility. The pump will need to be upgraded to
replace the motors and possibly the pumps at some point in
the future. The City should develop a funding mechanism to
pay for the necessary improvements to Lift Station #4.

In 2006, the City completed the installation of a land based
loop feeder line that connects to the Resort distribution
system. As the name implies, the loop feeder provides a loop
connection between Birch Point and the City’s main power
grid. The loop connection allows power to be supplied to
Resort Semiahmoo from two directions. In the event the
submarine cable is damaged, power can be supplied from the
other end of the loop and vice versa.

Lift Stations #8 and #9 are located in the Semiahmoo Uplands.
There are no known deficiencies for Lift Stations #8 and #9.
Lift Station “Troon” was originally installed as a temporary lift
station and was not designed and constructed to the City
standards for permanent operation, which has resulted in it
needing service by the City. Historically, improvements to this
lift station have been tied to development of the Inverness
project in Zone 20. The Troon lift station should be
constructed to meet City standards as development in that
area proceeds, or it should be retired after construction of a lift
station at a lower elevation in Zone 20.

The power distribution system within the Resort is funded and
installed by the developer. Extensions to the system to serve
new developments are made as development occurs. The
engineering and the installation of electrical power distribution
lines is reviewed, inspected and approved by the City. Upon
completion and final approval of the installation, the
distribution lines and equipment become the property of the
City.

With the construction of the new treatment plant, the City has
sufficient wastewater treatment capacity to serve existing and
anticipated future development in Resort Semiahmoo.

Telephone
Telephone service is provided to Resort Semiahmoo by
Frontier Communications and follows a similar route as the
other utilities.

Electrical

Natural Gas

Electrical service to Resort Semiahmoo is provided by the City
of Blaine. A submarine cable across the mouth of Drayton
Harbor is the main feeder to the Resort Semiahmoo electrical
power distribution system. The current submarine cable was
installed in the mid 1990’s to replace the cable that originally
provided power to the fish processing plant and subsequently
to development in Resort Semiahmoo. The new cable has
sufficient capacity to serve the current and future power needs

Natural gas service is provided to Resort Semiahmoo by
Cascade Natural Gas.
Cable / Internet
Cable / internet service is provided to Resort Semiahmoo by
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two culverts on the south shore of Drayton Harbor. Results
again showed that runoff from Resort Semiahmoo properties,
including the golf course, does not adversely affect the water
quality of Drayton Harbor.

Comcast/Xfinity.
Drainage
The original stormwater management system for Resort
Semiahmoo was designed and installed before critical area
regulations and the state stormwater standards were in place.
The three water quality sampling programs conducted from
August 1985 through July 1986, from August 1989 through
July 1990 and from March 1994 to through January 1995
showed that runoff from Resort Semiahmoo properties,
including the golf course, do not adversely affect the water
quality of Drayton Harbor. Each of these programs sampled
water at the east and west outfalls to Drayton Harbor as well
as other sampling locations. In the 1995 program, marine
water samples from the marina and from Drayton Harbor
immediately off shore of the Drayton Harbor Hillside
development were taken in addition to the samples taken at
the two stormwater outfalls.

As individual areas within Resort Semiahmoo have been
developed over the years, design and construction has taken
place under environmental regulations in place at the time. As
stormwater and critical areas regulations have been adopted
and refined over the years, they have served as programmatic
mitigation for the potential impacts of stormwater runoff on
receiving waters. Recent projects such as Seagrass, Marin
and Carnoustie have all employed current best management
practices from the state stormwater manual to treat stormwater
prior to discharge. The implementation of these best
management practices typically go beyond the mitigation
measures originally identified in the Resort Semiahmoo EIS.
Stormwater management techniques continue to improve.
Future stormwater facilities within the Master Plan area need
to be designed and constructed according to the version of the
Department of Ecology Stormwater Management Manual for
Western Washington in place at the time of development.

Another monitoring program was completed in 2009. Five
monitoring sites were selected including three stormwater
culvert outfalls and two saltwater sampling sites. The culvert
outfalls included the two culverts on the south shore of
Drayton Harbor and the outfall at the tip of the Spit. The two
saltwater sites are the same as the sites in the 1995 report,
which included a marina site and a saltwater site between the
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IX. Public Services
A. Fire Protection and Emergency Services
An analysis of public service issues relating to the approval
of Resort Semiahmoo in 1985 identified that a fire station
would be needed to provide fire protection and emergency
services for residents of this new Blaine neighborhood.
The Semiahmoo Company, as developer of Resort
Semiahmoo, agreed to provide a site and to construct a fire
station to serve the community when the need arose for
the station. A one-acre site for a fire station was identified
in the Resort Semiahmoo Master Plan and a fire station
was completed on the site in 1991 at a cost of
approximately $900,000. The station provides facilities for
a total of 9 resident firefighters and their equipment.
Since development of Resort Semiahmoo, the City of
Blaine annexed into North Whatcom Fire and Rescue
(Fire District #21) by public vote. The City has transferred
the Semiahmoo Station to the District. The Fire District
uses the Semiahmoo Station intermittently, but does not
maintain a resident staff at the station. Emergency
service response is provided from the Birch Bay (Birch
Bay-Lynden Road) station and the Blaine (Odell Road)
station.
B. Police Protection
Police protection is provided by the City of Blaine Police
Department.
Police services for all areas within the Blaine City Limits are
funded by the City’s General Fund. Currently there are no
Police facilities, such as a sub-station located or proposed in
West Blaine or the Semiahmoo Master Plan area.

Editor’s Note: Pages 9.2-9.3 deleted in 2014 update.
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x.

IMPLEMENTATION
A.

Phasing

Semiahmoo will be developed over a ten to twenty
year time span. For planning purposes, it is
estimated the 75% of the project will be sold
and/or built within the next ten years (1996).
It is the goal of the City of Blaine and The
Semiahmoo Company to develop the Uplands and the
Spit concurrently so that a balance of
recreational opportunities and housing products
is maintained from the beginning.
The phasing of Semiahmoo is based on economic
projections, the cost of financing, national
economic forces. the availability of mortgage
money, and the responsiveness of the market
demand. Fluctuations in these factors are
recognized to directly affect the actual rate of
development at Semiahmoo. The Fiscal Analysis
(see Appendix D) is the basis for estimating the
phasing of the project and public facilities and
utilities improvements. Actual phasing and
integration of infrastructure will vary
depending on the above uncertainties and actual
needs.
Given current trends and market conditions, the
following phasing is proposed:
Phase One: Semiahmoo Inn, the hotel and
conference center; 127 residential units; 30,000
square feet of commercial; 96 additional Marina
slips; and the hotel-related Athletic Center are
planned to open in 1986 in time for the Canadian
Exposition. Building permits will not be issued
for over 100 residential units on the Spit until
the hotel is under construction.

Concurrently. the previously approved lots in
Boundary Ridge, approximately 94 golf course
lots and 72 cluster homes in the Uplands are
planned. The golf course (including a
maintenance center) will be substantially
completed by the summer of 1985.
Between 1986 and 1990, the remaining planned
residential units will be completed on the Spit
and 180 attached units plus 275 lots are planned
in the Uplands.
Between 1990 and 1995, it is projected that the
remaining home sites and condominiums would be
built and sold at a rate of 80 to 200 per year.
Beyond 1995, the remaining properties would be
developed and absorbed at a rate of 75 to 150
units per year until the project is complete.
Recreation facilities, roads, utilities and
other associated improvements will be done at
each increment of development. Some facilities,
because of economic constraints, may also be
phased, such as the permanent golf clubhouse and
the tennis/athletic center.
Because of the complexity of the building,
landscape. and utilities design, a specific
detailed phasing design can only be estimated in
the Master Plan. However, it is the policy that
facilities and utilities required to serve the
development are the responsibility of the
developer, and each phase will include the
necessary infrastructure and associated
amenities to make a complete increment of
development.
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Detailed architectural/engineering construction
plans will be coordinated with all departments
of the City during both the P.U.D. and building
permits stages in insure City requirements are
met. Because of the economic constraints.
infrastructural improvements such as water,
power, and sewer wil~ req~ire inc~emental
development in relatlonshlp to bUl1ding phases.

Building projects in the Uplands, if 200 feet
from the shoreline, will not be subject to
Shoreline permits and will be processed through
the regUlar building permit process unless they
exceed 40' in height (Zones 2, 3, 4, 6, and 26)
or are in the steep slope areas of the Cove
(Zones 8, 9. 10. 11). These will be processed
as a combined preliminary/final P.U.D.

B.

The Commercial Center, including related
parking, public facilities and athletic center.
will be required to be processed as a P.U.D.
The golf course's final design will be reviewed
administratively by the City's Technical Review
Committee to assure that landscaping. utility.
and drainage requirements are met.

Permit Processing

The initial phases of development will be
submitted in conformance with the Planned Unit
Development ordinance. The ordinance requires
schematic site plans and building configurations
for each project together with additional
details describing the utilities. drainage.
circulation. landscaping. etc.
Design standards for sheds, paths, signs,
landscaping, and lighting furnishings. which are
approved as part of the final P.U.D •• will be
incorporated as part of this Master Plan.
On the Spit, all projects will require a
Shoreline Substantial Development Permit,
requiring a public hearing process. The P.U.D.
and Shoreline applications should be processed
simultaneously.
Land Subdivisions in the Uplands will not be
processed as P.U.D. 's (except Zone 5), and will
conform to the basiC subdivision ordinance
procedure and design guidelines established in
this Master Plan.

This Master Plan should be used as a guide for
all subsequent projects. Minor modifications
will be necessary as more refined design and
market analyses are prepared.
C.

Periodic Review of Master Plan

It is stipulated that the Master Plan for the
Uplands and the Spit will be reviewed as
development approaches 25% for each area. At
each of those milestones. the Developer will
present a summary report on the status of the
project; status of public streets; utilities and
facility construction; evaluation of the
resulting impacts and mitigating measures; and
recommendations for the next increment of
development. including:
-

10.4

Changes to Master Plan or other
regulations.
Implementation of mitigating measures.
Other items as necessary or requested by
the City of Blaine.

1.

D.

Spit

The first phase of development on the Spit will
complete over 50% of the total development. At
the end of that development. a review will occu~
with particular emphasis on streets. police
protection. fire protection. utilities, public
access and associated transportation measures
such as the pedestrian ferry and shuttle.
The next review period will be based on the
completion of 50% of the remaining development.
The commercial. residential. and marina uses are
assumed to be of equal impact.
2.

Uplands

When the number of residential lots or units
reach the 20-25% milestone of the total
proposed--based on ranges included in the Master
Plan--the review report will be prepared.
(Please note. this is not the actual number of
lots and units approved. but the Master Plan
range.) However. this time increment for review
should not be over five years. Therefore. the
following ranges are applicable.
20-25%
45-50%
70-75%
95-100%

415
935
1.455
1.975

520
- 1.040
- 1.560
- 2.079

Public Access Implementation

Semiahmoo will contain an internal system of
roads and pathways for vehicular and pedestrian
traffic. Upon the submittal of each phase for
the development for P.U.D. approval, public
roads and paths will be designated as public
areas on the face of the plat and the right of
public access guaranteed either through
dedication or grant of easement. Public access
may be limited in some instances in order to
protect the areas of the Spit containing fragile
environmental characteristics or in order to
preserve and maintain the aesthetic standards or
personal safety of visitors to our residents of
the resort community.
On the Uplands property. the Semiahmoo Parkway
and Drayton Harbor Road will be dedicated to the
City of Blaine upon completion of construction
and acceptance by the City under L.I.D. 's 12 &
13. This dedication will encompass an 80 foot
right-of-way for the Semiahmoo Parkway, which
includes the pedestrian/bicycle primary pathway
together with the road itself. and a 60 foot
right-of-way for the Drayton Harbor Road. The
public pedestrian paths will be granted to the
public through an easement. similarly shown on
the face of the plat. These easements may limit
public access for ~ecurity, safety-related or
other purposes as long as such limitations are
reasonably related to the safety and welfare of
the resort community and do not unreasonably
restrict the public's right to access.
Restrictions may include. but shall not be
limited to. non-motorized vehicle or pedestrianonly designations or limited hours of usage.
10.5

On the Spit, a 30 foot right-of-way for the
Semiahmoo Parkway and utilities shall be
dedicated to the City of Blaine on the face of
the plat. The right-of-way will include two 11
foot lanes for automobile traffic. Parallel to
the Semiahmoo Parkway, along portions of the
circumference of the shoreline and at other
points within the development, public access
will be insured through the grant of an easement
to be shown on the face of
the plat. Easement areas, as in the case of the
Uplands, may be restricted 1n use and other
matters consistent with the terms of the Master
Plan and as approved in the P.U.D. In addition
to public walkways, easements will be designated
on the face of the plat for public access,
ingress and egress for a minimum of ten, beachaccess parking spaces within the development,
for access by fire and other emergency vehicles
to the hotel and Lighthouse Square along the
extension of the Semiahmoo Parkway to the tip of
the Spit and also for access to the proposed
public ferry between the Spit and downtown
Blaine. All easement areas shall be clearly
designated on the face of the plat.
The SO foot access/utility easement through the
Whatcom County Park will be assigned to the City
of Blaine.
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XI. TECHNICAL APPENDIX

ANNUALS/ PERENNIALS I GRASSES
Abronia latifolia *
sand verbena
Achillea millefolium
yarrow
Brodiaea coronaria *
blue dick brodiaea
B. congesta *
northern saites
Cakile edentata
sea rocket
Chrysanthemum leucanthemum
ox-eye daisy or marguerite
Convulvolus soldanella *
beach morning glory
Daucus carota
Queen Anne's lace
Elymus mollis
wild dunerye
Epilobium angustifolium
fireweed
Fescue longifolia
hard fescue
Fragaria chiloenesis
sand strawberry
Glehnia leiocarpa *
beach silvertop
Grindelia integrifoli *
gumweed
Honkenya peploides
sea purslane
Lathyrus japonicus
maritime peavine
Paa macrantha *
seashore bl. grass
Potentilla pacifica *
Pacific silverleaf
Trifolium pratense
red clover
T. repens
white clover

APPENDIX A – 2014 update
PLANT LIST A:
Native and naturalized species for open natural areas on the Spit
TREES
Cupressus macrocarpa
Monterey Cypress
Pinus contorta
shore pine
SHRUBS AND WOODY GROUNDCOVERS
Arctostaphylos media
no common name
A. uva-ursi
kinnickinick
Gaultheria shallon
salal
Holodiscus discolor
ocean spray
Lonicera involucrata
twinberry
Mahonia aquifolium tall
Oregon grape
M. nervosa
low Oregon grape
Myrica californica
California wax myrtle
Pinus mugo ‘mugo’
Mugho pine
Rosa rugosa
ramanas rose
Salix hookeriana
coastal willow
* =seed probably unavailable commercially
and must be collected

11.1

WILDFLOWER/GRASS SEED MIX
Abronia latifolia
sand verbena
Brodiaea coronaria
blue dick brodiaea
Chrysanthemum leucanthemum
ox-eye daisy
Elymus moll is
wild dunerye
Fescue longifolia
hard fescue
Trifolium pratense
red clover

sow thistles/ Sonchus asper horseweed/ Conyza
canadensisdock/ Rumex crispus
poison hemlock/ Conium masculatum mullein/
Verbascum thapsus
- plus any alien species taller than 3.5”
It is estimated that it will take about two or three years of
pulling to significantly reduce the quantities of these
undesirable weeds. Other weedy species such as plaintain
and vetch are harmless and visually unobtrusive. They should
be tolerated.
3. Plant desirable native and naturalized herbaceous vegetation
along roadways, dunes and in other disturbed areas Rooted
clumps of dune wildrye and beach grass should be planted in
long drifts where they will spread through underground
rhizomes. Seeds from the other desirable species in Plant List
A should be mixed with sand for better distribution and hand
sown into lightly raked soil. Hydroseeding is not
recommended because the mulch medium is rich in organic
materials and would encourage weeds.

Equal parts. Apply at a rate of 100 pounds by acre into lightly
raked soil.
RECOMMENDATIONS FOR VEGETATION ESTABLISHMENT
AND MAINTENANCE: UPPER BEACH ZONE
1. Begin a vegetation management program after grading and
construction operations are complete. Start by slowly
improving soil fertility by encouraging the growth of nitrogenfixing plants such as clovers and lupines. The general
application of soil additives are not recommended for two
reasons: they would give an advantage to the existing weedy
species, and they might promote the invasion of woody plants
which would slowly change the open character of the beach.

4. The planting of woody species should be very restrained in the
Upper Beach Zone to preserve the openness of the spit and
avoid blocking views. However there are locations adjacent
to roadways and buildings where naturalistic mass plantings
of trees and shrubs would help visually anchor development
in the landscape. All species should be selected from Plant
List A.

2. Reduce the qualities of visually jarring and toxic weeds
through hand pulling. This operation need only occur a couple
times a year, preferably before the weeds go to seed.
(Herbicides might also be effective but they are not
recommended because of the potential for drift. Al so they
would harm beneficial species.) The major species to hand
pull are:
Klamath weed/ Hypericum perforatum thistles/
Carduus spp. & Cirsium spp.
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PLANT LIST B:
Native and naturalized species for transition areas and low
density development on the Spit

Myrica californica
California wax myrtle
Pinus mugo
Mugho pine
Rosa rugosa
Ramamas rose
Rosemarinus officinalis
rosemary
Spirea douglasii
hardhack
Vacinium ovatum
evergreen huckleberry

TREES
Crataegus oxyacantha
English hawthorn
Cupressus macrocarpa
Monterey cypress
Pinus contorta
shore pine
Quercus garryana
Oregon oak
Sorbus aucuparia
European mountain ash

ANNUALS/ PERENNIALS/ GRASSES
Achillea tomentosa *
yarrow
Brodiaea coronaria *
blue dick brodiaea
Chrysanthemum leucanthemum
oxeye-daisy or marguerite
Daucus carota
Queen Anne's lace
Elmus mollis
dune wildrye
Erigeron glaucus
beach astor
Eschscholzia californica
California poppy

SHRUBS AND WOODY GROUNDCOVERS
Arctostaphylos uva-ursi
kinnickinick
Cistus hybridus & purpureus
rockrose
Cotoneaster horizontalis
rock cotoneaster
C. lacteus
Parney cotoneaster
C. 'Lowfast'
Lowfast cotoneaster
Gaultheria shallon
salal
Helianthemum nununularium
sunrose
Fragaria chiloensis
Sand strawberry
Juniperus chinensis 'Seaspray'
seaspray juniper
J. conferta
shore juniper
Mahonia aquifoium
tall oregon grape
M. nervosa
low Oregon grape
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Fescue longifolia
hard fescue
Fragaria chiloensis
sand strawberry
Honkenya peploides
sea purslane
Lathyrus latifolius *
convnon peavine
Lupinus lattoralis *
seashore lupine
Poa macrantha
seashore bl. grass

WILDFLOWER/GRASS SEED MIX
Achillea tomentosa_
yarrow
Chrysanthemum leucanthemum
ox-eye daisy
Elymus mollis
wild dunerye
Eschscholzia californica
California poppy
Fescue longifolia
hard fescue
Trifolium pretense
red clover

*= Seed probably commercially unavailable and must be
collected

Equal parts. Apply at the rate of 100 pounds per acre in lightly
raked soil.

ROUGH GRASS SEED MIX
Agrostis palustri
seaside bentgrass
Deschampsia cespitosa
tufted hairgrass
Elymus mollis
wild rye
Festuca ovina v. durascula
hard fescue•
F. rubra stolonifera
creeping red fescue
Lollium perenne
ryegrass
Equal parts. Apply at the rate of 40 pounds per acre in lightly
raked soil.
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PLANT LIST C:
Ornamental and naturalistic species for formal plantings, hotel,
commercial and high density residential development on the
Spit

Escallonia rubra & rosea
red and pink escallonia
Euonymus fortunei vars.
wintercreeper
Helianthemum nummularium
sunrose
Hydrangea macrophylla
hydrangea
Ilex crenata vars.
Japanese holly
Juniperus chinensis procumbens
Japanese garden juniper
Ligustrum sp.
privet
Mahonia nervosa
low Oregon grape
Nandina domestica
heavenly bamboo
Parthenocissus quinquefolia
Boston ivy
Potentilla tabernaemontanii
spring cinquefoil
Pinus muyo
Mugho pine
Rosa sp.
hybrid teas and climbers
Rosmarinus officinallis
rosemary
Viburnum tinus
laurustinus
Yucca filamentosa
yucca varieties

TREES
A. rubrum
red maple
Carpinus betula •tastigiata'
narrow European hornbeam
Crataegus oxycantha
English hawthorn
Cupressus macrocarpa
Monterey cypress
Q. coccinea
scarlet oak
Pinus contorta
shore pine
P. sylvestris
Scotch pine
SHRUBS AND WOODY GROUNDCOVERS
Arbutus unedo
strawberry tree
Buxus sempervirens
boxwood
Berberis thunbergii
Japanese barberry
B. darwinii
Darwin barberry
Choi sya ternata
Mexican orange
Cistus hybridus & purpureus
rockrose
Clematis sp.
clematis vine
Cotoneaster dammeri
bearberry cotoneaster
Elaeagnes pungens
silverberry
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ANNUALS/ PERENNIALS/ GRASSES
Achillea millefollium vars.
yarrow
A.ptarmica 'The Pearl'
white yarrow
Alyssum montanum
perennial alyssum
Arabis caucasia
wall rockcress
Armerica maritima
common thift
Artemisia stellerana
dusty miller
Aurina saxatallis
basket of gold
Bellis perennis
English daisy
Centaurea cyanus
cornflowers
Chysanthemum frutescens vars.
marguerite
Coreopsis gradiflora
coreopsis
Dorotheanthus bellidiformis
Livingston daisy
Erigeron glaucus 'Arthur menzies'
beach astor
Eschscholzia californica
California poppy
Fragaria chiloensis
sand strawberry
Hemerocallis spp.
daylilly
Hosta spp.
plantain lilly
Iberis sempervirens
evergreen candytuft
Lavendula spp.
Lavender

Santolina chamaecyparissus
lavender cotton
Senecio cineraria
dusty miller
S.hybrodis
cineraria
LAWN
60% creeping red fescue
20% Kentucky bluegrass
10% velvet bent grass
10% Pennefine ryegrass
Sod or seed as per standard horticultural practices.
PLANT LIST D:
Native and ornamental species for residential, commercial
and recreation areas and open space in the Uplands
Note: "-N" after a plant name denotes a native or naturalized
specie suitable for use in natural reserves, forest edges and
other natural settings.
TREES
Abies yrandis -N
grand fir
Acer circidiphyllum -N
vine maple
A.palmatum
Japanese maple
A.rubrum
red maple
Calocedrus decurrens -N
incense cedar
Cercidiphyllum japonicum
Katsura tree
Cercis spp.
Redbud
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Chamaecyparis lawsoniana -N
Port Orford cedar
Q. palustris pin oak
Cornus florida
Q. robur
Eastern white dogwood
Cornus mas -N
Carn elian cherry
C. phaenopyrum
Washington thorn
Fraxinus oxycarpa
flame
ash
Gleditsia triancanthos
Honeylocust - thornless vars.
Liquidamber styraciflua
Sweet gum
Malus floribunda
flowering crabapple
Oxydendrum arboreum
Sourwood
Pinus densiflora
Japanese red pine
P. nigra
Austrian black pine
Plantanus acerifolia
London plane tree
Populus nigra “Italica”
Lombardy poplar
P. tremuloides
quaking aspen
Prunus spp.
flowering cherry
Pseudotsuga menzeisii -N
Douglas fir
Quercus chrysolepis
canyon live oak
Q. ilex
holly oak
Q. palustris
pin oak

Q. robur
English Oak
Rhus typhina
staghorn suma
Salix babylonica
weeping willow
Sequoia sempervirens -N
coast redwood
Sorbus aucuparia -N
mountain ash
Stewartia spp.
stewartia
Sytrax japonica
Japanese snowball tree
Thuja plicata -N
western red cedar
SHRUBS ANO WOODY GROUNDCOVERS
Amelanchier laevis -N
Serviceberry
Arbutus unedo
strawberry tree
Arctostaphylos uva-ursi -N
kinnickinick
Berberis dawinii
Darwin's barberry
B. thunbe rgii
Japanese barberry
Buxus sempervirens
Bo xwood
Camellia spp.
Camellia
Chaenomeles spp.
flowering quince
Clematis spp
clematis vine
Cistus hybridus & purpureus
rockrose
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Cornus canadensis -N
bunchberry
C. stolonifera -N
red twig dogwood
Corylus cornuta -N
hazelnut
Daphne spp.
daphne
Enkianthus campanulatus
enkianthus
Erica spp.
heath
Euonymus alata
spindle bush
E. fortunei vars.
wintercreeper
fragaria chiloensis -N
sand strawberry
Gaultheria procumbens -N
wintergreen
G. shallon -N
salal
Hedera helix
English ivy
Helianthemum nununularium
sunrose
Holodiscus discolor -N
ocean spray
Hypericum calycinum
St. John's wort
Ilex altaclarensis 'Wilsonii'
Wilson holly
I. crenata
Japanese holly
Juniperus chinensis procumbens
Japanese garden juniper
Kalmia latifolia
mountain laurel
K. microphylla
western laurel

Ligustrum japonicum
waxleaf privet
Magnolia stellata
star magnolia
Mahonia aquifolium -N
tall Oregon grape
M. nervosa -N
low Oregon grape
Nandina domestica
heavenly bamboo
Osmanthus delavayi
Delavay osmanthus
Pernettya mucronata
pernettya
Philadelphus Spp. -N
mock orange
Photinia glabra
Japanese photinia
Pierus japonica
pierus
Potentilla fruiticosa
shrubby cinquefoil
Prunus laurocerasus 'Otto Luyken'
Otto Luyken laurel
P. lusitanica
Portugal laurel
Pyrocantha spp.
firethorn
Raphiolepis spp.
Yeddo & Indian hawthorn
Rhododendron spp. -N
rhododendrons & azaleas
Ribes sanguineum -N
red flowering current
Rosemarinus officinalis
rosemary
Sarcococco spp.
sarcococco
Stranvaesia davidiana
Stranvaesia
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Symphoricarpos albus -N
snowberry
Viburnum burkwoodii
no common name
V. davidji
David's viburnum
V. plicatum tomentosum
doublefile viburnum
V. tinus
laurustinus
Vinca minor
periwinkle
Weigela spp.
no common name

WILDFLOWER SEED MIX:
Northern California and Pacific Northwest Wildflowers' mix
available from Environmental Seed Producers
LAWN
60% creeping red fescue
20% Kentucky bluegrass
10% velvet bent grass
10% Pennefine ryegrass
Sod or seed as per standard horticultural practices.

ANNUALS/ PERENNIALS/ FERNS
Anemone x hybrida
Japanese anemone
Aquilegia spp. -N
columbine
Astilbe sp.
no common name
Calendula officinalis
calendula
Coreopsis spp.
coreopsis
Hemerocallis spp.
daylillies
Iris siberica
Siberian iris
Lythum salicaria
no common name
Narcissus spp.
Daffodils - naturalizing
Phlox spp.
phlox
Polypodium glycyrrhiza
licorice fern
Polystichum munitum -N
sword tern
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Semiahmoo Spit Supplement 2014

Landscape Guidelines

Landscape & Maintenance

Recommendations for Vegetation Establishment &
Maintenance

Zone 1

1. Begin a vegetation management program after grading
and construction operations are complete. Start by slowly
improving soil fertility by encouraging the growth of
nitrogen-fixing plants such as clovers and lupines. The
general application of soil fertilizers, pesticides and
herbicides is prohibited. In grass-land areas, the general
application of soil organics is not recommended. In woody
shrub / tree plantings, the application of 3” of certified
weed free organic mulch is recommended immediately
around new plantings.

Objective
1. To maintain / restore and enhance the natural character
of this fragile environment.
2. To provide public access to the shoreline.
3. To develop an exciting transition to the urban waterfront
character at the marina entries and commercial zones.
Guidelines

2. Reduce the quantities of visually jarring and toxic weeds
through hand pulling. This operation need only occur a
couple times a year, depending on the best time to
eradicate the invasive species – preferably before they go
to seed. The major noxious weeds and invasive species
are listed at the end of this section.

The first 30 feet landward of the Ordinary High Water Mark is
referred to as “Zone 1” and is limited to trail development,
public shoreline viewing spaces, selective addition of
vegetation for habitat enhancement, and beach erosion
control as illustrated in the landscape plan.

3. Plant desirable native species in a naturalistic treatment.
Plant types should be selected from the Zone 1 plant list.
Lawns and irrigation are not permitted within this zone.
Hydro-seeding is not recommended because the mulch
medium is rich in organic materials and would encourage
weeds.

Landscaping along shoreline trails will include the use of
native plant materials to maintain the existing landscape
character of shoreline grasses, low lying perennial and
evergreen shrubs. Drought tolerant grasses will be used in
open space areas planned for passive recreational activities.
Signage will be provided at various park and trail locations.
The size of the sign will be in keeping with message to be
conveyed.

4. The planting of woody species should be grouped to
preserve the openness of the spit and avoid blocking
views. Woody species should be maintained below 48” in
height to maintain an open character to the Spit.

Care should be taken to create gently rolling “dune” landforms
and appropriate native shoreline plantings. Vegetation should
not impact views to the water from the public access trails or
residential units beyond.

5. All initial planting should be implemented within the time
period September 15th – March 15th to the greatest
degree possible, to allow plants to begin establishing
roots before summer.
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Zone 1

Trees

(Starting at Tidelands to the 30’ Shoreline Setback) (*Recommended
Plant Species)
Plant Characteristics:
High Salt Tolerance, High Wind Tolerance, Native Soils with Low
Nutrient Content, No Irrigation Allowed
Existing Plants Semiahmoo Spit – From Resort Semiahmoo Master
Plan.
Herbaceous - Terrestrial plants growing above high water mark
BOTANICAL NAME

COMMON NAME

Achillea millefolium

Yarrow

Ambrosia chamissonis
var. bipinnatisecta

Silver burweed

Atriplex patula var. obtusa
Grindelia integrifolia var.

Silver burweed

Daucus carota

Queen Anne’s Lace

Elymus mollis

Dunegrass

Macrophylla

Gumweed

COMMON NAME

Achillea millefolium

Yarrow

Agrostis alba

creeping bentgrass

berberis nervosa

Oregon grape

cerastium arvense

chickweed

Festuca ovina

Sheep fescue

Grindelia integrifolia var.
macrophylla

Gumweed

Plantago lanceolata

English plantain

Rosa gymnocarpa

baldhip rose

Symphocarous alba

Snowberry

COMMON NAME

Arbutus menziesii

Pacific madrone

Pinus contorta

Lodgepole pine

Prunus emarginata

bitter cherry

Rhamnus purshiana

cascara

Salix scouleriana

Scoulers willow

Taxas brevifolia

Pacific yew

Shrubs

BOTANICAL NAME
Acer circinatum
Acer glabrum
Amelanchiar alnifolia
Arctostaphylos uva-ursi
corylus cornuta
Gaultheria shallon
Holodiscus discolor
Mahonia nervosa
Oemleria cerasiformis
Polystichum munitum
Quercus garryana
Ribes sanguineum
Rhododendron macrophyllum
Rosa gymnocarpa
Rosa rugosa
Rubus parviflorus
Sambucus racemosa
Symphoricarpos albus
Vaccinium ovatum

Herbaceous – Backshore Vegetation
BOTANICAL NAME

BOTANICAL NAME
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COMMON NAME
Vine maple
Douglasí maple
Serviceberry
kinnikinnick
Beaked filbert
Salal
Ocean spray
Oregon grape
Osoberry
Sword fern
Garry oak
Red flowering currant
Pacific rhododendron
Wood rose
Rose
Thimbleberry
Red elderberry
Snowberry
Evergreen huckleberry

fertilizers, pesticides and herbicides is prohibited. In
grassland areas, the general application of soil organics is not
recommended. In woody shrub / tree plantings, the
application of 3” of certified weed free organic mulch is
recommended immediately around new plantings.

Zone 2
Landscape Zone 2 is the area measured from the 30’ shoreline
setback line to the 90 foot shoreline setback line.
Zone 2 includes such uses as residential patio space, resident
and public open space, trail development, and public shoreline
viewing spaces as illustrated in the landscape plan.

2. Reduce the quantities of visually jarring and toxic weeds
through hand pulling. This operation need only occur a couple
times a year, depending on the best time to eradicate the
invasive species – preferably before they go to seed. The
major noxious weeds and invasive species are listed at the
end of this section.

Objective
1. To maintain / restore and enhance the natural character of
this environment.

3. Plant desirable native species in a naturalistic treatment.
Plant types should be selected from the Zone 1 or Zone 2
plant lists shown. Hydro- seeding is not recommended
because the mulch medium is rich in organic materials and
would encourage weeds.

2. To provide specific active-use areas for community residents
and visitors using environmentally responsible plantings and
land design.
3. To develop a transition / buffer from the private residential
units & commercial areas to Zone 1.

4. The planting of woody species should be grouped to the
greatest degree possible to preserve the openness of the spit
and avoid blocking views. Woody shrub species should be
maintained below 48” in height to maintain an open character
to the Spit.

Guidelines
Zone 2 shall be landscaped and maintained by a property
owners’ association to be established (e.g., “Resort Village
Association”) with the exception of residential patio spaces which
are maintained by the homeowner.

5. All initial planting should be implemented within the time
period Sept. 15th – March 15th to the greatest degree
possible to allow plants to begin establishing roots before
summer.

Planting should consist of continuous groundcover and shrubs
organized into large massings. Plants should be selected to
tolerate high winds and occasional salt spray.

6. Turf will be permitted in selective areas within Zone 2 as
illustrated on the Landscape Plan.

Grade or add fill to create gently rolling landforms of shallow
rolling dunes which generally parallel the shoreline.
Recommendations for Vegetation Establishment & Maintenance
1. Begin a vegetation management program after grading and
construction operations are complete. The project may retain
the services of a biologist who specializes in the restoration of
disturbed landscapes. The general application of soil
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Zone 2
Plant Characteristics:
High Salt Tolerance, High Wind Tolerance, Non-Native / Enhanced
Soils with Moderate Nutrient Content

Shrubs
BOTANICAL NAME

The Zone 1 plant list may be used in coordination with the following
Zone 2 plant list.

Trees
BOTANICAL NAME

COMMON NAME

Arbutus menziesii

Pacific madrone

Pinus contorta

Lodgepole pine

Prunus emarginata

bitter cherry

Rhamnus purshiana

cascara

Salix scouleriana

Scoulers willow

Taxas brevifolia

Pacific yew
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COMMON NAME

Acer circinatum

Vine maple

Acer glabrum

Douglasí maple

Amelanchiar alnifolia

Serviceberry

Arctostaphylos uva-ursi

kinnikinnick

c orylus cornuta

Beaked filbert

Gaultheria shallon

Salal

Holodiscus discolor

Ocean spray

Mahonia nervosa

Oregon grape

Oemleria cerasiformis

Osoberry

Polystichum munitum

Sword fern

Quercus garryana

Garry oak

Ribes sanguineum

Red flowering currant

Rhododendron macrophyllum

Pacific rhododendron

Rosa gymnocarpa

Wood rose

Rubus parviflorus

Thimbleberry

Sambucus racemosa

Red elderberry

Symphoricarpos albus

Snowberry

Vaccinium ovatum

Evergreen huckleberry

Zone 3

Zone 4

Landscape Zone 3 is the area landward of the 90’ shoreline
setback line. Zone 3 includes such uses as residential courts /
terraces / patios, residential and public open space, trail
development, hotel amenities, and public shoreline viewing
spaces as illustrated in the landscape plan.

Zone 4 predominantly is centered at the northern end of the Spit
and is created as a commercial area. A variety of vehicular and
pedestrian courts, streets and plazas are planned as illustrated
on the Landscape Plan. This zone receives moderate wind and
salt spray, and is mainly located on top of dredged spoils. Soils
are rocky and low in fertility.

Objective

Objective

1. To provide an appropriate transition between private
residential space and community areas.

1. To utilize plant materials and design elements to create a
‘village’ atmosphere which creates a sense of arrival at the
commercial center, while defining vehicle and pedestrian
areas.

2. To provide sophisticated outdoor hotel and residential
amenities for a variety of users which maximize water views
and views to the City of Blaine.

2. Treating water run-off from vehicular surfaces.

Guidelines

Guidelines

It is recommended that Zone 3 shall be landscaped and
maintained by a property owners’ association to be established
(e.g., “Resort Village Association”), with the exception of private
residential patio spaces which are maintained by the homeowner.

It is recommended that Zone 4 be landscaped and maintained a
property owners’ association to be established (e.g., “Resort
Village Association”). Plant materials should be a combination of
native and/ ornamental plants to enhance the character of the
Village. Plant material within these zones should be selected for
their water cleansing capabilities of run-off from vehicular
surfaces. This water is directed into designated rain gardens
suitable for street trees.

Special planting consideration should be paid to residential courts
and terraces. Shallow rooting shrubs and groundcovers should be
utilized and raised planters should be considered for tree
material.
Interior open spaces should predominantly be grasses suitable
for informal recreational activity. Open space associated with the
hotel should be a combination of native and ornamental planting.
Turf should be used strategically for flexible event spaces.
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invasive species – preferably before they go to seed. The
major noxious weeds and invasive species are listed at the
end of this section.

Zone 5
Zone 5 includes the Semiahmoo Parkway access road, and the
large portion of surface parking on the Spit. These areas are
predominately hardscape material, and comprise the majority of
the impervious vehicular surfaces on the Spit. This zone and uses
are located within the interior portion of the site to minimize the
intrusion of the automobile into the waterfront areas.

3. A mix of desirable native and ornamental species shall be
planted in forms as illustrated in the landscape plan. Plant
types should be selected from the Zone 1, 2, 3, 4 or 5 plant
lists shown. Hydro-seeding is not recommended because the
mulch medium is rich in organic materials and would
encourage weeds.

In order to minimize the visual impact of the parking areas,
landscape berms should be placed in between the entry roadway
and surface parking lots.

4. Plantings should be located to the greatest degree possible to
preserve the openness of the spit and avoid blocking views
for residents and open space users.

Plant material within this zone should be fast growing and with
low maintenance requirements in order to provide effective
screening as soon as possible. Groupings of coniferous trees
should be provided for screening, as well as shrub masses of
dense, leafy plants. Native groundcovers, wildflowers or grasses
may be used to unify the planting areas. Ornamental plants may
be located in groups to add splashes of color and interest at
entries and focal points.

5. All initial planting should be implemented within the time
period Sept. 15th – March 15th to the greatest degree
possible to allow plants to begin establishing roots before
summer.

Surface water from the streets and parking will flow directly into
rain gardens. Plant material within these zones should be
selected for their water cleansing capabilities.
Recommendations for Vegetation Establishment & Maintenance
(Zones 3, 4, & 5)
1. Begin a vegetation management program after grading and
construction operations are complete. The general application
of soil fertilizers, pesticides and herbicides is prohibited. In
grassland areas, the general application of soil organics is not
recommended. In woody shrub / tree plantings, the
application of 3” of certified weed free organic mulch is
recommended immediately around new plantings.
2. Reduce the quantities of visually jarring and toxic weeds
through hand pulling. This operation need only occur a couple
times a year, depending on the best time to eradicate the
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Zone 3, 4 & 5

Shrubs

Combination: Native Plant Species and Species From Plant List B &
C – Semiahmoo Landscape Master Plan, Native Plant Species and
species from the Rain Garden Handbook for Western Washington

BOTANICAL NAME

COMMON NAME

Acer circinatum

Vine maple

Acer glabrum

Douglasí maple

Plant Characteristics:
Moderate Salt Tolerance, Moderate Wind Tolerance, Non-Native
/Enhanced Soils with Moderate Nutrient Content,

Amelanchiar alnifolia

Serviceberry

Arctostaphylos uva-ursi

k innikinnick

c orylus cornuta

Beaked filbert

Plant Lists A, B, & C from the Semiahmoo Landscape Master Plan,
as well as the Zone 1 & 2 plant lists may be used in coordination with
the following Zone 3,4, & 5 plant list.

Gaultheria shallon

Salal

Trees
BOTANICAL NAME

COMMON NAME

Arbutus menziesii

Pacific madrone

Pinus contorta

Lodgepole pine

Prunus emarginata

b itter cherry

Rhamnus purshiana

c ascara

Salix scouleriana

Scoulers willow

Taxas brevifolia

Pacific yew

11.16

Holodiscus discolor

Ocean spray

Mahonia nervosa

Oregon grape

Myrica californica

California wax myrtle

Oemleria cerasiformis

Osoberry

Polystichum munitum

Sword fern

Quercus garryana

Garry oak

Ribes sanguineum

Red flowering currant

Rhododendron macrophyllum

Pacific rhododendron

Rosa gymnocarpa

Wood rose

Rubus parviflorus

Thimbleberry

Sambucus racemosa

Red elderberry

Symphoricarpos albus

Snowberry

Vaccinium ovatum

Evergreen huckleberry

Zone 3, 4 & 5

Ornamental Grasses

Sunny to Partly-Sunny Rain Garden Plant Recommendations

BOTANICAL NAME

COMMON NAME

Trees

Miscanthus sinensis

Silver Grass

Pennisetum alopecuroides

Fountain Grass

Helictotrichon sempervirens

Blue Oat Grass

BOTANICAL NAME

COMMON NAME

Acer circinatum

Vine Maple

Amelanchier alnifolia

Western Serviceberry

Corylus cornuta

Beaked hazelnut

Rhamnus purshiana

Cascara

Panicum virgatum ‘Heavy Metal’
Shady to Partly-Shady Rain Garden Plant Recommendations
Ornamental Grasses & Emergents

Shrubs
BOTANICAL NAME

COMMON NAME

Acorus gramineus

Sweet Flag

Athyrium filix-femina

Lady Fern

Carex vulpinoidea

Fox Sedge

Cornus sericea

Red-twig Dogwood

Cornus sericea ‘Kelseyi’

Dwarf Red-twig Dogwood

Cornus ‘Midwinter Fire’

Blood-twig dogwood

Iris versicolor

Blue Flag Iris

Lobelia cardinalis

Cardinal Flower

Mahonia aquifolium

Tall Oregon Grape

Myrica californica

Pacific Wax Myrtle

Physocarpus capitatus

Pacific Ninebark

Rosa pisocarpa

Clustered Wild Rose

Rubrus parviflorus

Thimbleberry

Salix purpurea ‘Nana’

Dwarf Arctic Willow

Spirea douglasii

Douglas spirea Steeplebush

Symphoricarpos albus

Snowberry

Veronicastrum virginicum

Culver’s Root
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BOTANICAL NAME

COMMON NAME

Carex obnupta

Slough Sedge

Juncus patens

Spreading Rush

Molina caerulea

Moor Grass

Scirpus microcarpus

Small-fruited Bulrush

Shrubs
BOTANICAL NAME

COMMON NAME

Asarum caudatum

Wild Ginger

Athyrium filix-femina

Lady Fern

Blechnum spicant

Deer Fern

Gaultheria shallon

Salal

Lonicera involucrata

Black Twinberry

Mahonia nervosa

Cascade Oregon Grape

Mahonia repens

Creeping Mahonia

Oemleria cerasiformis

Indian Plum

Polystichum munitum

Sword Fern

Rubus spectabilis

Salmonberry

Symphoricarpos albus

Snowberry

Tellima grandiflora

Fringecup

Tiarella trifoliata

Foamflower

Tolmiea menziesii

Piggy Back Plant

Vaccinium ovatum

Evergreen Huckleberry

Naturalized seed mixes
Disturbed areas that require re-vegetation shall be seeded with the
mix of recommended herbaceous plants as noted below.
Herbaceous Grass Seed
BOTANICAL NAME

COMMON NAME

Achillea millefloium

Yarrow

Allium cernun

Nodding Onion

Ambrosia chamissonis

Silver Burweed

Bromus tectorum

Cheatgrass

Cerastium arvense

Field Chickweed

Ellymus mollis

American Dunegrass

Erigeron glausus

Seaside Daisy

Festuca idahoensis

Idaho fescue

Fragaria chiloensis

Sand Strawberry

Grindelia intregrifolia

Gumweed

Lomatium nudicaule

Parsley

Platago major

Plantain

Plantago maritime

Seaside Plantain

Rumex acetosella

Sheep Sorrel

Agrostis exerata

Spike Bentgrass

Carex macrocephala

Big-head Sedge

Carex mertensii

Merten’s Sedge

Deschampsia caespitosa

Tufted Hairgrass

Elymus mollis (vancouverensis)

American Dunegrass

Festuca roemeri

Roemer’s Fescue, Wildcrafted

Festuca roemeri

Roemer’s Fescue, Field-grown

Festuca rubra v. littoralis

Red Fescue

Luzula multiflora (campestris)

Field Woodbrush
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Herbaceous – Wildflower Seed
BOTANICAL NAME

COMMON NAME

BOTANICAL NAME

COMMON NAME

Abronia latifolia

Yellow sandverbena

Glehnia littoralis

b each carrot

Achillea millefolium

Yarrow

Grindelia integrifolia

coast gumplant

Agrostis exerata

Spike bentgrass

Heuchera micrantha

Alum-root

Allium cernuum

Nodding onion

Iris setosa

Alaska iris

Ambrosia chamissonis

Pearly-everlasting

Lathyrus littoralis

Grey beach peavine

Armeria maritima

Thrift

Lathyrus maritimus (japonicus)

beach pea

Artemisia suksdorfii

coastal mugwort

Lomatium nudicaule

barestem lomatium

Aster subspicatus

Douglas aster

Lupinus littoralis

Seashore lupine

cakile edentula

American searocket

Luzula multifl ora (campestris)

Field woodrush

camassia quamash

blue camas

Penstemon serrulatus

coast penstemon

campanula rotundifolia

Harebell

Plantago maritima

Seaside plantain

carex mertensii

Merten’s sedge

Solidago canadensis

canada goldenrod

Collinsia parvifl ora

blue-eyed Mary

Delphinium menziesii Menz

Larkspur

Deschampsia caespitosa

Tufted hairgrass

Elymus glaucus

blue wildrye

Elymus mollis (vancouverensis)

American dunegrass

Erigeron speciosus

Showy fleabane

Eriophyllum lanatum

Woolly sunflower

Festuca roemeri

Roemer’s fescue, wildcrafted.

Festuca roemeri

Roemer’s fescue, field-grown

Festuca rubra v. littoralis

Red fescue

Fragaria chiloensis

coastal strawberry

Fritillaria camschatcensis

Northern rice-root

Fritillaria lanceolata

chocolate-lily
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MEMORANDlit

To:

Bill Isley

January 18, 1985

From:

Chri s Deffebach

File: #1320

Subject:

Response to DEIS Comments, Semiahmoo

We have reviewed the comments on the Semiahmoo Draft EIS and have the
following responses. The responses are summarized under the major headings:
Existing Conditions, Projected Conditions, Project Impacts and Mitigating
Measures. For the purpose of assessing the implementation feasibiiity of
the mitigating measures, we have prepared planning level costs of the
improvements and developed an implementation strategy.
Existing Conditions
o Access roads to Semiahmoo are in good operating condition in the
sense that they are functioning adequately for today's demand. Many
of the roadways, though, require physical improvements to meet
today's design standards.
Projected Conditions
o Our analysis is based on the assumption that Lincoln Road ',yill remain
in its existing condition.· The current proposal to improve lincoln
Road was considered too conceptual, at this stage, to ~e assumed as a
projected condition.
o Our analysis indicated that the background traffic growth alone would
result in operational problems at several locations, notably Level
of Service "E" at the intersection of Peace Portal and Bell, and
Level of Service IIDII at Birch Bay-Lynden and Blaine intersection and
would add congestion for some turning movements at the Drayton HarDor
and Harborview intersection and at Birch Bay Drive and Harborview.
(See Table 4) It is important to note that all of these
intersections are unsignalized and that the analysis was based on
peak summer weekend conditions. Traffic operation at all other
periods would be better.
?roject Impacts
o The project will increase the pedestrian and bicycle volumes,
especially on internal roadways. The Semiahmoo Company plans to
provide for this impact by adding lanes for bicycles on Sem;ahmoo
Parkway and on the Spit.
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a Construction-related traffic will add to the projected trip volumes.
With the exception of the construction of the first phase hotelconference-retail development, the traffic will be distributed over
the total 20-year buildout period. This traffic might result in
additional road maintenance costs, depending on the pavement quality
and underlying base course stability.
a The project traffic volumes on Semiahmoo Spit Drive through Whatcom
County Park are estimated as:
1986
1995
2005

190 peak hour VTE
285 peak hour VTE
380 peak hour VTE

The project impact on the road through the park is expected to be one of
traffic speed, not capacity. Without design control, the traffic might
travel too fast to be compatible with the park environment. Therefore, we
selected a roadway design to reduce speed. It includes a reduced section to
2-11 foot lanes and a berm-separated 8 foot bike-pedestrian path.
o We did not analyze
1-5 Interchanges.
the interchanges.
interchange during

Interchange #270
Interchange #274
Interchange #276

the impact of Semiahmoo-generated traffic on the
Traffic volume count data was not available for
We estimated the number of project trips at each
year 2005, peak hour to be:
To
NB 1-5
60

From
NB 1-5
60

80

80

To
SB 1-5
140
20

o

From
SB 1-5
140
20

a

a The intersections serving 1-5 via Birch Bay-Lynden Road are projected
to be operati ng a-t: Level of Service "c" or "0" duri ng peak hours in
year 2005. A Level of Service "c" is generally considered
acceptable for rural conditions and Level of Service "0" for urban
conditions. A signal would 1mprove the level of service. but may not
meet engineering warrants because these traffic conditions will be
better during summer weekdays and during the off-peak season.
Mitigating Measures

a The signal at the intersection of Birch Bay-Lynden Road and Haborview
Road will need to be warranted for operation. The intersection may
~equire a new signal and redesign of the
approaches. A warrant
study would establish the need for a new signal and approach design.
a The intersection of Blaine Road and Drayton Harbor road is adequate
for the projected traffic volumes through approximately 1995.
Control of speed on Blaine Road would allow the existing design to
operate more effectively.
a Traffic volumes on the Spit road and other internal roadways could be
reduced with additional internal shuttle service, provided that
demand exists for such service.

o Directional signage on I-5 would help direct trips to the 276Interchange. Signage that says "Semiahmoo - Lodging" or "Semiahmoo
Parkway" would be appropriate. The type of signage will depend on
State and Federal uniform traffic control standards.
Implementation
Phasing
The phasing schedule of the improvements depends on traffic volume and the
availability of funds. Though some of the improvements are required now to
improve substandard conditions, sufficient funds may not be available today.
Therefore, we have prepared a phasing plan for the improvements based on a
reasonable asessment of funding and projected traffic volumes. Because the
City and County must consider capital improvements on a regional basis, they
may want to adjust the phasing plan to match other area-wide improvements.

fe..rn
The pedestrian ferry depends on parties and events outside The Semiahmoo
Company control. As such, it cannot be a precondition to development. The
Sem1ahmoo Company agrees, however, to partiCipate in the implementation effort
of the ferry with the City, Port Authority and County Parks.
fjngD~ing

The cost of future off-site traffic improvements is proposed to be paid by
unallocated county funds generated by The-Semiahmoo Development and in
cooperation with the City and County.
The Semiahmoo Company could agreed now to pay a share of the costs based on
trip generation or another formula. It would be unreasonable, however, for
Semiahmoo to pay in proportion to volumes for existing deficiencies. A
latecomers fee, in which later developers could contribute to the cost of the
improvement after it was completed, may also be appropriate.
Semiahmoo Spit Road
The Semiahmoo road through the county park is now owned by Whatcon County.
The 'Semi ahmoo Company has a 50' easement which it wi 11 transfer to the City of
Blaine at the time the Spit Road outside the park is dedicated. The R.O.W. on
the Sem1ahmoo Resort Spit property is to be 30' with two eleven (11) foot
lanes and associated shoulders. Additional buffers and pedestrian way
easements will be provided on the resort property as illustrated in the Master
Plan (page 143).
The bicycle/pedestrian way in the park should be developed in the 50' R.O.W.,
separated from the roadway and on the Drayton Harbor side •
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PROPOSED PHASING PlAN

N
N

Improvement

Semiahmoo
Parkway

Year

1985

Dwell i ng 1
Units

Upgrade RR
Crossing
Signalize
Harborview
& B-B Lynden
Intersection

1990

3fO _.

•
•

Relocate Drayton
Harbor Road
Realign Intersections:
Drayton Harbor/
Shintaffer
Drayton Harbor/
Harborview

Signalize Bell
Road/ Peace
Portal

··--aW--~·~-1280--

2000
m

2005

1880-n---~_·······mo

•
•

••
e

Directional
Signage on 1-5
Blaine Road
:,;peed control
signage

1995

•

OR
Realign Bell Road
wi th I -5 ramps
Internal Shuttle
Expans; on
Local Transit
Service
New I -5 ramps &
Arterial Connection
to Semiahmoo Parkway
.1 Excluding Hotel Units

•
•
•
•
TDA
2£1 li lilgl INC.

•

Appendix D
SEMIAHMOO RESORT FISCAL IMPACT
The following tables and graphs illustrate
projected revenues to the City of Blaine,
Whatcom County and Washington State as a result
of Semiahmoo development. This analYSis is
fairly inclusive of all direct revenue sources.
However, Semiahmoo Resort will, at build-out,
become the area's largest employer, creating
between four and five hundred new jobs. It will
involve hundreds of millions of dollars in
construction costs and will attract tens of
millions in local retail revenues. Clearly, the
second and third order effects of development
will have far reaching benefits to the region
and should not be ignored.
In October 1984, Economic Research Associates of
San Francisco conducted an independent research
study of Semiahmoo's market area. Their
projections for real estate sales form the base
build-out assumptions for the fiscal model.
Although these projections represent our best
guess of actual timing and phasing, actual
development and the resulting revenues will
hinge on a myriad of market factors which are,
to date, unknown.
It is critical to understand that although
revenues will closely track development, so will
the need for services and capital improvements.
This fact eliminates the need for certainty in
Semiahmoo's development schedule. Rather, Sem1ahmoo is assured of contributing positive net
cash, at any assumed rate of growth, to the
city, county and state treasuries.

Because of the rapid construction of resort
amenities, total annual revenues to the City of
Blaine are projected to exceed $2,000,000 in the
current year. $363,000 of this accrues to the
City of Blaine as unallocated funds. These
numbers steadily increase over time to a
projected $5,090,000 during 1993, of which
$592,000 are unallocated City revenues. In
total, Semiahmoo will have generated over $33.5
million in city, county and state revenues by
1993. Many common expense items that would
normally accrue to these bodies, such as utility
development, road construction and maintenance,
will be handled by the developer, freeing up
funds for major civic improvements.
Please see the following Revenue Summary Tables
(one through eight) for a detailed breakdown of
revenue sources.
In discussion meetings, several expense items
were of concern to the City. Two items were
incremental police requirements and county road
improvements caused by Sem1ahmoo development.
The general concern was that no appreciable
revenue would be generated to offset these
expenses in the early years. However, as is
shown in the Revenue Summary, Semiahmoo will
'have contributed approximately $363,000 in
unallocated City revenues by the end of this
year' with virtually no offsetting need for City
services. Approximately $183,000 will be
required for services directly associated with
the development, leaving $180,000 actually
unallocated. County road improvements should
also be supported by Semiahmoo revenues. The
County Revenue vs. Road Improvement Graph
illustrates the relationship between costs and
unallocated revenues accruing to the County.
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SEMIAHMOO RESORT - FISCAL IMPACT
REVENUE SUMMARY
(000) - 1984 DOLLARS

1984

1985

1986

1987

1988

1989

1990

1991

1992

1993

Total

9
157
158
30
7
0
2

53
167
157
42
22
4
6
451

97
82
85
46
41
9
12

129
90

146
94
98
62
74

159
88

172
82
85
64
97
10

183
81
84
65
107
10
62

1061
948
945
492
554

~

113
92
95
53
51
9
19

16
$-sT9

106
76
51
30
46
$-:;(;0

2
28
128
14

11

25
181
39

City
Unallocated Funds
0
Sales Tax (1 )
15
Construction Sales Tax (1 )
0
Construction Permits (2)
Real Estate Transfer Tax (3) 5
Property Tax
6
Transient/Convention Tax
0
State Revenue Sharing
0
Subtotal
Allocated Funds
Water Cap. Improve.
0
Sewer Cap. Improve.
0
Drainage Cap. Improve.
0
8
Fire District #13 (4)
School District #503
12
Total City Revenues
$~

--u

~

59
42
28
11

92

91

~

59
63
9
28
470

-m

66
86
10
47
547

78
40
27
55
84
$-rn

81
42
28
70
106
$"759

88
45
30
86
131
$-s50

90
46
31
102
155
$946

20
14
197

24
16
227
91

28
16
252
112

32
17
267
132

10

38

~

71

269
4340

565

---s92

88
45
30
118
179
$1007

81
42
28
133
202
$ 1051

39
26
146
222
$ 1102

748
417
279
759
1153
$ 7696

36
16
283
153

39
15
274
173
501

42
14
280
189
525

234
164
2110
986
3494

116

128
17
11
681

662
90
58
$ 4304

12076
7051
340
18787
2864
$21651
$33651

77

Count~

Unallocated Funds
Sales Tax
0
Construction Sales Tax
3
Real Estate Transfer Tax
21
11
Property Tax
Subtotal
~
Allocated Funds
Port of Bellingham
7
Whatcom County Parks
1
NW Park and Rec.
1
$----z;i;
Total County Revenues

]J2

-m

72
~

-m

t;68

~

~

9
1
1
183

26

48
7
4

61
8
5

89
12
8

$

$~

$~

75
10
7
$--SOO

$---s5'i

103
14
9
$614

1200
699
28
1871
264
$ 2135

1425
1655
687
718
37
48
2075
2325
325
384
$ 2400 .$ 2709

1858
676
57
2477
444
$ 2921

502
$ 3105

2212
616
72
2756
551
$ 3307

$2111

$ 3750

$ 4212

$ 4542

$ 4799

$ 5090

4

$

2
288

State
--Unallocated Funds
Sales Tax
Construction Sales Tax
Less: Distributions to City
Subtotal
State Schools
Total State Revenues

0
l18
0
118
31
$149

144
1200
2
1342
40
$ 1382

1638
114
$ 1752

979
624
21
1582
209
$ 1791

Total Revenue from Semiahmoo

$~

$ 2084

$ 2800

$ 2809

=

562
1086
10

16
10

$~

2041
627
65
2603

$

Exhibit 2

(l)APprox. 50% allocated to street improvement reserve"
(2)Construction permits go directly to servicing permit review.
(3)R.E. Transfer Tax is assigned to road improvements.
(4)Contract amount estimated by current assessment.
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SEMIAHMOO RESORT - FISCAL IMPACT
PROPERTY TAX SCHEDULE
(000) - 1984 DOLLARS
Construction
Infrastructure
Marina
Golf Course
Hotel and Athletic Club
Restaurant and Retail

1984

1985

700

1800
6250
1500
$ 9550

$-roD

Property Tax
(1 yr. assessment lag)
City
County
Fire Dist. 1113
School Dist. #503

25
2000
2000
9000
11700
11700

Undeveloped land
Assessed Value
Cum. Value

1987

1989

30
4500
40
4000
50
2500
10
1000
12000
21550
33250

1990

1991

1992

450

1993
450

1000
6250
1500
$ 7750
65
7500
35
3500
55
2500
20
2000
15500
4500
27750
61000·

$~

$ 1000

55
6750
35
3500
65
3000
22
2200
15450

50
6250
45
4500
75
3400
26
2600
16750

50
6250
50
5000
70
3150
30
3000
17400

50
6250
50
5000
65
3000
28
2800
17050

50
6250
50
5000
65
3000
26
2600
16850

90
9000
60
2700
26
2600
14300

85
8500
55
2500
24
2400
13400

15900
76900

17750
94650

17400
112050

17500
129550

16850
146400

14300
160700

13850
174550

Levy
Rate

Totals
22
39
30
46

41
72
55
84

51
91
70
106

63
112
86
131

74
132
102
155

86
153
118
179

97
173
133
202

107
189
146
222

554
986
759
1153

209
48

1

114
26
4

264
61
8
$651

325
75
10

384
89
12

444
103
14
$ 1097

502
116
16
$ 1239

551
128
17
$ 1306

2864
662
90
$ 7068

30
128

42
181

46
197

59
252

62
267

66
283

64
274

65
280

492
2110
$ 2602

(-:664)

6

7

(1.179)
( .908)
(1.383)

11
8
12

14
11
16

State Schools
(3.430)
Port of Bellingham
(.795)
Whatcom County Parks ( .107)

31

40
9

7
1

$--yf;
Transfer Tax - Residential
(assumes 10% resales beginning 1986)
City ( .25%)
County (1.07%)

5
21

$--u

7

$--gs $281 $516

$---rrB $-z23

53
227

$802 $948

$---z43 $280 $3ll $329 $--v;g $-ns $-m

Exhibit 5
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1988

450

Residential
Spit Condos

- Number
Value
Upland Condos
- Number
Value
Lots
- Number
Value
Homes -(40% lots - Number
sold - 1 yr lag) Value

1986

SEMIAHMOO RESORT - FISCAL IMPACT
CONSTRUCTION SCHEDULE
(000) - 1984 DOLLARS
Construction Costs
Marina ($4,500/S1ip)
Golf Course
Hotel and Athletic Club
Restaurant and Retail
Lots ($20,000/Lot)
Condos ($65,000/Condo)
Houses ($100,000/House)
Total

1984

1985

700

1800
6250
1500
900
7020
1000
$18470

1986

1987

1988

1989

1990

450

1120
$ 1820

1991

1993

1992

450

450

1000
6250
1500
980
5980
2000
$16710

1100
5850
2200
$ 9600

1300
5850
2600
$10750

1400
6175
3000
$10575

1300
6500
2800
$11050

1300
6500
2600
$10400

1200
5850
2600
$ 9650

1100
5525
2400
$ 9475
Totals

Tax Revenue
City (.85%)
County (.15%)
State (6.5%)
Permit Revenue
City (1% of Const. Cost
excluding lots and
golf course)
CaEital ImErovement Fees
(Hotel @ .5 Units/Room - No
alloc. for Commercial, Athl.
or Marina)
Water ($500 + .002 of
Building Value/Unit)
Sewer ($360/Unit)
Drainage ($240/Unit)

15
3
118
$-rr6
$

0

$-0-

157
28
1200
$ 1385
$

158

59
42
28
$----u9"

167
25
1086
$ 1278
$

157

106
76
51
$233

82
14
624

$---nD
$

85

78
40
27
$1:45

92
16
699
$----s07
$

95

81
42
28
$-r5f

90
16
687
$---rr3
$

92

88
45
30
$-r63"

94
17
718
$-s29
$

98

90
46
31

$-r67

88
16
676
$-ysQ
$

82
15
627
$---n4
85

91

$

88
45
30

81
42
28
$--rsI

$~

81
14
616
$-nI
$

948
164
7051
$ 8163

84

$

77

748
417
279
$ 1444

39
26
$----u2

Exhibit 6
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SEMIAHMOO RESORT - FISCAL IMPACT
SALES TAX - REVENUE SHARING
(000) - 1984 DOLLARS
Permanent Residents (%/Tota1 Units)
Spit Condos
Upland Condos
Lots
Total (Ave 3 per unit)
Ave. Sales Per Resident/Year
Total Retail Sales
City (50%)
County (75%)
State (100%)
Number of Seasonal Units
Seasonal Residents (3.5/Unit)
Total Retail Sales (3/Year)
City (50%)
County (75%)
State (100%)

1984

1985

0/25
0
8
0
0
0
0

6%/30
15%/40
15%/75
57
8
456
228
342
456

25
0
0
0
0
0

126
441
1764
882
1323
1764

Hotel Guest Nights
Sales Revenue ($75/Guest Night)
Additional Tourist Day Visits/Year
Sales Revenue ($10/per Capita)

0
0

0
0

1986

1987

1988

1989

1990

1991

1992

1993

7%/95
8%/150 9%/200 10%/250 10%/300 10%/350 10%/350 10%/350
20%/75 25%/110 30%/155 35%/205 40%/255 40%/305 40%/395 40%/480
25%/130 30%/195 35%/270 40%/340 45%/405 50%/470 50%/530 50%/585
1176
162
294
698
943
1374
477
1559
8
8
8
8
8
8
8
8
9408
12472
10992
2352
7544
1296
3816
5584
6236
4704
1176
3772
648
1908
2792
5496
8244
7056
9354
1764
4188
5653
972
2862
754:';
9408
12472
10992
1296
2352
3816
5584
246
861
3444
1722
2583
3444

357
1250
5000
2500
3750
5000

466
1631
6524
3262
4893
6524

562
1967
7868
3934
5901
7868

646
2261
9044
4522
6783
9044

733
2565
10260
5130
7695
10260

817
2860
11440
5720
8580
11440

895
3133
12532
6266
9399
12532

45450
3409

88200
6615

91620
6872

95580
7169

100260
7520

100260
7520

100260
7520

100260
7520

50000
500

110000
1100

125000
1250

130000
1300

135000
1350

140000
1400

145000
1450

150000
1500
Total

Sales Tax Revenue
City (.85%)
County (.51%)
State (6.5%)

0
0
0
0

9
2
144
155

53
11
562
626

97
20
979
1096

113
24
1200
1337

129
28
1425
1582

146
32
1655
1833

159
36
1858
2053

172
39
2041
2252

183
42
2212
2437

1061
234
12076
13371

City ($40%/Capita)

0

2

6

12

19

28

38

47

55

62

269

0

0

4

9

9

9

10

10

10

10

71

State Revenue Sharing
Transient/Convention Tax
City (2% of Inn
generated sales tax)

Exhibit 7
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