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MEETING DATE:  January 24, 2019   

SUBJECT: Walsh Marine Shoreline Substantial Development  

PROPONENT: Port of Bellingham 

APPLICATION TYPE(S): Shoreline Substantial Development Permit  

FILE NUMBER(S): 2018078 

REQUEST: To approve the construction of a new maritime industrial building that 

is approximately 3,800 square feet in floor area and located in the 

Shipyard Industrial Park area of Blaine Harbor. This 2 story building will 

serve Walsh Marine, a water dependent business that currently operates on 

site and will ultimately replace their current trailer. 

LOCATION: 218 McMillan Drive, Blaine, WA 98230 

SUBMITTED BY:  Community Development Services 

PREPARED BY: Alex Wenger, Acting Community Development Director 

AGENDA LOCATION: 

 

   Public Hearing     New Business    Unfinished Business  

 

ATTACHMENTS: 

A. Application 

B. Site Plan and Elevation Drawings 

C. Commercial Design Approval Letter 

D. LID Infeasibility Memo 

 

 

 

 

 

 

 

 

 

 

 

NOTE:  The materials that constitute the official record are on file with the Community Development 

Services Department and may be reviewed upon request. 

 

 

STAFF REPORT TO 

PLANNING COMMISSION  
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SUMMARY  

The Port of Bellingham is proposing to build a new approximate 2,400 square foot building to improve the 

facilities at Walsh Marine, located at 218 McMillan Drive. The interior floor area on the two story building 

will be approximately 3,800 square feet with large vehicle access doors.  

 

 
 

The subject property is located in the Central Business Wharf District and development within this area is 

subject to the Wharf District Master Plan. Walsh Marine is located within Planning Area 6 – Shipyard 

Industrial Park of the Wharf District Master Plan.  

 

The request to the Planning Commission is to approval a Shoreline Substantial Development Permit 

application as required by the Central Business Wharf District and the City of Blaine Shoreline 

Management Master Plan (1996).  

 

Figure 1 – Proposed Building 

Figure 2 – Vicinity Map 
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PROCEDURAL INFORMATION  

The Shoreline Management Master Plan (SMP) designates the Planning Commission as the final authority 

for granting substantial development permits. The City’s Shoreline Administrator provides a 

recommendation on the policies and regulations of the SMP. Once action is taken by the City, a Notice of 

Decision is filled with the Washington State Department of Ecology (and any parties of record).  There is a 

21-day appeal period and then construction can start.   

 

A 30-day public notice period is required which must be provided by at least one of the following methods: 

 

1. Mailing the notice to property owners within at least 300 feet of the boundary of the subject 

property; 

2. Posting the notice in a conspicuous manner on the property; 

3. Any manner deemed appropriate by the City to accomplish the objectives of reasonable notice to 

adjacent landowners and the public. 

 

City’s Shoreline Administrator has confirmed that the required public notice has been completed. 

Supplemental notice has been provided on the City’s notice board, web site and the Northern Light and 

Bellingham Herald newspapers.  

 

The Planning Commission should review the relevant goals, policies and regulations of the Shoreline 

Management Master Program and Blaine Municipal Code. If the application is consistent with these 

standards, then the Commission should make a final decision to approve the application. The Commission 

can condition the approval to ensure consistency with City standards and the City’s SMP. The Commission 

can also deny the application based on reasonable findings the application cannot be determined consistent 

with the City’s SMP or the Municipal Code.  

 

ANALYSIS  

Shoreline Management Master Program Review 

The SMP includes general purpose and intent statements, General Elements in the form of goals, Use 

Regulations by Environment for different geographic areas, and specific policies and regulations for 

different types of land uses. Section 5 of the SMP states these land use “activities can occur on shorelines 

of the state. Policy statements have been developed for these various activities in order to ensure the proper 

use of the shoreline.  

 

The following SMP General Elements apply to the entire City shoreline area. They provide board 

overarching goal statements related to managing the shoreline. 

 

SMP General Elements 

The SMP has eight general uses elements which can be found in Section 2.2 of the SMP. The title of each 

element with the associated goal is listed as follows: 

 

1. Economic Development 

Goal: Assure that the economic resources within the City of Blaine are used to the fullest 

extent without damage to the natural shoreline environment. 

 

2. Public Access 
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Goal: Acquire and maintain adequate visual and physical access to shorelines of the City 

of Blaine. Assure that public access meets the demand of the residents of Blaine and a 

reasonable number of visitors to Blaine. 

 

3. Recreation 

Goal: Provide ample recreational opportunities that are compatible with the shoreline 

environment for the residents of the City of Blaine and its visitors. 

 

4. Circulation 

Goal: Develop a convenient and diversified circulation system to move people and 

products efficiently. Assure that the circulation system does not disrupt the natural 

shoreline environment. 

 

5. Shoreline Use 

Goal: Assure that shoreline development is limited to those activities having a minimal 

adverse effect on the shoreline development. 

 

6. Conservation 

Goal: Assure protection of those non-renewable resources within the confines of the City 

of Blaine and make provisions for the use of the renewable resources. 

 

7. Historical/Cultural 

Goal: Preserve, protect and restore shoreline areas having historical or cultural 

significance. 

 

8. Restoration 

Goal: Restoration of severely blighted shorelines should be encouraged. 

 

The project advances many of the goals by providing improved maritime facilities which encourages 

economic development. The project also includes storm water system and property improvements. Staff 

did not identify any conflicts with these goal statements and recommends the application is consistent with 

SMP General Elements.  

 

Use Regulations by Environment 

The City’s shoreline is divided into five different geographic areas under the SMP. These are called Use 

Regulations by Environment. The Project is located in the Urban Environment. The following definition is 

provided in the SMP in Section 3.1:  

  

The Urban Environment is an area of high-intensity land use including residential, commercial 

and industrial development. This environment does not necessarily include all shorelines within an 

incorporated city. It is limited to areas presently subjected to intensive use and to areas which will 

be necessary for future urban uses which would require a marine location, (marine dependent or 

marine related) or other commercial development which provides public access. 

 

Allowing the improvements to the Walsh Marine facility is consistent with the definition statement for the 

Urban Environment. The project is appropriate for the high-intensity environment and similar to the 

facilities within the vicinity. Due to these reasons staff recommends that the proposal is generally 

consistent with the Urban Environment Designation statement.  

 

Use Policies and Standards 
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The Walsh Marine proposal is considered a Port and Water-Related Industry and the SMP includes specific 

policies and use regulations under Section 5.17.  The SMP states these land use “activities can occur on 

shorelines of the state. Policy statements have been developed for these various activities in order to ensure 

the proper use of the shoreline.” 

 

Port and Water-Related Industry is described in the SMP as follows: 

 

Ports are centers for waterborne traffic and, as such, have become gravitational points for 

industrial/manufacturing firms. The Master Program differentiates between those industrial 

activities which actually need a shoreline location and those industrial activities which do not. 

Ports and water-related industries have a great impact on shoreline areas and their locations and 

size should be carefully regulated.  

 

The following polices are provided for Port and Water-Related Industries. Staff comments are provided.  

 

Policies: 

1) Give shoreline priority to those industries that require frontage on water which is navigable at low 

tide.  

 

Staff comment: Walsh Marine is a water dependent use that requires water which is navigable at low tide. 

The application is consistent with this policy.  

 

2) Encourage cooperative use of parking and storage facilities by water-related industry.  

 

Staff comment: There is a shared parking lot near the end of Marine Drive in Sub Area 7.  There is no 

inherent conflict with this policy and the Walsh Marine proposal.  

 

3) Any expansion for water-related industry should occur north of the U.S. Army Corps breakwater 

and outside of Drayton Harbor.  

 

Staff comment: Policy 3 is not applicable.  

 

4) When possible, water-related industries should not interfere with public visual and physical access 

to the shoreline.  

 

Staff comment: Public access is discouraged in this industrial area. Public access is provided in designated 

areas as identified in the Wharf District Master Plan.  

 

5) Encourage the Port of Bellingham and the City of Blaine to extend leases only to those commercial 

and industrial uses which are marine-oriented, with the exception of restaurants.  

 

Staff comment: Walsh Marine is a marine-oriented industry. Policy 5 is satisfied.  

 

6) Height of buildings and structures shall be limited to that height necessary to perform the primary 

function.  

 

Staff comment: The proposed building will be less than 30 feet in height and does not exceed the 

maximum for zoning.   
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The following Use Regulations are provided for Port and Water-Related Industry. Staff comments are 

provided: 

 

Use Regulations: 

1. Water-related industry is restricted to areas where water-related industries already exist.  

 

Staff comment: The application meets this Use Regulation.  

 

2. Associated parking on the shoreline is a conditional use and shall include provisions for 

pedestrian and non-motorized vehicular circulation along the shoreline.  

 

Staff comment: Parking for Walsh Marine already exists elsewhere on the site. The proposal does not 

include any new parking. As such, the application meets this Use Regulation.     

 

3. At the port area, shoreline location along water navigable at low tide shall be limited to those 

industries or commercial uses requiring such frontage.  

 

Staff Comment: Walsh Marine requires water navigable at low tide and as such the application is 

consistent with this Use Regulation.  

 

4. Other shoreline locations in the port shall be limited to industries and commercial developments 

which are marine-related but not necessarily water-dependent. Such uses shall be required to 

allow public access to the shoreline, unless public safety would be endangered. 

 

Staff comment: The application for Walsh Marine is for a water-dependent use. Public access is 

discouraged for this industrial area due to safety reasons. Public access is provided elsewhere on Port 

property as identified in the Wharf District Master Plan. As such, the application is consistent with this Use 

Regulation.   

 

SMP Review Conclusion 

Staff recommends the proposal is consistent with the policies and requirements of the City’s Shoreline 

Management Master Program.  

 

Blaine Municipal Code 

 

A review of the applicable Blaine Municipal Code (BMC) sections is provided below, including BMC 

17.23, the Central Business (CB) Wharf Zoning District.   

 

The CB Wharf Zoning District has the following purpose statement: 

 

The wharf district is established in recognition of the unique and irreplaceable nature of the city’s 

waterfront site. It is intended to provide for a mix of water-oriented commercial, industrial and 

recreational uses that support water-related activities that are compatible with shoreline public access 

and tourism activities. 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 chapter are intended to 

supplement the master plan. 
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Development applications in the CB – Wharf Zoning District must satisfy all of the following approval 

criteria, defined by BMC 17.23.040. Staff comments are provided. 

 

A. A shorelines permit in the wharf district shall be approved subject to the administrative provisions 

of this title and the shoreline management program.  

 

Staff comment: Compliance with the SMP was discussed earlier in this report. Compliance with 

Title BMC 17.23.020 is discussed below.  

 

B. A final permit decision by the city (Planning Commission) must include findings of compliance with 

the following documents: 

1. The Wharf District Master Plan;  

Staff comment: The project is located within Area 6 of the Wharf District Master Plan. This area is 

called Shipyard Industrial Park, which is described as:  

 

Area 6 is preserved for marine-related commercial and industrial uses, serving primarily the 

commercial fishing, boat building and boat-repair and service industry. This area is one of the 

limited areas in Whatcom County which has access to protected marine waters suitable for large 

vessel moorage, fueling and servicing. The saw tooth dock in this area provides berthing and off-

loading facilities for commercial fishing vessels, and the adjacent web-locker provides storage for 

nets and gear. The existing Webhouse #1, adjacent to the saw tooth dock, is an older facility in 

need of upgrade...  

 

The Wharf District Master Plan also includes the following statement under the Development 

Guidelines section.  

 

Buildings in this planning area are intended to accommodate water dependent and water related 

industrial activities. In the absence of retail and related commercial outlets, industrial operations 

will shape the character of this planning area. 

 

In summary, staff recommends the proposal is consistent with the allowed uses and vision of 

Wharf District Master.   

 

 

2. The city of Blaine shoreline management plan;  

Staff comment: Staff recommends the proposal is consistent with the SMP as discussed earlier in 

this report.  

3. Design standards pursuant to Chapter 17.119 BMC. 

 

Staff comment: The project has completed the Commercial Design Review required by BMC 

17.119.  Please see Attachment C.   

 

BMC 17.23.020(C) states that development on Port owned property should include comments from the 

Port. Additional comments from the Port are not necessary considering they are the applicant and are 

requesting approval.   
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BMC 17.23.040(F) includes specific standards for Shipyard Industrial Park. Compliance with 

these standards is discussed as follows: 

Design Standards. 

a. Streetscape and Public Space Standards: Planning Area 6 is reserved for industrial uses. 

There are no formal streets and the general public should not be encouraged to enter the area. 

Consequently, the streetscape and public space standards are only marginally applicable. 

Where the public does have access, and where appropriate, they will be applied. 

b. Building Form Standard: Building form and design in this planning area will be driven by the 

functional requirements of industry. While the standards in Chapter 17.119 BMC must be 

considered, where the two are in conflict, industrial design requirements shall prevail. 

c. Architectural Standards: Building form and design in this planning area will be driven by the 

functional requirements of industry. Consequently, where these architectural standards 

conflict with industrial design requirements, the latter shall prevail.  

d. Landscape and Private Parking Standards: No landscaping required. 

 

Staff comment: The application complies with these design standards.  

Building Setback Standards. 

a. Setbacks from Marine Drive right-of-way: 10 feet. 

b. Setbacks from the Shoreline OHWM. Water-dependent buildings: zero feet.
1
 

Land coverage standards: 100 percent. 

Height standards: 40 feet. Higher building heights may be approved by the city council.
2
 

 

Staff comment: The application complies with these design standards.  

 

BMC 17.23.030(B) requires low impact design techniques for storm water achieve high-quality runoff. 

Staff has analyzed the potential for low impact design techniques and consulted with the project engineer 

and the mutual conclusion is that this site in not well suited to implement low impact design techniques for 

storm water. Please see Attachment D, a memo from Freeland & Associates, which states recommends this 

requirement be waived. Staff concurs and recommends a Finding of Fact which addresses this.  

 

Staff has determined the proposal, as appropriate conditioned, meets or exceeds all of these standards of 

the Wharf Zoning District and the Wharf District Master Plan.  

 

In conclusion, staff recommends the proposal satisfies the approval criteria and the Shoreline Management 

Master Program, the Wharf District Master Plan, and the Wharf Zoning District.  

PUBLIC COMMENT 

As of the drafting of this report, no public comments have been received.  
 

                                                 
1
 BMC 17.23.030(E) 

2
 Criteria for increased heights are provided in BMC 17.23.040(F)5 
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FINDINGS OF FACT  

1. The project is exempt for review under the State Environmental Policy Act.  

2. Notice of the Project was properly provided on December 21, 2018 including posting a Notice of 
Application and Public Hearing. A supplemental notice was placed on the City’s notice board, 
website and published in a local newspaper of general circulation.  

3. The Planning Commission held a public hearing for the Project on January 24, 2019. The 
Planning Commission reviewed the goals, policies and approval criteria for a Shoreline 
Substantial Development application as listed in the in the City of Blaine Shoreline Management 
Master Program (1996).  

4. The Walsh Marine site is not well suited to implement low impact design techniques for storm 
water based on the limited area between the building and the breakwater, the composition of the 
soil and the fact that moving a portion of the activity at Walsh Marine inside of a structure should 
improve water quality by reducing pollution generating impervious surfaces.  

5. The Planning Commission reviewed the zoning standards of the Central Business Wharf Zoning 
District and determined that application consistent with the zoning standards and approval criteria. 

6. The Planning Commission solicited and considered public input on the project prior to making a 
final decision on the Shoreline Substantial Development Permit application.  

RECOMMENDATION 

Staff recommends approval of the proposal and advises the Commission to consider a motion to 
conditionally approve the Shoreline Substantial Development (2018078) permit based on findings of fact 
and subject to the conditions of approval contained on Pages 8 and 9 of the staff report. 

 

CONDITIONS OF APPROVAL 

 

1. The building permit application shall be determined consistent with the Commercial Design 

approval dated January 17, 2019.  

 

2. No construction shall begin until 21 days after the formal action by the Washington State 

Department of Ecology. At the termination of the 21-day appeal period, unless an appeal has been 

filed, the Administrator shall notify the applicant that construction pursuant to the permit may 

commence. 

 

3. Construction or substantial progress toward construction must be undertaken within two years after 

the approval of the substantial development permit pursuant to the City of Blaine Shoreline 

Management Master Program. Project construction for all work within the shoreline jurisdiction 

shall be completed within five years from the date of Planning Commission approval. Extensions 

may be granted pursuant to the City of Blaine Shoreline Management Master Program.  

 

 

Submitted by: 

Signed       January 18, 2019 
Alex Wenger, AICP     

Shoreline Administrator 
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Freeland and Associates, Inc. 
 

Consulting Engineers 

220 West Champion Street ▪ Suite 200 ▪ Bellingham, WA ▪ 98225 

P | 360-650-1408 F | 360-650-1401 

freelandengineering.com 

 

Technical Memorandum 

Date: January 17, 2019 Project Engineer: Jean-Paul (J.P.) Slagle, P.E. 

To: City of Blaine Project Name: Walsh Marine 

Attn: Alex Wenger Project No: 18199 

Subject:  LID Infeasibility – Walsh Marine 

  

Walsh Marine is proposing a new building located at 218 McMillan Avenue (TPN: 405101 360530), 

which is situated at the southeast end of McMillan Avenue in Blaine, Washington.  The subject 

property is leased from the Port of Bellingham to Walsh Marine Services, an established boat repair 

service company. Per the City of Blaine zoning designations, the site is zoned Central Business 

Wharf (CB-W). The site is within Shipyard Industrial Zone Area 6 per the Blaine Wharf District 

Master Plan, which is a joint land use agreement between the Port of Bellingham and City of Blaine. 

This technical memorandum has been prepared to discuss the requirements outlined Blaine 

Municipal Code 17.23.030 (B) as it relates to the proposed project.  The code states: 

 

B. Water Quality Standards. While each planning area will have different functions and development 

configurations, all development in the wharf district shall utilize low-impact design techniques and 

demonstrate that the result will be a storm water management design that will consistently achieve 

high-water quality runoff over extended periods of time. 

 

According to the Department of Ecology, low-impact design is “a stormwater and land use 

management strategy that strives to mimic pre-disturbance hydrologic processes of infiltration, 

filtration, storage, evaporation and transpiration by emphasizing conservation, use of on-site 

natural features, site planning, and distributed stormwater management practices that are 

integrated into a project design.”  The proposed Walsh Marine building is located approximately 12 

feet from the sea wall and will be constructed over compacted gravel and dredged marine fill.  

Infiltration of stormwater will likely be infeasible due to the compacted soils and could be detrimental 

to the stability of the seawall.  In addition, the site lacks suitable vegetated pathways to employ 

stormwater dispersion.   

AWenger
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Walsh Marine – LID Infeasibility 
Technical Memorandum 

January 17, 2019 
 
 

 Freeland & Associates, Inc.  Page 2 

 

As the main component of this project is a building, source control of pollutants can be preferred to 

stormwater treatment strategies.  This building will remove existing pollution generating surfaces 

and replace them with a non-pollution generating roof surface that will be coated with a Duranar 

fluoropolymer coil coating.  This coating is chemically inert and provides resistance to 

environmental stresses, including acid rain and salt-spray corrosion.  In addition, this project will 

relocate industrial activities inside of a structure, which will prevent rain water from entraining 

pollutants.  

 

As stated above, this project will achieve the goals outlined in BMC 17.23.030 (B) by proving higher-

water quality runoff over extended periods of time, especially when compared to existing conditions 

on the site.  Therefore, we propose that Walsh Marine be permitted without the implementation of 

low-impact design techniques.   
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