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MEMORANDUM

10: Dave Boyd, City of Bothell
FROM: Amy Summe, PWS
DATE: March 31, 2022
PROJECT: City of Bothell Shoreline Master Program Update
PROJ. #: 103848-002

SUBJECT: Buffer Reduction with Enhancement History and Options

INTRODUCTION

During a January 14, 2019, Shorelines Board meeting, there was discussion of a 2019
Planning Docket suggestion submitted by Shorelines Board member Ann Aagaard.
Commissioner Aagaard requested that the City Council consider removing the alternative
buffer provisions found in Bothell Municipal Code (BMC) 13.13.060.E.6. As requested, the
City of Bothell (City) placed consideration of the buffer reduction with enhancement
provisions of the code on the Planning Docket. The Shorelines Board has now been re-
convened to review the existing regulations and the history of implementation of those
regulations, and to evaluate potential remedies to improve the code.

In response to discussion of this section of code during the 2019 Shoreline Master Program
(SMP) periodic update, a memo was developed for the Shorelines Board, dated February 4,
2019, that provided additional information related to that topic, with an emphasis on
Washington State Department of Ecology (Ecology) guidance. This memo is an update and
expansion of the 2019 memo, utilizing new information from a project that included
restoration (Securite”) and only the second project in the City that has pursued a buffer
reduction under these provisions (Bothell Landing 32 Townhomes).

EXISTING REGULATIONS

1. Buffer Reduction with Enhancement

For easy reference, Attachment A includes the text of BMC 13.13.060.E.6. The following is a
summary of key points:

= Buffer reductions are only available for new and substantial redevelopment in the Urban
Conservancy and High Intensity designations (less than 31% of the City’s shoreline
jurisdiction), which have a 100-foot standard buffer.
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= Buffer reductions are only available upon demonstration that the existing buffer is
degraded'.

= With enhancement, standard buffer widths may be reduced up to a maximum of 40% on
Type S streams, and up to a maximum of 25% on Type F, Np, or Ns streams without a
Shoreline Variance.

= Applicants have the option of providing a variety of specific enhancements that were
based on the findings of the shoreline analysis report. For example, for each foot of
buffer width reduction on the Sammamish River, applicants can provide a 2-foot width
of native revegetation.

= Any native tree or shrub removal must be compensated by replacement with native

trees and shrubs at a 2:1 ratio.

These buffer reduction provisions were addressed in the Cumulative Impacts Analysis?
(CIA) completed as part of the City’s Comprehensive SMP Update. The CIA concluded that
the SMP, along with the Restoration Plan, met the Shoreline Management Act’s (SMA's)
requirements for achieving no net loss of ecological functions.

2.  Long-Term Monitoring And Site Protection

For easy reference, Attachment A includes the text of BMC 13.13.010. The following is a
summary of key points:

= Mitigation plans shall include a program for monitoring construction and assessing the
completed project. Projects shall be monitored for at least five years.

= C(ritical areas and their buffers shall be placed in separate critical areas tracts.

= Unless mitigation is completed prior to a final City permit approval, applicant must post
a performance bond or other security “in a form and amount deemed acceptable by the

1 “Degraded buffer” means an area between the ordinary high water mark and the standard buffer
that has reduced ecological functions or impaired operation of ecosystem-wide processes relative to
natural or historic conditions as a result of alterations to the physical, chemical, and/or biological
characteristics of a site. Dominance of invasive plants or noxious weeds, monocultures of a single
plant species, absence of vegetative structural diversity (lack of trees, shrubs and groundcovers),
presence of significant impervious surfaces (e.g., majority of shoreline buffer), alteration of natural
hydrologic pathways between upland areas and the shoreline water body, presence of hard structural
shoreline stabilization, or presence of contaminated soils, among others, may be some indicators of
degraded conditions. (BMC 13.03.010, Definitions)

2 The Watershed Company and BERK, 2012, Cumulative Impacts Analysis for City of Bothell’s
Shorelines: Sammamish River, North Creek, and Swamp Creek. Prepared for City of Bothell, WA.
The Watershed Company Ref. #: 090615. May 15.
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city.” A mitigation bond or other security must also be posted “in a form and amount
deemed acceptable by the city to ensure mitigation is fully functional.”

= Bonds shall be the greater of 125% of the estimated cost of the uncompleted actions or
the estimated cost of restoring the functions and values of the critical area that are at
risk.

= Bonds remain in effect until the City determines, in writing, that the standards bonded
for have been met. Mitigation bonds are held for at least five years — longer when
necessary.

= If the applicant fails to satisfy permit requirements or conditions, including timely
submitting of monitoring report, the City can consider the applicant in default and
collect the funds secured by the bond.

At the end of formal monitoring and bonding periods, enforcement will likely be on a

complaint basis.

BUFFERS AND BUFFER CONDITIONS IN BOTHELL

There was extensive discussion of appropriate shoreline standard buffer widths during the
2012 Comprehensive SMP Update at the Shorelines Board, Planning Commission, and City
Council levels, with public input at each venue. Elected officials ultimately had to choose
between two options for the Shoreline Residential- and High Intensity-designated areas:

1. Set the standard buffer based on existing conditions consistent with the SMA and
Ecology guidance (see Attachment B), or

2. Set alarger standard buffer than indicated by existing conditions in the majority of the
shoreline but provide avenues to reduce the burden on applicants and achieve buffer
condition improvements.

The final decision was to establish a 100-foot standard buffer, which does not reflect the
current conditions at that time, but include mechanisms for reducing the buffer to a width
that is more in line with existing conditions and results in gains in ecological function. In its
review of the SMP and CIA, Ecology determined in its approval of the SMP that the SMP is
consistent with the SMA and the SMP Guidelines, including the overarching requirement
that the SMP result in no net loss of ecological functions.

Exhibit 1 illustrates the misalignment of the standard 100-foot buffer with the existing
conditions along a section of Bothell’s Sammamish River shoreline in the Shoreline
Residential environment. Without the provisions currently in the SMP, most of these homes
could not be rebuilt to the buffer standard and even a more traditional 25% buffer reduction
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would not be adequate. Greater reductions typically require a Shoreline Variance, with its
associated greater cost and delay to the applicant, drain on City resources, and Ecology

involvement.

* —
-
. i

< 100’ buffer

—

Exhibit 1: Aerial View (Google Earth) of Residential Bothell Shoreline Showing the 100-foot Buffer and
the Setbacks of Existing Development

IMPLEMENTATION IN BOTHELL

To date, no developments in the City’s shoreline jurisdiction have pursued and achieved a
buffer reduction using the enhancement provisions in BMC 13.13.060.E. The following two
sections describe a project that originally planned to pursue a buffer reduction, but
abandoned that effort (Securite’) and a newer project that is proposing a buffer reduction,
but has not received approval to date (Bothell Landing 32 Townhomes)

1. Securite’ Gun Club

An early proposal by the Securite” Gun Club included a buffer reduction, but the developer
ultimately redesigned the site and retained the standard 100-foot buffer. As part of the
Conditional Use Permit for a non-water-oriented use in shoreline jurisdiction, the developer
enhanced the vegetation in the buffer and installed downed wood and snags (Exhibit 2).
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Exhibit 2: Photos of Securite’ Buffer Restoration Area (March 25, 2022)

The shoreline was dominated by invasive Himalayan blackberry and grasses. According to
a State Environmental Policy Act Addendum (October 7, 2016), the project’s originally
proposed buffer reduction was eliminated and the new development complied with the
standard buffer. Himalayan blackberry has been removed from the buffer and replaced
with 32,106 square feet of native trees and shrubs, three snags, and three pieces of large
woody debris; the restoration plan and aerial photo indicate that existing trees have been
retained. The plant schedule for the restoration area includes 164 trees (120 of which are
conifers), an additional 2,530 black cottonwood and Pacific willow stakes, and nearly 1,000
shrubs. The plan also shows a public seating area with interpretive sign and an Americans
With Disabilities Act-compliant crushed rock trail along the river.

The project’s restoration plan called for five years of monitoring. A Year 1 monitoring
report has been submitted and is being reviewed, along with implementation of
recommendations. City staff are working with the permittee to obtain additional

monitoring reports and confirmation of permittee completion of necessary remedial actions.

2. Bothell Landing 32 Townhomes

An applicant has submitted an application that is currently in review by the City for 32 new
townhomes on a mostly vacant parcel. The entire standard 100-foot buffer is primarily
vegetated with grasses and other weeds, and a strip of Himalayan blackberry with a patch
of reed canarygrass is present along the Sammamish River waterfront (Exhibit 3).
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Exhibit 3: Aerial Image (Google Earth) on Left and Photo of Shoreline Conditions Facing East (March 25,
2022)

The proposal includes a reduction of the buffer to 66 feet 7 inches using the option that
allows for a 1-foot reduction in buffer for every 2 feet of native revegetation (measured
perpendicular to the ordinary high water mark). The reduced buffer will be revegetated,
replacing grass and invasive species with 198 native trees (including 21 conifers), 1,684
native shrubs, and native groundcovers. The applicant’s submittal notes that:

“Implementation of the enhancement plan will significantly increase the desired
plant species composition and structural diversity within the enhancement area over
current conditions. This will increase habitat quality, stormwater filtration, and will
also provide increased physical and visual screening to the river from the future

residences.”

The applicant’s proposal includes a detailed five-year monitoring and maintenance plan
and a commitment to obtain a bond for the installation and monitoring of the restoration

area.

POTENTIAL CODE CHANGES

The lack of any bond requirements for the Securite” project suggests that some changes to
the code or City procedures could be beneficial to clarify when bonds are required and what

kind of bonds to facilitate developer compliance and restoration success in the event that
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there are future proposals to reduce or restore shoreline buffers. These changes could also
be beneficial if applied to all mitigation or restoration actions in and outside of shoreline
jurisdiction, whether proposed as part of a developer application or required by permit
condition.

For example, the title and language of BMC 13.13.010.V (Bonds to Ensure Mitigation,
Maintenance, and Monitoring) could be amended to clarify that bonds shall be required not
just for compensatory mitigation, in the traditional sense of offsetting a specific impact, but
at any time when code compliance results in critical area or buffer restoration. In the case of
Securite’, the buffer restoration was triggered by the proposal for a non-water-oriented use,
which in this circumstance is allowed only when “providing public access consistent with
BMC 13.09.050 and ecological restoration that is not otherwise required for mitigation
purposes” (BMC 13.11.050.D.2). Other changes could be made throughout Title 13 to clarify
when bonding may or shall be required by the City and to refer explicitly to BMC
13.13.010.V.

Based on the materials reviewed, the proposed Bothell Landing buffer reduction project
appears to have effectively and correctly applied the buffer reduction code to generate a
restoration plan that will significantly improve ecological function of the buffer. However,
Table 13.13.060-3 (which contains the various buffer enhancement options for buffer
reduction) establishes a three-year cover standard while monitoring requirements in Title 13
establish a five-year minimum. It would be beneficial to consistently use five years for
performance standard targets and as the base maintenance and monitoring timeline for all
restoration or mitigation projects to avoid ambiguity. It would also be helpful for staff and
applicants if Table 13.13.060-3 explicitly refers to BMC 13.13.010.V for bonding
requirements.

AJS:PCJ/ajs

Enc. Attachment A — Existing Code
Attachment B — Ecology Guidance
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ATTACHMENT A — EXISTING CODE

BMC 13.13.060.E.
6. Decreased Standard Stream Buffer Widths.

a. As ameans of increasing the ecological functions of shoreline and stream buffers that
are determined to be degraded or adversely altered by past development or activities,
new or substantial redevelopment may request buffer enhancement in exchange for a
reduced buffer dimension pursuant to this subsection (E)(6). The critical areas report
must include a site-specific assessment of the conditions that demonstrate an evaluation
of the buffer as “degraded.”

b. Reduction of standard stream buffer widths are permitted only within properties
with an environment designation of shoreline residential or high intensity/high
intensity-park and only when the city characterizes the buffer as degraded as defined in
Chapter 13.03 BMC.

c. If meeting the criteria in subsections (E)(6)(a) and (E)(6)(b) of this section, the
standard buffer width may be reduced up to a maximum of 40 percent on Type S
streams, and up to a maximum of 25 percent on Type F, Np or Ns streams, with the
implementation of one or more of the buffer reduction options provided in Table
13.13.060-3. Buffer width reduction is measured perpendicular from the OHWM.

d. If the proposed buffer reduction results in loss of native trees or shrubs and the
applicant is not proposing to utilize buffer reduction option 1, the applicant must
provide replacement native trees and shrubs at a 2:1 ratio by number of impacted trees
or shrubs in addition to meeting the requirements of the selected buffer reduction
option.

e. Buffer averaging may be applied to reduced standard buffers consistent with
subsection (E)(11) of this section, provided the buffer width is not reduced by more than
an additional 10 percent in any one location and does not exceed the maximum
reduction listed under subsection (E)(6)(c) of this section.

f. Measures identified in Table 13.13.060-3 may not be applied to buffer reduction if they
are required by federal, state, or local regulations or are offered as mitigation for other
actions or impacts.

g. Buffers shall be approved by the city’s shoreline administrator.

h. All developments proposing a reduction in the standard buffer width shall be fully
consistent with the applicable provisions and standards of
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Chapters 13.07, 13.09, 13.11 and 13.13 BMC for the specific use, activity and

development proposed.

Table 13.13.060-3. Buffer Reduction Options Applicable to SR and HI/HI-P Environments

Buffer Reduction Option

Develop and implement a city-approved shoreline native vegetation

enhancement plan that achieves the following:

= Atleast five trees (conifer or deciduous) per 100 linear feet of
shoreling;

= Native trees and shrubs shall be planted along 80 percent by
length of the water body frontage, at a planting density that will
provide at least 60 percent areal tree and shrub coverage of the
buffer enhancement area within three years of installation.
Native groundcovers shall provide up to 30 percent areal
coverage of the buffer enhancement area within three years of
installation. Landscape plans shall demonstrate that the
selected plantings have the ability to provide 100 percent
coverage of the buffer enhancement area at vegetation
maturity.

= Trees are placed to shade and/or overhang the watercourse.

= Vegetation enhancement is maintained for the duration of the
use or facility.

The remaining 20 percent of water body frontage may be maintained
for access to the water or to over-water structures as either lawn,
native groundcover, pervious pathway, or other natural or pervious
materials. The city may approve, on a case-by-case basis,
enhancement plans that include the removal of terrestrial and
aquatic invasive species; provided, that best management practices
are taken to control erosion and minimize exposure of toxic
materials.

Note: Vegetation installed in the buffer as required mitigation for a
shoreline/stream bank stabilization or over-water structure proposal
shall not be counted towards this mitigation option. See Figures
13.13.060-2a, 13.13.060-2b, 13.13.060-2c and 13.13.060-2d.

Allowed Buffer Width Reduction?

Sammamish River

1-foot reduction in
buffer width for every
two feet (measured
perpendicular to the
OHWM) of vegetation
enhancement area
whichever is less b.¢

All Other
Streams

1-foot reduction in
buffer width for
every three feet
(measured
perpendicular to
the OHWM) of
vegetation
enhancement
area whichever is
less b.c

Remove an existing hard structural shoreline or stream bank
stabilization measure located at, below, or within five feet landward
of the OHWM along at least 75 percent of the linear water body
frontage of the subject property, and restore to a natural or semi-
natural state, including restoration of topography and substrate
composition. Any upland areas disturbed by this option must be
revegetated with native trees, shrubs and groundcovers.
Assessment and design by a qualified professional, consistency with
other SMP performance standards as appropriate (e.g., shoreline
stabilization in BMC 13.11.150) and applicable state and federal

A-2

40 percent reduction

40 percent
reduction on
North and Swamp
Creeks, 25
percent on other
streams
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Table 13.13.060-3. Buffer Reduction Options Applicable to SR and HI/HI-P Environments

Allowed Buffer Width Reduction?

Buffer Reduction Option

All Other

Sammamish River
Streams

permits are required. This option cannot be used in conjunction with
Option 4 below. See Figures 13.13.060-3a and 13.13.060-3c.

3 | Existing hard structural shoreline or stream bank stabilization 25 percent reduction | 25 percent
measures are set back from the OHWM more than five feet and are reduction
sloped at a maximum three vertical (v): one horizontal (h) angle to
dissipate flows and increase the quality of aquatic habitat.
Assessment and design by a qualified professional is required, and
applicable state and/or federal permits may be required. See Figures
13.13.060-3b and 13.13.060-3c.

4 | Install woody debris where doing so would provide significant NA 20 percent
improvement to in-stream habitat conditions. The material shall be reduction
sized and placed to remain stable in high flow conditions, and to
enhance in-stream habitat conditions. Assessment and design by a
qualified professional is required, and applicable state and/or federal
permits may be required.

5 | For properties with existing docks, replace ramp decking and 5 percent reduction NA
decking that is not immediately over floats with grated decking to
allow light penetration to the water. Applicable state and/or federal
permits may be required.

6 | Install low impact development facilities in locations where such
facilities are not required by the Bothell design and construction
standards. The facilities shall be designed to meet the requirements
of the City of Bothell Surface Water Design Manual standards in
effect at the time, and should be located outside of buffers except
when retrofitting existing improvements inside of the buffer. These
facilities include:
= Biofiltration/infiltration mechanisms (e.g., rain gardens,
bioswales) in lieu of piped or surface discharge to the water 1 technique 5 percent
body, 2 techniques 10 percent
= Pervious material for 50 percent of all new pollution generating 3 techniques 20 percent
surfaces, such as driveways, parking or private roads, or
replace 50 percent of existing pollution generating surfaces with
pervious materials that allow water to pass through at rates
similar to predeveloped conditions,
= Install oil-water separator(s) to remove hydrocarbons from
parking areas, roads or driveways that would otherwise
discharge storm water runoff to a water body without treatment.

103848-002
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Table 13.13.060-3. Buffer Reduction Options Applicable to SR and HI/HI-P Environments

Allowed Buffer Width Reduction?

Buffer Reduction Option

Sammamish River Gtz
SHCEINS
7 | Restore at least 20 percent of the gross lot area located outside of 10 percent reduction
the buffer and any critical areas and their associated buffers as
native vegetation. See Figure 13.13.060-4.

Table Notes:
a Buffer reduction measured perpendicular to the OHWM.
b Minimum enhancement area averaging 10 feet in width from the OHWM.

¢ For properties with existing native woody vegetation coverage greater than 50 percent by area of the applicable standard buffer,
allowed buffer reduction widths will be commensurate with the amount of proposed shoreline enhancement as determined by the
shoreline administrator.

BMC 13.13.010 GENERAL.

Q. Mitigation Plan Requirements. When mitigation is required, the applicant shall
submit for approval by the city a mitigation plan as part of the critical areas report. The
mitigation plan shall include:

4. Monitoring Program. The mitigation plan shall include a program for monitoring
construction of the compensation project and for assessing a completed project. A protocol
shall be included outlining the schedule for site monitoring (for example, monitoring shall
occur in years one, three, five, and seven after site construction), and how the monitoring
data will be evaluated to determine if the performance standards are being met. A
monitoring report shall be submitted as needed to document milestones, successes,
problems, and contingency actions of the compensation project. The compensation project
shall be monitored for a period necessary to establish that performance standards have been
met, but not for a period less than five years.

U. Critical Area Tracts.
1. All critical areas and their buffers shall be placed in separate critical areas tracts, and
shall be designated on all site plans, binding site plans, planned unit developments’ records
of surveys, or subdivision approval, as follows:
a. Alllandslide hazard areas and buffers;
b. All wetlands and buffers;
c. All fish and wildlife habitat conservation areas and buffers when applicable and
appropriate; and
d. All other lands to be protected from alterations as conditioned by project
approval.
2. Critical area tracts shall be recorded on all documents of title of record for all affected
lots.

103848-002
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3. Critical area tracts shall be designated on the face of the plat or recorded drawing in a
format approved by the city attorney. The designation shall include the following
restriction:
a. An assurance that native vegetation will be preserved for the purpose of
preventing harm to property and the environment, including, but not limited to,
controlling surface water runoff and erosion, maintaining slope stability, buffering,
and protecting plants, fish, and animal habitat; and
b. The right of the city to enforce the terms of the restriction.
4. The city may require that any required critical area tract be dedicated to the city, held in
an undivided interest by each owner of a building lot within the development with the
ownership interest passing with the ownership of the lot, or held by an incorporated
homeowners’ association or other legal entity (such as a land trust, which ensures the
ownership, maintenance, and protection of the tract).

V. Bonds to Ensure Mitigation, Maintenance, and Monitoring,.

1.  When mitigation required pursuant to a development proposal is not completed prior to
the city final permit approval, such as final plat approval or final building inspection, the
city shall require the applicant to post a performance bond or other security in a form and
amount deemed acceptable by the city. If the development proposal is subject to mitigation,
the applicant shall post a mitigation bond or other security in a form and amount deemed
acceptable by the city to ensure mitigation is fully functional.

2. The bond shall be in the amount of 125 percent of the estimated cost of the uncompleted
actions or the estimated cost of restoring the functions and values of the critical area that are
at risk, whichever is greater.

3. 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 acceptable to the city attorney.

4. Bonds or other security authorized by this section shall remain in effect until the city
determines, in writing, that the standards bonded for have been met. Bonds or other
security shall be held by the city for a minimum of five years to ensure that the required
mitigation has been fully implemented and demonstrated to function, and may be held for
longer periods when necessary.

5. Depletion, failure, or collection of bond funds shall not discharge the obligation of an
applicant or violator to complete required mitigation, maintenance, monitoring, or
restoration.

6. Public development proposals shall be relieved from having to comply with the
bonding requirements of this section if public funds have previously been committed for
mitigation, maintenance, monitoring, or restoration.

7. Any failure to satisfy critical area requirements established by law or condition
including, but not limited to, the failure to provide a monitoring report within 30 days after
it is due or comply with other provisions of an approved mitigation plan shall constitute a

103848-002
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default, and the city may demand payment of any financial guarantees or require other
action authorized by the city code or any other law.

8. Any funds recovered pursuant to this section shall be used to complete the required
mitigation.

103848-002
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ATTACHMENT B - ECOLOGY BUFFER
GUIDANCE

Over the past nearly two decades, Ecology and communities around the state have grappled
with how to approach regulatory buffer development, particularly in urban areas. To
provide the Shorelines Board with some additional guidance from Ecology about this issue,
key discussions from Ecology’s SMP Handbook have been excerpted verbatim below. The
comprehensive SMP Update, which culminated in adoption of the existing SMP, used an
approach which is consistent with Ecology’s Handbook.

Chapter 11 Vegetation Conservation, Buffers and Setbacks
(https://fortress.wa.gov/ecy/publications/parts/1106010part11.pdf)

Buffers and setbacks with vegetation conservation support a main tenet of the
Shoreline Management Act (SMA) -- “protecting against adverse effects to the public
health, the land and its vegetation and wildlife, and the waters of the state and their
aquatic life.” The SMP Guidelines require master programs to protect the functions
provided by shoreline vegetation. Vegetation conservation standards, including buffers
and setbacks, should be based on local shoreline conditions. [emphasis added]

Tailor buffers to local conditions

Determining buffers and setbacks is a challenge. The buffers and setbacks for marine
and freshwater shorelines should be tailored to local conditions including existing shoreline
functions and existing and planned land use and public access. Buffers and setbacks
likely will vary within a local government’s boundaries to reflect different shoreline
conditions and functions. [emphasis added]

People ask why their local shorelines have buffers or setbacks that are different than
those in nearby areas. The answer is that the buffers reflect the local conditions
including shoreline ecological functions and existing development -- these are not the same

everywhere, so different buffers or setbacks are required. In all cases, however, buffers

and setbacks should be designed, in combination with SMP regulations, to assure no
net loss of shoreline ecological functions. [emphasis added]

Urban shorelines

Establishing buffers for intensely developed urban shorelines seems to be more
challenging than doing so for less developed rural or undeveloped shorelines, as
Ecology has seen over the past few years. Questions arise regarding the likelihood of
ecological functions on small lots developed with houses and garages or at

103848-002
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waterfront industrial areas. Again, some ecological functions likely exist in the upland

area, and protecting these helps to protect the remaining aquatic functions. Some cities with
highly developed shorelines have established buffers or setbacks that reflect local conditions,
require mitigation for redevelopment, and offer incentives as an opportunity for shoreline
improvements. [emphasis added]

General recommendations for buffer width

Following are general recommendations for buffers, based on Ecology’s approval of
several dozen SMPs.

e Small-lot residential development in highly developed areas provides some
ecological functions. Buffers or setbacks with vegetation conservation
requirements of roughly 30 to 60 feet may be appropriate. [emphasis added] If
these areas include critical areas, larger buffers likely will be needed.

In most cases, a “one-size” buffer applied throughout shoreline jurisdiction will not reflect
shoreline ecological functions and local shoreline conditions. [emphasis added] Shoreline
conditions and ecological functions likely vary enough for most shorelines within
local government boundaries that more than one buffer or setback with vegetation
conservation will be needed to protect ecological functions.

103848-002
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