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MEMORANDUM 
TO: Shorelines Board 

FROM: Amy Summe, PWS (Shannon & Wilson) and Dave Boyd, Senior Planner (City of Bothell) 

DATE: September 12, 2022 

PROJECT: City of Bothell Shoreline Master Program Update 

S&W PROJ. #: 103848-002 

SUBJECT: Responses to Shorelines Board July 11, 2022, Discussion 

INTRODUCTION 
The Bothell Shorelines Board held a public hearing on July 11, 2022, its third meeting since 
reconvening to consider potential 2022 amendments to Bothell Municipal Code (BMC) Title 
13, Shoreline Management.  A presentation delivered by Shannon & Wilson provided an 
overview of project objectives and changes made to the preliminary potential code 
amendments (Attachment 1 of the July 11 agenda packet) in response to the June 13 
Shorelines Board discussion and staff comments. 

Following the presentation, the Shorelines Board had in-depth discussions as they reviewed 
the revised potential code amendments in Attachment 1 of the June 13 packet.  The 
following sections and attachments address the questions and comments that were raised 
during that discussion. 

CODE AMENDMENTS  
The following sections provide additional information or possible changes to code based on 
questions raised by the Shorelines Board during its discussion on July 11. 

Conditional Use Permit for Fill in Natural Environment 
(Table 13.07.080-1) 

Discussion continued on this topic during the July 11 meeting, specifically to finetune the 
language in new footnote 21.  As noted by Board Members, the application of this footnote 
to essential public facilities was not appropriate as the use matrix prohibits essential public 
facilities in the Natural environment designation.  The amended footnote can be reviewed in 
Attachment 1. 

http://www.shannonwilson.com/
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Wetland Buffers (BMC 13.13.020.F.5) 

After discussion of the wetland buffer-related materials provided in the July 11 packet and 
additional analysis of the difference between existing and potential revised buffers provided 
by Board Members, it was agreed by the Board to retain the existing four-bucket buffer 
width system and associated buffer widths.  The Board also agreed that it would be helpful 
to clearly show in table format what the buffer widths will be if applicants do not choose to 
implement the minimization measures table as well as preserve a corridor between critical 
areas (when applicable and feasible).  The existing code included text that allowed for City 
of Bothell (City) discretion to increase the buffer widths and to what degree in that 
circumstance.  Attachment 1 has been amended to capture the Board’s direction. 

30-Foot Maximum Bridge Allowance (BMC 13.13.060.E.12.c) 

During the prior two Shorelines Board meetings, Board Member Aagaard raised concerns 
about possible wetland impacts associated with the potential future improvements to 102nd 
Avenue NE, south of the bridge.  As Aagaard noted, portions of the wetlands on both sides 
of the road have been enhanced in the past as part of restoration activities.  Aagaard 
suggested adding an additional limitation on wetland fill in restoration wetlands, 
specifically naming these wetlands east and west of 102nd Avenue NE, to the provisions in 
BMC 13.13.060.E.12.c, which is a subsection under “Allowed Activities within Shorelines, 
Streams, and Shoreline and Stream Buffers.”  Aagaard’s proposed limitation applies 
specifically to wetlands, so a more appropriate location would be in BMC 13.13.020 
(Wetlands).   

BMC 13.13.020.F.3 prohibits activities in Category I wetlands, except for low-impact public 
access and recreation facilities, and -F.4 states that activities are not permitted in Category II, 
III, or IV wetlands unless they are water-dependent activities or low-impact public access 
and recreation facilities.  Essentially, any fill in wetlands associated with road improvement 
projects will require a Shoreline Variance, which is the highest bar other than a flat 
prohibition that is ineligible for a Shoreline Variance.  A Shoreline Variance requires public 
notice, a public hearing, City review and approval, and finally Washington State 
Department of Ecology (Ecology) review and approval.  Adding additional limits to an 
already complex process that requires extensive documentation and demonstration of 
compliance with stringent criteria does not seem necessary.  For reference, applications for a 
Shoreline Variance in wetlands must demonstrate the following:1 

 
1 See WAC 173-27-170 for the full shoreline variance review criteria: 
https://app.leg.wa.gov/WAC/default.aspx?cite=173-27-170  

https://app.leg.wa.gov/WAC/default.aspx?cite=173-27-170
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 That extraordinary circumstances exist and the public interest shall suffer no substantial 
detrimental effect. 

 That the strict application of the bulk, dimensional or performance standards precludes 
all reasonable use of the property. 

 That the hardship 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 the 
Shoreline Master Program (SMP), and not, for example, from deed restrictions or the 
applicant's own actions. 

 That the design of the project is compatible with other authorized uses within the area 
and with uses planned for the area under the comprehensive plan and SMP and will not 
cause adverse impacts to the shoreline environment. 

 That the variance will not constitute a grant of special privilege not enjoyed by the other 
properties in the area. 

 That the variance requested is the minimum necessary to afford relief 

 That the public rights of navigation and use of the shorelines will not be adversely 
affected. 

Accordingly, no additional language is proposed at this time adding further limits or 
considerations to possible road-related wetland fills.  The existing requirement, although 
not explicitly stated, for a Shoreline Variance and the built-in approval criteria for a 
Shoreline Variance will compel significant efforts by the City or any other applicants to 
avoid permanent wetland impacts except those that are truly unavoidable and necessary to 
meet public safety requirements.  

Shoreline Buffer Width for Former Wayne Golf Course 

Following Washington Department of Fish and Wildlife’s (WDFW’s) presentation on 
June 13, 2022, regarding their updated guidance contained in Riparian Ecosystems, Volume 2: 
Management Recommendations,2 the Board expressed interest in reevaluating the shoreline 
buffer that applies to the former Wayne Golf Course property on the Sammamish River that 
was purchased by the City.  Most of the acquisition within shoreline jurisdiction is subject to 
restrictions found in the conservation easements.  The lands are currently designated as 
Urban Conservancy and have a 100-foot shoreline buffer. 

 
2 Rentz, R.; Windrope, A.; Folkerts, K.; and Azerrad, J.; 2020, Riparian Ecosystems, Volume 2: 
Management Recommendations.  Habitat Program, Washington Department of Fish and Wildlife, 
Olympia.  Available: https://wdfw.wa.gov/sites/default/files/publications/01988/wdfw01988.pdf  

https://wdfw.wa.gov/sites/default/files/publications/01988/wdfw01988.pdf
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WDFW has developed an online site potential tree height (SPTH) map tool that is a 
companion to its Management Recommendations.  According to the map tool, the primary 
SPTH paralleling the Sammamish River within shoreline jurisdiction on the former Wayne 
Golf Course is 105 feet based on red alder and referencing a Worthington 1960 data source 
(see Exhibit 1).  Upland of the red alder polygons on both sides of the river, but mostly 
outside of shoreline jurisdiction, are polygons noting a SPTH of 215 or 231 feet based on a 
Douglas-fir community and referencing a King 1966 data source.   

 
Exhibit 1: Screenshot of Former Wayne Golf Course from WDFW’s Online SPTH Map Tool, With SPTH 
Value Notations Added.   

As requested by Board Member Aagaard, Stewart Reinbold at WDFW was contacted to 
request his input on an appropriate SPTH for the former golf course property.  In his 
response, Mr. Reinbold referred back to the map tool’s assessment of 105 feet, and also 
suggested that planting taller trees on the south and east sides of the river would provide 
more shade to help reduce water temperatures.  The map tool indicates a SPTH of 94 feet or 
100 feet for red alder in other areas along the Sammamish River in Bothell.  Considering the 
considerable protections of the property provided by the conservation easements, the 
existing 100-foot buffer and limited uses allowed in an Urban Conservancy environment 
designation, and the City ownership of the property, increasing the buffer to 105 feet for this 
subset of Urban Conservancy-designated lands is not necessary.   

SPTH=105’ 

SPTH=105’ 

SPTH=105’ 

SPTH=105’ 

SPTH=231’ 

SPTH=231’ 

SPTH=231’ 

SPTH=215’ 
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Shoreline Buffer Reduction With Enhancement Option 

Information was provided in the June 13 and July 11 agenda packets regarding the number 
of undeveloped parcels in Bothell’s shoreline jurisdiction within the High Intensity and 
Shoreline Residential environments that could potentially pursue a buffer reduction with 
enhancement.  After reviewing the provided information, which demonstrated that there 
were very few undeveloped properties, one or two, with buffer reduction potential, the 
Board questioned whether the buffer reduction with enhancement option was necessary 
and if the provisions should be deleted. 

As currently written, the buffer reduction with enhancement provisions are intended to 
apply to new development and substantial redevelopment.  Because the Board appeared 
focused on the development potential of vacant and underutilized lots, the provided 
information and discussion did not clearly lay out the applicability of the buffer reduction 
provisions to properties that are currently developed but may wish to pursue substantial 
redevelopment in the future.  Substantial redevelopment is when an existing developed site 
proposes to redevelop in full or where the cost of the alteration exceeds 50% of the assessed 
value of the existing development.  The genesis of the buffer reduction with enhancement 
provisions back in 2012 was rooted primarily in a desire to prevent existing single-family 
development from having to pursue a Shoreline Variance in order to modify or rebuild their 
home.  The following information is repeated from the memo provided to the Shorelines 
Board in the April 11, 2022, agenda packet because it is particulary pertinent to this 
suggestion by the Board: 

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)3, or  

2. Set a larger 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 

 
3 See the April 11, 2022, packet for its Attachment B referenced here. 



MEMORANDUM 
Responses to Shorelines Board July 11, 2022, Discussion 

City of Bothell Shoreline Master Program Update 

103848-002 6 September 12, 2022 

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 [2] 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 
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.   

 
Exhibit [2]: Aerial View (Google Earth) of Residential Bothell Shoreline Showing the 100-Foot 
Buffer and the Setbacks of Existing Development 

City staff and I reviewed the code again to confirm that there are no other avenues for 
existing single-family developments to redevelop without pursuing a Shoreline Variance.  
Except in cases of fire or other acts of nature, these existing homes could not even be rebuilt 
in the same footprint.  Based on existing conditions in already developed areas that may see 
significant “substantial redevelopment” in the future, the history of the buffer reduction 
with enhancement provisions and what motivated them, and the minimal number of 
vacant/underutilized parcels that could pursue those provisions as “new development,” I 
recommend that the Shorelines Board maintain these provisions as a pathway for 
substantial redevelopment and eliminate them as a pathway for new development. 
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Proposed amendements consistent with this approach are provided in Attachment 1 for 
consideration. 

 
AJS:PCJ/ajs 
 
Enc. Attachment 1 – Preliminary Potential Code Amendments BMC Title 13, Shoreline 

Management (Updated for September 12, 2022, Meeting) 
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