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Introduction 
The Department of Ecology (Ecology) Findings and Conclusions (presented herein as Attachment A) 
provide the factual basis for our decision on the City of Sammamish (City) Shoreline Master Program 
(SMP) locally initiated amendment. This document is divided into three sections: Findings of Fact, 
which provides findings related to the City’s proposed amendment, amendment history, and the 
review process; Conclusions of Law; and Ecology’s Decision and Effective Date of the amendment. 
Attachment B outlines Ecology’s identified required change to the SMP amendment.  

FINDINGS OF FACT 

Brief Description of Proposed Amendment 
The City submitted a locally initiated amendment of their SMP to Ecology for review and approval 
pursuant to RCW 90.58.090 and WAC 173-26-120. The City opted to use the standard review process 
set forth in WAC 173-26-100 for this amendment.  

This amendment is intended to incorporate an updated Critical Areas Ordinance (Chapter 21.03.020 
Sammamish Municipal Code [SMC]) and other updates to SMC Title 25 (Shoreline Management 
Code).  

Need for amendment  
The City’s comprehensive update to their SMP went into effect in 2011, and the periodic review of 
the SMP was completed in May 2020.  

The SMP contains policies and regulations adopted into the City’s municipal code as Title 25 
Sammamish Municipal Code (SMC), Shoreline Management. The SMP regulates shoreline uses and 
development along Lake Sammamish, Pine Lake, and Beaver Lake. The Official Shoreline Designation 
Map is shown in Appendix A of the SMP. Relevant portions of the City’s Critical Areas Ordinance 
(CAO) are established in the SMP, at 25.01.070 SMC, through an incorporation by reference of the 
CAO provisions. 

The City adopted an updated CAO on November 4, 2024 (Ordinance No. 02024-571). The current 
City-proposed amendments, as described in Ordinance No. 02025-581, will incorporate this newest 
version of the City’s CAO into the SMP. 

SMP provisions to be changed by the amendment as proposed 
The specific SMP sections proposed for amendment are summarized below:1 

 
1 All references are to section numbering in the revised locally adopted SMP as submitted for Ecology review. 
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25.01.070 Critical Areas Regulations Incorporated by Reference 
 

• Revised reference to SMC 21.03.020, SMC 21.03.020(D) Complete Exceptions, 21.03.020(F) 
Exceptions, and 21.03.020(V)(5)(a) Isolated Wetlands. Deleted reference to 21.03.020(Y)(5)(c) 
Pilot Program.   

Related amendments 
The City completed an amendment to its CAO prior to the start of this locally initiated amendment. 
The amended CAO has been adopted and will be incorporated by reference into the SMP as part of 
the locally initiated amendment. Changes to the CAO include:  

Wetland provisions 
• Revised language regarding wetland vegetative buffers mimicking native forest conditions to 

reflect current best available science (BAS).  
• Updated buffer widths to align with wetland guidance.  
• Deleted language regarding buffer averaging used in conjunction with buffer reduction.  
• Removed section on wetland buffer reduction.  
• Removed language referencing wetland delineation manuals.  

Fish and Wildlife Habitat Conservation Areas provisions 
• Added requirement for habitat management plan prepared by a qualified professional 

consistent with WDFW Priority Habitat and Species (PHS) Management Recommendations.  
• Deleted “indigenous” and replaced with “native” plant, wildlife, and fish species.  
• Deleted Type S streams and Type S buffers from Stream Buffer Table. 
• Added clarification that buffer widths in the Stream Buffer Table assume the buffer is 

vegetated with a native plant community. Revised vegetative buffer standards. 
• Revised requirement for how to determine when a larger buffer is needed.  
• Removed stream buffer reduction section.  
• Added clarification that public and private trails may be allowed in the outer 25 percent of 

stream buffers.  
• Added provision that limits trail pervious surface to no more than five feet wide and designed 

for pedestrian use only.  
• Deleted “reasonable” and replaced with “feasible” alternatives.  
• Added references to 2013 Water Crossing Design Guidelines and Washington State Integrated 

Streambank Protection Guidelines (2003, or as amended).  

Erosion, landslide, and seismic hazard area provisions 
• Added designation for specific hazard areas section, including erosion and landslide hazard 

areas.  
• Added section describing landslide hazard areas of historic failure, including areas mapped by 

Ecology’s Coastal Zone Atlas and DNR’s slope stability mapping. 
• Added seismic hazard areas section. 
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Ordinance No. 02024-571 also made changes to 21.04.040 Technical Terms and Land Use Definitions 
for several critical area definitions based on BAS.  

Local review and amendment process 
The City identified a need to revise and update the SMP to incorporate the newest version of the CAO 
that was adopted by the City in 2024. The updated CAO incorporates the latest Ecology guidance for 
wetlands and incorporates the Washington Department of Fish and Wildlife’s guidance on riparian 
management. 

The City consulted with Ecology and solicited comments throughout the review process, beginning in 
June 2024. The record indicates the City completed a State Environmental Policy Act (SEPA) checklist 
and issued a Determination of Non-Significance (DNS) for the proposed amendment on February 27, 
2025. Notice of the DNS was published in the Seattle Times on February 27, 2025. A hearing before 
the City Council was held on May 6, 2025. Notice of the hearing was published in the Seattle Times on 
April 21, 2025. The City sent the Department of Commerce a 60-Day Notice of Intent to Adopt 
Amendments on April 29, 2025.  

With passage of Ordinance No. 02025-581 on May 6, 2025, the City authorized staff to forward the 
proposed amendments to Ecology for formal review.   

Ecology review and decision process 
The proposed SMP amendment was received by Ecology for state review on May 9, 2025, with 
additional materials submitted October 8, 2025. Ecology verified the submittal as complete on 
October 8, 2025. This began Ecology’s formal review. 

State Comment Period 
In compliance with the requirements of WAC 173-26-120, the state comment period began on 
November 12, 2025, and continued through December 13, 2025. Ecology distributed notice of the 
state comment period via email to state interested parties on November 5, 2025, including separate 
notice and invitation to consult Government-to-Government to the Puyallup Tribe of Indians, 
Muckleshoot Indian Tribe, Snoqualmie Indian Tribe, Stillaguamish Tribe of Indians, Suquamish Tribe, 
and Tulalip Tribes.  

Notice of the comment period, including a description of the proposed amendments and the 
authority under which the action is proposed along with the manner in which interested persons may 
obtain copies and present their views, was provided on Ecology’s website2 and as part of the written 
notice.  

Consideration of comments 
One comment letter, from the Snoqualmie Indian Tribe, was received during the state comment 
period.  

 
2 https://ecology.wa.gov/Water-Shorelines/Shoreline-coastal-management/Shoreline-coastal-planning/State-approved-
Shoreline-Master-Programs/Sammamish 

https://ecology.wa.gov/water-shorelines/shoreline-coastal-management/shoreline-coastal-planning/state-approved-shoreline-master-programs/sammamish
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The comment letter encouraged the City to prioritize the protection of the natural shoreline and to 
promote more sustainable management of existing public access. The Tribe urged the City to 
incorporate stronger language and stronger environmental protections into the SMP and suggested 
that the City needed to more clearly state the trade-offs between increasing public access and 
protecting the environment, including loss of habitat quality and refugia for wildlife.  
The following specific requests were made: 
1. Add language outlining how the City will use BMPs to prioritize avoidance of impacts before it 

undertakes minimization and mitigation steps.  
2. Add language that protects cultural and natural resources. Incorporate policies to utilize 

Traditional Ecological Knowledge (TEK) in the management and preservation of critical areas. 
3. Add a new section requiring tribal consultation for any development, exemption, or buffer 

modification that may impact critical areas, shorelines, and their buffers. This includes written 
notice and the opportunity for formal Tribal consultation or the opportunity to comment before 
final approval.  

4. Any written comments should be more clearly tracked and responded to in writing.  
 
In accordance with WAC 173-26-120(2)(e), Ecology summarized the Tribe’s comments and sent them 
to the City for formal response on December 29, 2025. The City responded on January 26, 2026, with 
substantive responses to each of the comments. The City did not propose any new changes to the 
SMP in response to comments received, concluding that no further modifications were needed at this 
time. The City expressed appreciation for the Tribe’s partnership and showed interest in integrating 
the Tribe’s suggested language during the next periodic review. 
 
To better understand the Tribe’s comments and concerns, Ecology staff offered to meet with Tribal 
staff on January 29, 2026. This included a follow-up phone call and email offering to meet with staff. 
Snoqualmie Indian Tribe staff responded via email with questions about Ecology’s timeline for 
approval or request for revisions to the amendment. Ecology staff explained the SMP amendment 
process, and the Tribe did not request a follow-up meeting. Prior to finalizing our decision on the 
amendment, Ecology staff provided a draft of our response to comments below to the Tribe for 
review. Tribal staff responded that their concerns had been addressed by Ecology and that no 
additional consultation was necessary.   
 
Upon review of the comments received, the City’s responses, and applicable statutory and rule 
requirements, Ecology finds and concludes the following: 

1. 25.06.030 Shoreline Public Access Regulations include provisions that describe when public 
access is required and address environmental impacts of public access. Ecology finds the City’s 
public access requirements are consistent with WAC 173-26-221(4) and the RCW 90.58.020. 

2. Ecology finds the SMP contains goals, policies, and regulations designed to avoid, minimize 
and/or mitigate for impacts to the environment. The SMP describes locating development to 
avoid impacts or avoid shoreline setbacks and shoreline jurisdiction whenever possible. See 
the following SMP Sections that prioritize avoidance of impacts:   
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o 25.06.020 Environmental Protection and Conservation Regulations, Policies and 
Regulations, requires mitigation sequencing to avoid, then minimize, and then apply 
mitigation of adverse impacts not otherwise avoided or mitigated by compliance with 
the SMP, in a manner that ensures no net loss of shoreline ecological functions 
consistent with RCW 90.58 and WAC 173-26-201(2)(e)(i).  

o Avoidance of impacts are described in 25.04.020 Shoreline Modification Policies (3.b) 
Dredging Policies, (4.c) Filling and Excavation Policies, 25.06.050 Water Quality, 
Stormwater, and Nonpoint Pollution Regulations, 25.07.070 (1.a) Shoreline 
Stabilization Regulations, 25.07.080 (2.b and e.iv) Residential Use Regulations and 
25.07.110 Utilities Regulations.  

3. Ecology agrees that the SMP does not introduce the concept of TEK, nor does it mention how 
to utilize TEK when working with affected Tribes. Ecology finds the SMP does contain goals in 
25.03 Master Program Element Goals, 25.03.010 Archeological, Historical, and Cultural 
Resource Goals, and Chapter 25.06 General Shoreline Regulations, 25.06.010 Archeological, 
Historical, and Cultural Resources Regulations that address protection and restoration of 
buildings, sites, and areas having historical cultural, scientific, or educational value. As part of 
Washington State Executive Order 25-10 to recognize and incorporate indigenous knowledge 
and to set standards based on BAS and account for Tribally accepted indigenous knowledge, 
the state is revisiting its tribal engagement procedures including the incorporation of TEK into 
decision-making, through Rulemaking. The City will be required to update their SMP 
consistent with the updated rule during their next periodic review.  In addition, House Bill 
1717 (2022) requires that local governments allow Tribes to participate in Growth 
Management Act comprehensive planning processes including critical areas ordinance 
revisions per RCW 36.70A.040  

4. Ecology finds that the City’s SMP includes a process to notify Tribes as part of its permitting 
process. The City is required to provide Tribal notification and a comment period for any 
shoreline substantial development that impacts critical areas, shorelines, and their buffers in 
Chapter 25.08 Permit Criteria and Administrative Standards. Any direct impacts to critical 
areas and critical area buffers in shoreline jurisdiction generally requires a shoreline variance 
permit, which requires noticing. Exemptions in Chapter 25.08.040-Permits-Statements of 
Exemption, are the only permit type that do not require noticing in shoreline jurisdiction. 
Chapter 25.08.020 Permits-Substantial Development, Chapter 25.08.060 Permits-Conditional 
Use, and Variances in Chapter 25.08.050 Permit-Shoreline Variances, all require a 30-day 
comment period. This includes written notice and the opportunity to comment before final 
approval.   

As a result of our communication with the Snoqualmie Indian Tribe, consideration of the comments, 
and review of the City’s response to comments, Ecology finds the City’s responses meet the 
requirements of 173-26-100(3) and conclude that no changes to the amendment are needed in 
response.  
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Consistency Review 
Consistency with Shoreline Management Act (Chapter 90.58 RCW) 
The proposed amendment has been reviewed for consistency with the policy of RCW 90.58.020 and 
the approval criteria of RCW 90.58.090(3), (4) and (5). The City has also provided evidence of its 
compliance with SMA procedural requirements for amending their SMP contained in RCW 
90.58.090(1) and (2). 

Consistency with applicable guidelines (Chapter 173-26 WAC, Part III) 
The proposed amendment has been reviewed for compliance with the requirements of the applicable 
Shoreline Master Program Guidelines (WAC 173-26-171 through 251 and 173-26-020 definitions).  
This included review of a SMP Checklist, which was completed by the City.  

Consistency with shoreline permit administration provisions (Chapter 173-27 WAC) 
The proposed amendment has been reviewed for consistency with the requirements of WAC 173-27. 

Consistency with SEPA Requirements 
The City submitted evidence of SEPA compliance in the form of a SEPA checklist and issued a 
determination of non-significance (DNS) February 27, 2025, for the proposed SMP amendments. 
Ecology did not comment on the DNS. 

Other Studies or Analyses supporting the SMP amendment  
Ecology also reviewed documents prepared by or for the City in support of the SMP amendments. 
These documents included City Council meeting minutes.  

Summary of Issues Identified by Ecology as Relevant to Our Decision 
Ecology considered the record and has identified the following required change needed for 
consistency with the SMA and implementing rules. 

Incorporation of Critical Areas Regulations 
Ecology has identified one required change related to the incorporation of critical areas regulations 
into the SMP by reference. As proposed, the SMP would adopt the Critical Areas Ordinance (CAO) by 
reference to the chapter of the Sammamish Municipal Code in which it is codified. Per WAC 173-26-
191(2)(b), including other documents or regulations by reference requires identification of a specific, 
dated edition. The City adopted their CAO in November 2024; the required change adds a reference 
to the specific date and ordinance number of this version. 

Finding. Ecology finds that inclusion of the updated ordinance number and date is necessary for 
consistency with WAC 173-26-191(2)(b) (see Attachment B, REQ-1). 

CONCLUSIONS OF LAW 
After review of the complete record submitted, Ecology concludes that the City’s proposed 
amendment, with incorporation of Ecology’s required change in Attachment B, can be considered 
consistent with the policy and standards of RCW 90.58.020 and RCW 90.58.090 and the applicable 
SMP guidelines (WAC 173-26-171 through -251 and -020, Definitions).  
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Ecology concludes that the proposed amendment satisfies the criteria for approval of amendments 
found in WAC 173-26-201(1)(c). This includes the conclusion that conditional approval of the SMP 
amendment will not foster uncoordinated and piecemeal development of the state’s shorelines (WAC 
173-26-201(1)(c)(i)) and will assure no net loss of shoreline ecological functions will result from 
implementation of the amended master program (WAC 173-26-201(1)(c)(iv) and WAC 173-26-
186(8)). 

Ecology concludes that the City has complied with the requirements of RCW 90.58.100 regarding the 
SMP amendment process and contents. 

Ecology concludes that the City has complied with the requirements of RCW 90.58.130 and WAC 173-
26-090 and WAC 173-26-100 regarding public and agency involvement in the SMP review and 
amendment process, including conducting public hearings, notice, consultation with parties of 
interest and solicitation of comments from tribes, government agencies and Ecology.  

Ecology concludes that the City has complied with requirements of Chapter 43.21C RCW, the State 
Environmental Policy Act. 

Ecology concludes that the City’s SMP submittal to Ecology was complete pursuant to the 
requirements of WAC 173-26-090, WAC 173-26-100, and WAC 173-26-110.  

Ecology concludes that we have complied with the state’s procedural requirements for review and 
approval of shoreline master program amendments as set forth in RCW 90.58.090, WAC 173-26-100, 
WAC 173-26-110, and WAC 173-26-120. 

DECISION AND EFFECTIVE DATE 
Based on the preceding, Ecology has determined the proposed amendment to the City’s SMP is 
consistent with the policy of the Shoreline Management Act, the applicable Guidelines and 
implementing rules, once the required change set forth in Attachment B is accepted by the City.  

As provided in RCW 90.58.090(2)(e)(ii) the City may choose to submit an alternative to all or part of 
the change required by Ecology. If Ecology determines that the alternative proposal is consistent with 
the purpose and intent of Ecology’s original change and with RCW 90.58, then we shall approve the 
alternative proposal, and that action shall be the final action. 

Upon written receipt of the City’s acceptance of Ecology’s required change Ecology will take final 
action on this SMP amendment. Ecology’s approval of the proposed amendment, with required 
change or approved alternative, will be effective 14 days from Ecology’s final action approving the 
amendment. Ecology’s final action will be a letter verifying receipt of written notice that the City has 
agreed to the required change identified in Attachment B or approval of proposed alternative 
language. 
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