
 
(DRAFT) AGENDA 

Regular Meeting – Bremerton Planning Commission 
(Subject to PC approval) 

December 15, 2025 
5:30 P.M. 

345 6th Street, Bremerton 
First Floor Chambers

Zoom Meeting Option 
https://us02web.zoom.us/j/89651517986?pwd=b0dnVVhvSmd5KzFGL0ljS1NWVjJ3dz09 
 
Webinar ID: 860 8962 6977   Dial by your location: 
Password: 955016        +1 253 215 8782 US (Tacoma) 
       +1 669 900 6833 US (San Jose) 
Remote Participation: 
To provide testimony on items listed on  One tap mobile: 
the agenda “Raise Your Hand” on Zoom  +1-253-215-8782 86089626977# *955016#  
Press *9 on your phone    US (Tacoma)      
  
If the public would like to address the Commission on any item that is not on the agenda it must be done in person, and not via 
Zoom, unless prior arrangements were made through the Project Assistant by calling (360) 473-5845 at least 24-hours prior to the 
meeting. 

I. CALL TO ORDER 
II. ROLL CALL 
III. APPROVAL OF THE AGENDA 
IV. APPROVAL OF MINUTES: November 17, 2025 
V. PUBLIC MEETING 

A. Call to the Public: In-person public comments on any item not on tonight’s 
agenda. 

B. Public Workshop: Zoning Code Amendments (Critical Areas Ordinance, 
Shoreline Master Program, and Landscaping Standards) 
 

VI. BUSINESS MEETING 
A. Chair Report:   Nick Wofford 
B. Commissioners’ Reports: As Necessary 
C. Director’s Report: Andrea Spencer 

D. Old Business:  
E. New Business: Adopt potential updates to Planning Commission Bylaws 

VII. ADJOURNMENT: The next regular meeting of the Planning Commission will be 
held on January 26, 2026. 
 

Planning Commission meeting packets are available on-line at 
http://www.BremertonWA.gov/AgendaCenter/Planning-Commission-4 

https://us02web.zoom.us/j/89651517986?pwd=b0dnVVhvSmd5KzFGL0ljS1NWVjJ3dz09
http://www.bremertonwa.gov/AgendaCenter/Planning-Commission-4


DRAFT 
 

CITY OF BREMERTON 
 

PLANNING COMMISSION 
MINUTES OF REGULAR MEETING 

November 17, 2025 
 
 
CALL TO ORDER: 
 
Chair Wofford called the regular meeting of the Bremerton Planning Commission to order at 5:30 p.m. 
 
ROLL CALL  

 
Commissioners Present 
Chair Wofford 

 
Staff Present 

Vice Chair Tift 
Commissioner Browning 
Commissioner Doehring 
Commissioner Miller 
Commissioner Paauw 
Commissioner Pedersen 
 
Quorum Confirmed 
 

Andrea Spencer, Director, Department of Community Development 
Garrett Jackson, Planning Manager, Department of Community Development 
Janelle Siefert, Planner, Department of Community Development 
 
 
 
 
 

  
ELECTIONS 
Vice Chair Tift moved to nominate Commissioner Miller for Chair. Commissioner Pederson seconded. Motion carried 
unanimously. Commissioner Doehring nominated Commissioner Pauuw for Vice Chair. Commissioner Tift 
nominated Commissioner Pederson for Vice Chair, seconded by Commissioner Browning. Motion carried 
unanimously. Planning Commission Chair for 2026 is Commissioner Miller, and Vice Chair Commissioner Pederson.   
 
CALL FOR MODIFICATIONS TO AGENDA 
The agenda was amended to remove 6A: Call to the Public. Removing this item will not restrict the public from 
commenting on items presented later in tonight's workshop. The agenda was accepted as amended by the Planning 
Commission.  
 
APPROVAL OF MINUTES 
 
VICE CHAIR TIFT MOVED TO APPROVE THE PLANNING COMMISSION MEETING MINUTES OF 
OCTOBER 20, 2025, AS PRESENTED; COMMISSIONER BROWNING SECONDED THE MOTION, 
WHICH CARRIED UNANIMOUSLY. 
 
PUBLIC MEETING 
 
PUBLIC WORKSHOP: 
 
Workshop: Draft Zoning Code Amendments related to Critical Areas Ordinance (CAO), Shoreline 
Management Program (SMP), and Landscaping Standards – A Power Point presentation was provided by 
Community Development Planning Manager, Garrett Jackson. 
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During Mr. Jackson’s presentation he provided information on proposed updates to the Landscaping code and 
provided updated documentation on defining potential revisions to the City of Bremerton’s Critical Area Ordinance 
(CAO) and Shoreline Master Program (SMP). 
 
Chair Wofford opened the Public Workshop to receive testimony from the public. A comment was received from 
Jamie Clough of the Kitsap Builders Association related to proposed landscape amendments BMC 20.50. Mr. 
Clough had submitted a written comment to Planning Commission as well, on November 17, 2025, which was 
provided to the Commissioners earlier in the day.  
 
Questions and comments were offered by Planning Commissioner Pedersen, Paauw, Browning, Tift, Doehring and 
Miller, with responses provided by Garrett Jackson. Commissioners requested clarification on landscaping 
compliance thresholds, and proposed fines for tree removal in critical areas, with answers provided by Staff. 
Director Spencer noted that environmental review of proposed zoning amendments can begin, with additional work 
to be accomplished by the Planning Commission on proposed amendments. 
 
BUSINESS MEETING 
 
Chair Report 
None. 
 
Commissioners’ Reports 
No report. 
 
Director Report 
None. 
 
Old Business 
None. 
 
New Business 
Planning Commission considered amended bylaws, to potentially be adopted at the December 15 meeting. 
 
ADJOURNMENT 
The meeting was adjourned at 6:39 p.m. 
 
Respectively Submitted by: 
 
 
 
______________________________                                  _____________________________   
       
Andrea L Spencer, AICP                                   Nick Wofford, Chair 
Executive Secretary                                   Planning Commission 
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Commission Meeting Date: December 15, 2025 Agenda Item:  VB.1 
 

CITY OF BREMERTON, WASHINGTON 
PLANNING COMMISSION AGENDA ITEM 

AGENDA TITLE: Workshop: Draft Zoning Code Amendments related to Critical Areas 
Ordinance (CAO), Shoreline Management Program (SMP), and 
Landscaping Standards 

PRESENTED BY: Garrett Jackson, Planning Manager; (360) 473.5289 

MEETING PURPOSE 
The Planning Commission has been reviewing proposed zoning code amendments since the 
September 15th public Workshop, with this December 15th Workshop representing the 4th 
meeting to discuss these materials. Generally, proposed zoning code amendments were 
topics included in the Environmental Element of the 2024 Comprehensive Plan and 
associated Final Environmental Impact Statement (FEIS). While each of these topics 
represents a distinctly separate topic, proposed amendments include revisions to the 
following:  
 

• Landscaping Standards – This code section outlines the variety and quantity of 
landscaping that is required for development within the City on lands that do not 
contain critical areas. 

• Critical Areas Ordinance (CAO) – The CAO regulates environmentally sensitive areas 
within the City, such as wetlands, fish & wildlife habitat, frequently flooded areas, 
geologically hazardous areas, and critical aquifer recharge areas. 

• Shoreline Management Program (SMP) – This document contains the long term vision 
for shoreline development in the City and includes goals for public access, restoration, 
and other criteria. 

 
ORDERS OF THE DAY 
At this workshop, Planning Commission should receive public testimony, and be prepared to 
provide feedback to staff on proposed legislative markup provided for the Critical Areas 
Ordinance BMC 20.14 (Attachment A), Shoreline Master Program (Attachment B), and 
Landscaping code BMC 20.50 (Attachment C) for a potential public hearing in January. 
 
ATTACHMENTS: 
Attachment A: BMC 20.14 Critical Areas Ordinance, Draft Revisions 
Attachment B: BMC 20.16 Shoreline Master Program, Draft Revisions 
Attachment C: BMC 20.50 Landscaping, Draft Revisions 
  

https://www.youtube.com/watch?v=otiRpRvGzYQ
https://www.bremertonwa.gov/DocumentCenter/View/12177/Final-Environmental-Impact-Statement---FEIS-PDF
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INTRODUCTION 
The Planning Commission held a September 15, 2025 Workshop to discuss potential 
revisions to the City Landscaping code, Critical Areas Ordinance (CAO), and Shoreline 
Master Program (SMP), October 20, 2025 Workshop, and November 17, 2025 Workshop to 
further discuss these items. This Workshop is intended to provide the public with an 
additional opportunity to comment on the proposed updates, as well as follow up on Planning 
Commission request for additional information related to Landscaping Standards (Attachment 
C). Draft legislative mark up is provided with each attachment, noting new text in underline 
and deleted text in strikethrough. 
CRITICAL AREAS ORDINANCE (CAO) 
The purpose of the CAO is to classify, protect, and preserve Bremerton’s critical areas by 
providing standards for development in association with these environmentally sensitive 
areas. Proposed updates included increased Tribal notification, updated definitions (BMC 
20.14.200), revisions to the Public Agency Exception (BMC 20.14.150), potential fines for 
removing trees within a critical area or buffer without first receiving a permit (BMC 20.14.190), 
adding an exemption for single family homes to the Critical Aquifers section (BMC 
20.14.400), and protection of riparian buffers (BMC 20.14.700). Please see Attachment A for 
proposed legislative mark up. Of the proposed updates, Staff is seeking feedback specifically 
on the following: 
Tree Removal, Penalties. Staff has previously provided the Planning Commission with 
proposed fines for trees removed from critical areas or their buffers without first attaining 
permit approval. A tree penalty was suggested in the amount of $700 per nonsignificant tree 
and $9,000 per significant tree. Significant trees are currently defined as Evergreen Trees 8 
inches in diameter or greater, Deciduous Trees 12 inches in diameter or greater, measured 4 
feet above existing grade. The Planning Commission noted that perhaps additional 
perimeters could be added to account for smaller trees, and that lesser penalties be 
considered. Staff researched a number of jurisdictions, with the City of Kirkland having the 
most variation in tree sizing penalties with 9 distinct sizes, the City of Bainbridge Island which 
requires a penalty three-times the valuation of individual trees, or others like the City of 
Bremerton or City of Gig Harbor that currently have no sizing criteria but may seek civil 
penalties through code enforcement. As a penalty system containing many potential tree 
sizes may be difficult to implement, Staff recommends the following: 

• Trees 3 inches and less in diameter (measured 4 feet above existing grade) are not 
subject to a per tree fine but would be subject to Code Enforcement activities requiring 
replanting within critical areas or their buffers. 

• Trees greater than 3 inches in diameter, but less than less than 8 inches in diameter, 
(measured 4 feet above existing grade) would require $1,000 per tree penalty. 

• Significant trees (8 inches or greater in diameter measured 4 feet above existing 
grade) would require $3,000 per tree penalty. 

https://www.bremertonwa.gov/AgendaCenter/Planning-Commission-4/?#_09152025-550
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2050.html
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2014.html
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.bremertonwa.gov/DocumentCenter/View/1966/Shoreline-Master-Program-PDF?bidId=
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.bremertonwa.gov/DocumentCenter/View/1966/Shoreline-Master-Program-PDF?bidId=
https://www.bremertonwa.gov/AgendaCenter/Planning-Commission-4/?#_10202025-556
https://www.bremertonwa.gov/AgendaCenter/Planning-Commission-4/?#_11172025-561
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2014.html
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2014.html
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2014.html
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2014.html
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2014.html
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2014.html
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2014.html
https://www.codepublishing.com/WA/Kirkland/html/Kirkland01/Kirkland0112.html#1.12.100
https://www.codepublishing.com/WA/BainbridgeIsland/html/BainbridgeIsland18/BainbridgeIsland1815.html#18.15.010
https://gigharbor.municipal.codes/GHMC/2.60.070
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The Planning Commission also noted at 
the November Workshop, that it may be 
difficult for property owners to 
understand whether or not their parcel is 
located within a critical area. With this 
feedback, Staff has added a new Critical 
Areas webpage to the City of Bremerton 
website (adjacent image), which 
includes a link to the Kitsap County 
Parcel Search and instructions for 
viewing critical areas data.  
SHORELINE MASTER PROGRAM (SMP) 
As discussed at the September Workshop, updates to the SMP are intended to address 
feedback received during the 2024 Comprehensive Plan update process, and updates to land 
use alternatives that were also adopted at that time. Proposed updates include Cultural 
Resources (BSMP 7.060), Definitions (BSMP Chapter 3), Shoreline Maps (BSMP 4.020), and 
allowed uses (Figure 7.090.a). As an example, the adjacent image illustrates an existing map 
in the SMP, within the Single Family Residential shoreline designation. As permitted uses 
were expanded with the Comprehensive Plan update to allow for Middle Housing and 
Multifamily, uses permitted in the SMP need to be updated to reflect the change. Proposed 
updates are provided in Attachment B in legislative markup. 
Please note, since the November Workshop, Staff has made a number of proposed aesthetic 
improvements for the Planning Commission to consider. A new front/back cover to the SMP 
is included in the packet, which is similar to new document covers for the Comprehensive 
Plan and Subarea Plans. Also, mapping is proposed to be updated for increased quality. The 
example below illustrates current mapping, which is blurry and difficult to read, and updated 
mapping with a greatly improved aesthetic. During the mapping update, it became clear that 
several lot lines, 
street names, and 
addresses had 
changed since the 
SMP original 
adoption. 
Accordingly, Staff 
updated the 
Shorelines 
Designations table 
(Attachment B) to 
reflect current 
geography and 
mapping changes 
adopted by 
Ordinance.  

 

https://www.bremertonwa.gov/1414/Critical-Areas
https://www.bremertonwa.gov/1414/Critical-Areas
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LANDSCAPING STANDARDS 
At the November Workshop, the Planning Commission requested Staff update language per 
BMC 20.50.030, which determines when adherence to landscaping standards would be 
required. After researching other jurisdictions,  

• City of Poulsbo requires landscaping when additional building square footage or new 
parking is added to a structure. 

• City of Olympia requires landscaping when a change or use or remodel results in 50% 
of the assessed property valuation being exceeded. 

• City of Bellingham requires landscaping when 50% of the assessed structure 
valuation is exceeded. 

• City of Everett requires landscaping when a change of use or remodel results in 35% 
of the assessed improvement valuation being exceeded. 

It should be noted that the Kitsap Building Association recommended that the threshold be 
raised to 50% of assessed value. With this information in mind, Staff recommends the 
Planning Commission consider landscaping conformance when: 

• Remodel or change of use results in exceeding 50% of the assessed structure 
valuation, or 

• Additions to existing buildings, or 
• Increasing the number of surface parking spaces. 

 
ORDERS OF THE DAY 
At this workshop, Planning Commission should receive public testimony, and be prepared to 
provide feedback to staff on proposed legislative markup provided for the Critical Areas 
Ordinance BMC 20.14 (Attachment A), Shoreline Master Program (Attachment B), and 
Landscaping code BMC 20.50 (Attachment C) for a potential public hearing in January. 

https://www.codepublishing.com/WA/Poulsbo/#!/Poulsbo18/Poulsbo18130.html
https://www.codepublishing.com/WA/Olympia/html/Olympia18/Olympia1836.html#18.36.040
https://bellingham.municipal.codes/BMC/20.12.030
https://everett.municipal.codes/EMC/19.35.030


Chapter 20.14 
CRITICAL AREAS 

20.14.100 GENERAL PROVISIONS. 
BMC 20.14.100 through 20.14.175 are general provisions pertaining to critical areas. (Ord. 5301 §3 (Exh. 
B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 
20.14.110 PURPOSE. 
The purpose of this chapter is to protect the public health, safety, and welfare by establishing provisions 
to classify, protect, and preserve Bremerton’s critical areas and their functions and values by providing 
standards for development in association with these areas. The identification and protection of critical 
areas is required by the Washington State Growth Management Act of 1990 (Chapter 17, Laws of 1990). 
(Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 
20.14.115 INTENT. 
Critical areas include wetlands, critical aquifer recharge areas, frequently flooded areas, geologically 
hazardous areas, and fish and wildlife habitat conservation areas. The review of critical areas will 
consider the cumulative impacts of the proposed action that includes past, present, and reasonably 
foreseeable future actions to facilitate the goal of no net loss of applicable critical areas. Such impacts 
shall include those to wildlife, habitat, and migration corridors; water quality and quantity; and other 
geologic or watershed processes that relate to applicable critical area condition, process, or service. The 
intent of this chapter is to preserve the beneficial functions and values of critical areas, and to minimize 
potential dangers or public costs associated with the inappropriate use of such areas, and to manage 
development in or adjacent to critical areas. This chapter contains classification criteria and preservation 
standards for each type of critical area. Classification criteria identify physical characteristics by which 
critical areas are designated. Preservation standards protect critical areas from degradation caused by 
improper development. These criteria and standards will secure the public health, safety and welfare by: 
(a)    Reducing risk of damage due to erosion, flooding, and landslides; 
(b)    Reducing the risks to the public from personal injury, loss of life, or property damage; 
(c)    Maintaining surface water quality and protecting groundwater areas which help recharge (purify or 
resupply) rivers, streams, and aquifers; 
(d)    Maintaining and protecting priority fish and wildlife habitats, including restoration of riparian habitat; 
(e)    Maintaining and protecting the habitat of threatened and endangered wildlife species; 
(f)    Avoiding public expenditures to correct damaged or degraded critical ecosystems; 
(g)    Alerting appraisers, assessors, owners, potential buyers, or lessees to the potential presence of a 
critical ecosystem and possible development limitations; 
(h)    Providing flexibility and attention to site-specific characteristics when administering code, allowing 
for reasonable use of private property and the provision of public facilities and services necessary to 
support existing development; 
(i)    Applying the best available science, as determined according to WAC 365-195-900 through 365-195-
925; 
(j)    Implementing the goals, policies, guidelines, and requirements of Bremerton’s Comprehensive Plan 
and the Washington State Growth Management Act. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 
(part), 2006) 
 
20.14.120 SCOPE AND APPLICABILITY. 
(a)    General. This chapter applies to any public or private activity or action which would alter the 
condition of any land, water or vegetation, or construct or alter any structure or improvement regulated by 
this title, on any land which meets the classification standards for any critical area defined herein. Such 
activities or actions include, but are not limited to: 

(1)    Building, demolition, clearing, grubbing, grading, filling; 
(2)    Subdivisions and short plats; 
(3)    Reclassifications, site plan approvals, shoreline substantial development permits, and special 
and conditional use permits; 
(4)    Temporary use permits, variances, exceptions and waivers. 

(b)    Where one (1) site is classified as containing two (2) or more critical areas, the project shall meet the 
minimum standards and requirements for each identified critical area as set forth in this chapter. 

ATTACHMENT A

https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2014.html#20.14.100
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2014.html#20.14.175
https://www.codepublishing.com/cgi-bin/wac.pl?cite=365-195-900
https://www.codepublishing.com/cgi-bin/wac.pl?cite=365-195-925
https://www.codepublishing.com/cgi-bin/wac.pl?cite=365-195-925


(c)    Mapping. Critical areas may be located through the use of any and all information from the United 
States Department of Agriculture, Department of Fish and Wildlife, National Resources Conservation 
Service, the United States Geological Survey, the Washington Department of Ecology, the Coastal Zone 
Atlas, the National Wetlands Inventory maps, Bremerton topography maps, the Kitsap County 
Generalized Wetland and Critical Areas Inventory maps, Kitsap Public Utilities District maps, and Kitsap 
County Assessor’s maps, and other Geographical Information Systems (GIS) data provided by Kitsap 
County. The above-listed maps and data sources are only guidelines available for reference. The actual 
location of critical areas must be determined on a site-by-site basis according to the classification criteria 
found in this chapter. 
(d) Any individual critical area adjoined by another type of critical area shall have a buffer or protection 
area and meet the requirements that provide the most protection to the critical areas involved. When any 
provision of this chapter or any existing regulation conflicts with this chapter, that which provides more 
protection to the critical areas shall apply. 
 
20.14.125 RELATIONSHIP TO OTHER REGULATIONS. 
Applications for permits and approvals are subject to the provisions of this chapter as well as to other 
provisions of state and City law, including all other chapters of BMC Title 20, Land Use Code. Where this 
chapter imposes greater restrictions than existing regulations, easements, covenants or deed restrictions, 
the provisions of this chapter shall prevail. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 
20.14.130 ADMINISTRATION AND PROCEDURES. 
The requirements and criteria of this chapter shall be applied at the time of application for any 
development proposal, land use project or nonproject action requiring permit approval subject to the 
BMC. The requirements and criteria of this chapter shall be applied in conjunction with review for permits 
required by other chapters of the BMC. Procedures specifically related to the application of this chapter 
are as follows: 
(a)    Project Permits. The procedures as set forth in Chapter 20.02 BMC, Project Permits, shall apply 
unless modified by this chapter. 
(b)    Presubmittal Conference. Any applicant intending to construct, grade or conduct any activity subject 
to this chapter in a critical area or its buffer is encouraged to schedule a presubmittal conference during 
the earliest possible stages of project planning to discuss impact avoidance before large commitments 
have been made to a particular project design. Effort put into presubmittal conferences and planning will 
help applicants create projects which will be more quickly and easily processed. 
(c)    Burden of Proof. Applications for any proposal subject to this chapter shall be reviewed by the 
Department of Community Development for completeness and consistency with this chapter. At every 
stage, the burden of proof demonstrating that any proposed development is consistent with this title is 
upon the applicant. 
(d)    Special Reports. When a critical area is on site, or the Department of Community Development 
determines a likelihood that a critical area is on site, the Department may require submittal of additional 
special reports and studies prepared by qualified specialists to make an assessment or delineation of the 
critical area. The Department of Community Development may seek consultation with affected agencies 
and tribes as necessary, in such cases, comments shall be received within 14 days of the request for 
comment. Sections of this chapter include detailed procedures for preparation of special reports. 
(e)    Site Plan. Applications for any proposal subject to this chapter shall include a site plan drawn to 
scale identifying locations of critical areas in addition to proposed structures and activities. Site plan 
submittal shall meet the standards of BMC 20.58.080, Site Plan Review. 
(f)    Conditions. The Director may attach any conditions deemed necessary to minimize or avoid impacts 
to any critical area in order to meet the requirements and intent of this chapter. Development may be 
prohibited in a proposed site based on criteria set forth in this chapter. 
(g)    Notice to Title and Hold Harmless. The owner of any property upon which approval under BMC 
Title 20, or BMC Title 17, is sought, with a critical area or critical area buffer verified on site through an 
assessment delineation or permit application, shall record a "Notice to Title" of the presence of the critical 
area and/or buffer with the Kitsap County Auditor when required by the Department. The Department may 
require recording of a "Notice to Title and Hold Harmless" in cases where a site-specific critical area could 
pose potential threats to safety or property if altered through future acts. Said document shall also serve 
as a hold harmless and covenant holding the City harmless from claims due to soil disturbances or any 

ATTACHMENT A

https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton20.html#20
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2002.html#20.02
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2058.html#20.58.080
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton20.html#20
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton17/Bremerton17.html#17


development on the property in conjunction with issuance of development permits by the City. The notice 
shall be notarized and the applicant must submit proof that the notice has been legally recorded before 
the final approval for development is issued. 
(h)    Time Limit. The approvals granted under this chapter shall be valid for the same time period as the 
underlying permit (e.g., preliminary plat, building permit, etc.). If the underlying permit does not contain a 
specified expiration date, then approvals granted under this title shall be valid for a period of three (3) 
years from the date of issue, unless a longer or shorter period is specified by the Department. 
(i)    Activities Not Requiring a Permit. If an activity is subject to this chapter per BMC 20.14.120 but is not 
subject to any established City permit, the proponent shall obtain written authorization from the 
Department prior to commencement to ensure compliance with the chapter. 
(j)    Modifications and Reductions. Modifications or reductions to critical areas buffers, setbacks, or other 
standards through a site-specific or special report shall be processed as a Type I (for applications where 
the underlying permit does not require SEPA) or Type II (for applications where the underlying permit 
requires SEPA) decision per BMC 20.02.040, Table 040. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 
§7 (part), 2006) 
 
20.14.140 APPEALS. 
An appeal of a decision regarding a critical area may be made in accordance with BMC 20.02.140. (Ord. 
5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 
20.14.145 EXEMPTIONS. 
An exemption means that an activity is fully exempt from critical areas review, and not subject to the 
provisions of this chapter. The proponent of the activity may submit a written request for exemption to the 
Director that describes the activity and states the exemption listed in this section that applies. The 
Director shall review the request to verify that it complies with this chapter and approve or deny the 
exemption as a Type I administrative determination. All exempted activities shall use best management 
practices to the greatest possible extent to avoid potential impacts to critical areas. The following 
developments, activities and associated uses shall be exempt: 
(a)    Emergencies. Emergency activities are those activities necessary to prevent an immediate threat to 
public health, safety or welfare, or that pose an immediate risk of damage to property and that require 
remedial or preventative action in a short time frame. The person or agency undertaking such action shall 
notify the Department, and the Director shall determine if the action taken is within the scope of the 
emergency action allowed in this section. After the emergency, the person or agency shall fully restore 
and/or mitigate any impacts to the critical areas and buffers resulting from the action in accordance with 
an approved critical area report and mitigation plan. 
(b)    Operation Maintenance or Repair. Operation maintenance or repair of existing structures not 
requiring permits, if the activity does not further alter or increase the impact to critical areas or their 
buffers. 
(c)    Passive Outdoor Activities. Recreation, education, and scientific research activities that do not 
degrade the critical area. 
(d)    Forest Practices. Forest practices regulated and conducted in accordance with the provisions of 
Chapter 76.09 RCW and forest practices regulations, WAC Title 222. 
(e)    Existing Infrastructure Maintenance and Repair. Maintenance and repair of legally existing roads, 
utilities, infrastructure and associated facilities. 
(f)    Activities Within the Improved Right-of-Way. Construction of new utility facilities, improvements or 
upgrades to existing utility facilities that take place within existing improved rights-of-way or existing 
impervious surfaces that do not increase the amount of impervious surface.  
(g) Voluntary restoration activities that preserve or enhance ecological functions and do not involve 
grading, filling, or using heavy equipment unless approved by the Director. The proponent of the activity 
shall submit a written request for exemption to the Director that describes the activity. Dependent on the 
scope of the activity, the Director may require a Special Report demonstrating no net loss at a minimum. 
(h) Minor site investigative work (e.g., surveys, soil logs, percolation tests) that do not involve new road 
construction, significant excavation, or removal of significant trees. In all cases, impacts to critical areas 
shall be minimized and disturbed areas promptly restored. 
 
 

ATTACHMENT A

https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2014.html#20.14.120
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2002.html#20.02.040
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton2002.html#20.02.140
https://www.codepublishing.com/cgi-bin/rcw.pl?cite=76.09
https://www.codepublishing.com/cgi-bin/wac.pl?cite=222


20.14.150 PUBLIC AGENCY EXCEPTION. 
An exception means that an activity may receive special consideration and relief from certain provisions 
of this chapter, but the activity is subject to the chapter, and must undergo full critical areas review, and 
demonstrate mitigation sequencing as applicable. Public agencies may make an application for exception 
to the Department for construction of items such as new roads, utilities, infrastructure and associated 
facilities. The application shall include critical area identification; critical area report, including mitigation 
plan if necessary; and any other related project documents such as environmental documents pursuant to 
SEPA, Chapter 43.21C RCW. The City will provide notification to the Department of Fish and Wildlife, 
Department of Ecology, and affected tribes to request comment. The decision whether to grant the public 
agency utility exception shall be processed as a Type II Type III Hearing Examiner decision per 
Chapter 20.02 BMC pursuant to the following review criteria: 
(a)    There is no other practical alternative to the proposed development with less impact on the critical 
areas; and 
(b)    The application of this chapter would unreasonably restrict the ability to provide utility services to the 
public. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 
20.14.155 REASONABLE USE EXCEPTION. 
An exception means that an activity may receive special consideration and relief from certain provisions 
of this chapter, but the activity is subject to the chapter, and must undergo full critical areas review. An 
applicant may apply for a reasonable use exception if it can be demonstrated that application of this 
chapter would deny all reasonable use of the subject property. The application shall include materials 
consistent with BMC 20.58.080(e) and critical areas identification; critical areas report including mitigation 
plan, if necessary; and any other related project documents such as environmental documents and 
special studies. The City will provide notification to the Department of Fish and Wildlife, Department of 
Ecology, and affected tribes to request comment. Approvals granted shall be valid for a period of three (3) 
years from the date of issuance; the Director may grant a single six (6) month extension if the applicant 
makes such a request in writing prior to the expiration date and can show good cause for granting the 
extension. The decision whether to grant the reasonable use exception shall be processed as a Type III 
Hearing Examiner decision per BMC 20.02.110 pursuant to the following review criteria: 
(a)    The application of this chapter would deny all reasonable use of the property; 
(b)    No other reasonable use of the property has less impact on the critical area; 
(c)    Any alteration is the minimum necessary to allow for reasonable use of the property. The applicant 
shall provide a mitigation sequencing analysis addressing no net loss of ecological functions; and 
(d)    The inability of the applicant to derive reasonable use of the property is not the result of actions by 
the applicant after the effective date of this title or its predecessor. 
 
20.14.160 NONCONFORMING USES/STRUCTURES. 
An established use or existing structure that was lawfully permitted prior to the adoption of this chapter, 
but which is not in compliance with this chapter, may continue subject to the provisions of 
Chapter 20.54 BMC and the following criteria.  
(a) Legally established structures may be remodeled or reconstructed; provided, that the new 
construction or related activity does not further intrude into the critical area or its associated buffers. 
(b)    New construction or related activity connected with an existing single-family dwelling may be 
considered exempt from additional critical area permitting, provided no such exemption has been 
previously granted and all the following criteria are demonstrated: 

(1) No portion of the new structure or addition is located closer to the critical area or buffer than the 
existing structure; 
(2) Any side(s) of the existing structure within the critical area or buffer may not expand laterally by 
more than twenty percent of the existing side in length; 
(3) Expansion is not feasible to the side opposite the critical area or buffer; 
(4) The expansion does not result in the loss of significant trees; and 
(5) A habitat management plan consistent with BMC 20.14.740, and/or wetland report consistent 
with BMC 20.14.360, including demonstration of “no let loss of ecological function,” is provided to 
support and mitigate for the expanded footprint. 
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20.14.165 BONDS. 
All bonds and acceptable securities guaranteeing compliance with this chapter shall be set in the amount 
of one hundred fifty (150) percent of the average expected value of the project. The value of the bond 
shall be based on the average of three (3) contract bids that establish all costs of compensation, including 
costs relative to performance, monitoring, maintenance, and provision for contingency plans. 
(a)    Performance Bonds. Except for public agencies, applicants receiving a permit are required to post a 
cash performance bond or other acceptable security to guarantee compliance with this chapter prior to 
beginning any site work. The surety shall guarantee that work and materials used in construction are free 
from defects. All bonds shall be approved by the City Attorney. The surety or bonds cannot be terminated 
or canceled without written approval. The Director shall release the bond after documented proof that all 
structures and improvements have been shown to meet the requirements of this chapter and that a 
maintenance bond has been posted, if required. 
(b)    Maintenance Bonds. Except for public agencies, an applicant shall be required to post a cash 
maintenance bond or other acceptable security guaranteeing that structures and improvements required 
by this chapter will perform satisfactorily for a minimum of three (3) five (5) years after they have been 
constructed and approved. A maintenance bond of up to ten (10) years may be required by the Director 
for compensatory mitigation proposed with a submitted special report. All bonds shall be on a form 
approved by the City Attorney. Without written release, the bond cannot be canceled or terminated. The 
Director shall release the bond after determination that the performance standards established for 
measuring the effectiveness and success of the project have been met. (Ord. 5301 §3 (Exh. B) (part), 
2016: Ord. 4965 §7 (part), 2006) 
 
20.14.170 ENFORCEMENT. 
(a)    No regulated activity, as defined in BMC 20.14.200, shall be conducted without a permit and without 
full compliance with this chapter. All activities not allowed or conditionally approved shall be prohibited. 
(b)    The Director shall have authority to enforce this chapter, issue delineation verifications, permits, and 
violation notices, and process violations through the use of administrative orders and/or civil and criminal 
actions as provided for herein, and as listed in BMC 20.40.180. 
(c)    In the event of violation, the City shall have the authority to order restoration, enhancement, or 
creation measures to compensate for the destroyed or degraded critical area. If work is not completed in 
a reasonable time following the order, the City may implement a process to restore or enhance the 
affected site. This includes creation of new wetlands or streams to offset loss as a result of violation of the 
provisions in this chapter. The violator shall be liable for all costs of such action, including administrative 
costs. 
(d)    Failure to comply with an administrative order of the Director under this section shall constitute a 
violation subject to enforcement pursuant to this section. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 
§7 (part), 2006) 
 
20.14.175 VIOLATION - PENALTY. 
(a)    Any violation of any provision of this chapter constitutes a civil violation under Chapter 1.04 BMC for 
which a monetary penalty may be assessed and abatement and/or enforcement may be required as 
provided therein. 
(b)    In addition to or as an alternative to any other penalty provided in this chapter or by law, any person 
who violates any provision of this chapter shall be guilty of a misdemeanor pursuant to BMC 1.12.020(2). 
Each day, or a portion thereof, during which a violation occurs shall constitute a separate violation. (Ord. 
5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 
20.14.180 SEVERABILITY. 
If any clause, sentence, paragraph, section, or part of this chapter or the application thereof to any person 
or circumstances shall be adjudged by any court of competent jurisdiction to be invalid, such order or 
judgment shall be confined in its operation to the controversy in which it was rendered and shall not affect 
or invalidate the remainder of any part thereof to any other person or circumstances, and to this end, the 
provisions of each clause, sentence, paragraph, section or part of this chapter are hereby declared to be 
severable. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
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20.14.190 TREE REMOVAL. 
Trees and other vegetation are important elements of the physical environment, especially those located 
within or near critical areas. “Tree Removal” means the removal of a tree, through either direct or indirect 
actions, including but not limited to: (1) clearing, damaging, girdling, or poisoning, in each case, resulting 
in an unhealthy or dead tree; or (2) damage to roots or trunk that is likely to destroy the tree’s structural 
integrity. This section addresses removing trees within critical areas or their associated buffers. Removal 
of trees within geological hazardous area shall also comply with BMC 20.14.630(e) and (f). The Director 
may require a Site Development Permit. 
(a)    Elimination of Danger Trees. Any tree that poses an imminent threat to life or property may be 
removed; the City must be notified within seven days after an emergency tree removal. Removal of 
danger trees within the critical area or associated buffers may be allowed only if such activity is approved 
by the Department, provided a certified arborist in the State of Washington makes a written determination 
that the trees proposed for elimination present a legitimate safety hazard.  
(b)    Tree Replacement. Trees removed from the critical area or associated buffers, including danger 
trees, must comply with the following provisions: 

(1)    Removal of trees greater than six (6) inches in diameter at four (4) feet in height shall be 
replaced at a ratio of three to one (3:1) with native species and shall be a minimum of six (6) feet in 
height at the time of planting for both evergreen and deciduous trees. Replacements shall be 
located within an on-site required critical area buffer. Replacement trees shall be spaced 
appropriately for the species type or as specified in a critical area report. In the case of a danger 
tree being removed, the danger tree may be removed and replaced with a three to one (3:1) ratio of 
a native tree that is known to enhance the critical area in which it is located without a critical area 
report. The Director or his or her designee may grant some or all replacement locations outside a 
critical area buffer at a nearby location, where no feasible alternative exists. Applicants are 
encouraged to consider creating wildlife snags instead of complete tree removal. 
(2)    Shoreline Jurisdiction. Properties located within the City’s shoreline jurisdiction are subject to 
additional tree removal and replacement standards if the tree(s) to be removed are located within 
the required shoreline buffer. See Shoreline Master Program Section 7.020 for additional 
standards. (Ord. 5418 §2, 2021; Ord. 5301 §3 (Exh. B) (part), 2016) 

(c)    Penalties. Any person who violates of any portion of this section may be subject to any applicable 
penalties per BMC 1.04 plus a per tree penalty in the amount of $1,000 per nonsignificant tree and 
$1,500 per significant tree, as defined per BMC 20.50.050(d)(4), for trees removed from a critical area or 
critical area buffer in violation of the provisions of this chapter. Trees three (3) inches in diameter or less, 
measured four (4) feet above existing grade, may be subject to any applicable penalties per BMC 1.04 
but are not subject to a per tree penalty. 
 
20.14.200 DEFINITIONS. 
Words not defined in this title shall be as defined in the Bremerton Municipal Code, the Washington 
Administrative Code, or the Revised Code of Washington. Words not found in either code shall be as 
defined in Webster’s Third New International Dictionary, latest edition. 
"Active fault" 
means a fault that is considered likely to undergo renewed movement within a period of concern to 
humans. Faults are commonly considered to be active if the fault has moved one (1) or more times in the 
last ten thousand (10,000) years, but faults may also be considered active in some cases if movement 
has occurred in the last five hundred thousand (500,000) years. 
"Adaptive management" 
relies on scientific methods to evaluate how well regulatory and nonregulatory actions protect the critical 
area. An adaptive management program is a formal and deliberate scientific approach to taking action 
and obtaining information in the face of uncertainty. 
"Adjacent," 
for the purposes of this chapter, means immediately adjoining (in contact with the boundary of the 
influence area) or within a distance that is less than that needed to separate activities from critical areas 
to ensure protection of the functions and values of the critical areas. "Adjacent" shall mean any activity or 
development located: 
A.  
On a site immediately adjoining a critical area; 
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B.  
A distance equal to or less than the required critical area buffer width and building setback; 
C.  
A distance equal to or less than three hundred (300) feet upland from a stream, wetland, or water body; 
D.  
Bordering or within the floodway, floodplain, or channel migration zone; or 
E.  
A distance equal to or less than two hundred (200) feet from a critical aquifer recharge area. 
"Advance mitigation" 
means mitigation of an anticipated critical area impact or hazard completed according to an approved 
critical area report and prior to site development. 
"Agricultural land" 
means land primarily devoted to the commercial production of horticultural, viticultural, floricultural, dairy, 
apiary, or animal products or of berries, grain, hay, straw, turf, seed, Christmas trees not subject to the 
excise tax imposed by RCW 84.33.100 through 84.33.140, or livestock, and/or that has been designated 
as long-term commercial significance for agricultural production. 
"Alluvial fan flooding" 
means flooding occurring on the surface of an alluvial fan or similar landform which originates at the apex 
and is characterized by high-velocity flows; active processes of erosion, sediment transport, and 
deposition; and unpredictable flow paths. 
"Alteration" 
means any human-induced change in an existing condition of a critical area or its buffer. Alterations 
include, but are not limited to, clearing, grubbing, grading, filling, channelizing, dredging, clearing 
(vegetation), construction, compaction, excavation, chemical applications (e.g., herbicides, pesticides, 
hazardous substances), vegetation management exceptions (e.g., removal of noxious weeds), pollutant 
discharge, grazing of domestic animals, surface water management modifications, or any other activity 
that changes the character of the critical area. 
"Anadromous fish" 
means fish that spawn and rear in freshwater and mature in the marine environment. While Pacific 
salmon die after their first spawning, adult char (bull trout) can live for many years, moving in and out of 
saltwater and spawning each year. The life history of Pacific salmon and char contains critical periods of 
time when these fish are more susceptible to environmental and physical damage than at other times. 
The life history of salmon, for example, contains the following stages: upstream migration of adults, 
spawning, inter-gravel incubation, rearing, smoltification (the time period needed for juveniles to adjust 
their body functions to live in the marine environment), downstream migration, and ocean rearing to 
adults. 
"Applicant" 
means a person who files an application for permit under this title and who is either the owner of the land 
on which that proposed activity would be located, a contract purchaser, or the authorized agent of such a 
person. 
"Aquifer" 
means a geological formation, group of formations, or part of a formation that is capable of yielding a 
significant amount of water to a well or spring. 
"Aquifer, confined" 
means an aquifer bounded above and below by beds of distinctly lower permeability than that of the 
aquifer itself and that contains groundwater under sufficient pressure for the water to rise above the top of 
the aquifer. 
"Aquifer recharge areas" 
means areas that, due to the presence of certain soils, geology, and surface water, act to recharge 
groundwater by percolation. 
"Aquifer, sole source" 
means an area designated by the U.S. Environmental Protection Agency under the Safe Drinking Water 
Act of 1974, Section 1424(e). The aquifer(s) must supply fifty (50) percent or more of the drinking water 
for an area without a sufficient replacement available. 
"Aquifer susceptibility" 
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means the ease with which contaminants can move from the land surface to the aquifer based solely on 
the types of surface and subsurface materials in the area. Susceptibility usually defines the rate at which 
a contaminant will reach an aquifer unimpeded by chemical interactions with the vadose zone media. 
"Aquifer, unconfined" 
means an aquifer not bounded above by a bed of distinctly lower permeability than that of the aquifer 
itself and containing groundwater under pressure approximately equal to that of the atmosphere. This 
term is synonymous with the term "water table aquifer." 
"Area of shallow flooding" 
means an area designated AO or AH Zone on the flood insurance map(s). The base flood depths range 
from one (1) to three (3) feet; a clearly defined channel does not exist; the path of flooding is 
unpredictable and indeterminate; and velocity flow may be evident. AO is characterized as sheet flow and 
AH indicates ponding. 
"Associated wetlands" 
means those wetlands which are in proximity to and either influence or are influenced by tidal waters or a 
lake or stream subject to the Shoreline Management Act. 
"Base flood" 
means a flood event having a one (1) percent chance of being equaled or exceeded in any given year, 
also referred to as the one hundred (100) year flood. Designations of base flood areas on flood insurance 
map(s) always include the letters A or V. 
"Basement" 
means any area of the building having its floor below ground level on all sides. 
"Best available science" 
means current scientific information used in the process to designate, protect, or restore critical areas, 
which is derived from a valid scientific process as defined by WAC 365-195-900 through 365-195-925. 
Sources of the best available science are included in "Citations of Recommended Sources of Best 
Available Science for Designating and Protecting Critical Areas" published by the Washington State 
Department of Community, Trade and Economic Development. 
"Best management practices (BMPs)" 
means conservation practices or systems of practices and management measures that: 
A.  
Control soil loss and reduce water quality degradation caused by high concentrations of nutrients, animal 
waste, toxics, and sediment; 
B.  
Minimize adverse impacts to surface water and groundwater flow and circulation patterns and to the 
chemical, physical, and biological characteristics of wetlands; 
C.  
Protect trees and vegetation designated to be retained during and following site construction and use 
native plant species appropriate to the site for revegetation of disturbed areas; and 
D.  
Provide standards for proper use of chemical herbicides within critical areas. 
The City shall monitor the application of best management practices to ensure that the standards and 
policies of this title are adhered to. 
"Biodiversity" 
means the variety of animal and plant life and its ecological processes and interconnections represented 
by the richness of ecological systems and the life that depends on them, including human life and 
economies. 
"Breakaway wall" 
means a wall that is not part of the structural support of the building 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. 
"Buffer" or "buffer zone" 
means an area that is contiguous to and protects a critical area which is required for the continued 
maintenance, functioning, and/or structural stability of a critical area. Buffers can protect the functions and 
values of critical areas by preserving existing vegetation, whether native or nonnative, unless 
replacement or enhancement is required through mitigation. 
"Channel migration zone (CMZ)" 
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means the lateral extent of likely movement along a stream or river during the next one hundred (100) 
years as determined by evidence of active stream channel movement over the past one hundred (100) 
years. Evidence of active movement over the one hundred (100) year time frame can be inferred from 
aerial photos or from specific channel and valley bottom characteristics. The time span typically 
represents the time it takes to grow mature trees that can provide functional large woody debris to 
streams. A CMZ is not typically present if the valley width is generally less than two (2) bankfull widths, if 
the stream or river is confined by terraces, no current or historical aerial photographic evidence exists of 
significant channel movement, and there is no field evidence of secondary channels with recent scour 
from stream flow or progressive bank erosion at meander bends. Areas separated from the active 
channel by legally existing artificial channel constraints that limit bank erosion and channel avulsion 
without hydraulic connections shall not be considered within the CMZ. 
"Clearing" 
means the removal of noninvasive surface vegetation including, but not limited to, brush, shrubs, natural 
grasses, and trees. Removal of surface vegetation in quantities greater than the minimum necessary to 
maintain a well-functioning natural habitat constitutes clearing. For the purposes of this chapter, activities 
described in BMC § 20.14.630(f), Vegetation Thinning, constitute clearing. 
"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 flood insurance map(s) as Zone V1-30, VE, or V. 
"Compensation project" 
means actions necessary to replace project-induced critical area and buffer losses, including land 
acquisition, planning, construction plans, monitoring, and contingency actions. 
"Compensatory mitigation" 
means replacing project-induced losses or impacts to a critical area, and includes, but is not limited to, 
the following: 
A.  
"Creation" 
means actions performed to intentionally establish a critical area such as a wetland at a site where it did 
not formerly exist. An example activity could involve excavation of upland soils to elevations that will 
produce a wetland hydroperiod and hydric soils, and support the growth of hydrophytic plant species. 
B.  
"Enhancement" 
means actions performed to improve the condition of existing degraded critical areas such as a wetland 
so that the functions they provide are of a higher quality. An example activity could involve excavation of 
upland soils to elevations that will produce a wetland hydroperiod and hydric soils by intercepting 
groundwater, and in turn supports the growth of hydrophytic plant species. 
C.  
"Preservation" 
means actions taken to ensure the permanent protection of existing, high-quality critical areas such as 
wetlands. means preventing the decline of critical areas by an action in or near those critical areas. This 
term can include activities commonly associated with the protection and maintenance of critical areas 
through the implementation of appropriate legal and physical mechanisms such as recording 
conservation easements and providing structural protection like fences and signs. Preservation does not 
result in a gain of aquatic resource area or functions but may result in a gain in functions over the long 
term. 
D.  
"Restoration Rehabilitation" 
means actions performed to reestablish critical areas functional characteristics and processes that have 
been lost by alterations, activities, or catastrophic events within an area that no longer meets the 
definition of a wetland. means the manipulation of the physical, chemical, or biological characteristics of a 
site with the goal of repairing natural/historic functions and environmental processes to a degraded 
wetland. Rehabilitation results in a gain in wetland function, but does not result in a gain in wetland acres. 
"Conservation easement" 
means a legal agreement that the property owner enters into to restrict uses of the land. Such restrictions 
can include, but are not limited to, passive recreation uses such as trails or scientific uses and fences or 
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other barriers to protect habitat. The easement is recorded on a property deed, runs with the land, and is 
legally binding on all present and future owners of the property, therefore providing permanent or long-
term protection. 
"Critical aquifer recharge area" 
means areas determined to have a critical recharging effect on aquifers used for potable water as 
classified per BMC § 20.14.420. 
"Critical area tract" 
means land held in private ownership and retained in an open condition in perpetuity for the protection of 
critical areas. Lands within this type of dedication may include, but are not limited to, portions and 
combinations of forest habitats, grasslands, shrub steppes, on-site watersheds, one hundred (100) year 
floodplains, shorelines or shorelines of statewide significance, riparian areas, and wetlands. 
"Critical areas" 
include any of the following areas or ecosystems: aquifer recharge areas, fish and wildlife habitat 
conservation areas, frequently flooded areas, geologically hazardous areas, and wetlands, as defined in 
Chapter 36.70A RCW and this title. 
"Critical facility" 
means a facility for which even a slight chance of flooding, inundation, or impact from a hazard event 
might be too great. Critical facilities include, but are not limited to, schools, nursing homes, hospitals, 
police, fire and emergency response installations, and installations that produce, use, or store hazardous 
materials or hazardous waste. 
"Critical species" 
means all animal and plant species listed by the state or federal government as threatened or 
endangered. 
"Cumulative impacts or effects" 
means the combined, incremental effects of human activity on ecological or critical areas functions and 
values. Cumulative impacts result when the effects of an action are added to or interact with other effects 
in a particular place and within a particular time. It is the combination of these effects, and any resulting 
environmental degradation, that should be the focus of cumulative impact analysis and changes to 
policies and permitting decisions. 
"Danger tree" 
means a tree that is dead, or is so affected by a significant structural defect or disease that falling or 
failure appears imminent, or a tree that impedes safe vision or traffic flow, or that otherwise currently 
poses a threat to life or property. 
Department. 
Unless otherwise noted, "Department" is defined as the City of Bremerton Department of Community 
Development. 
"Developable area" 
means a site or portion of a site that may be utilized as the location of development, in accordance with 
the rules of this title. 
"Development" 
means any activity upon the land consisting of construction or alteration of structures, earth movement, 
dredging, dumping, grading, filling, mining, removal of any sand, gravel, or minerals, driving of piles, 
drilling operations, bulkheading, clearing of vegetation, or other land disturbance. Development includes 
the storage or use of equipment or materials inconsistent with the existing use. Development also 
includes approvals issued by the City that bind land to specific patterns of use including, but not limited to, 
subdivisions, short subdivisions, zone changes, conditional use permits, and binding site plans. 
Development activity does not include the following activities: 
A.  
Interior building improvements. 
B.  
Exterior structure maintenance activities, including painting and roofing. 
C.  
Routine landscape maintenance of established, ornamental landscaping, such as lawn mowing, pruning, 
and weeding. 
D.  
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Maintenance of the following existing facilities that does not expand the affected area: septic tanks 
(routine cleaning); wells; individual utility service connections; and individual cemetery plots in established 
and approved cemeteries. 
"Development permit" 
means any permit issued by the City, or other authorized agency, for construction, land use, or the 
alteration of land. 
"Director" 
means the Director of the Bremerton Department of Community Development or other responsible official, 
or other City staff granted the authority to act on behalf of the Director. 
"Elevated building" 
means a building that has no basement and its lowest elevated floor is raised above ground level by 
foundation walls, shear walls, posts, piers, pilings, or columns. 
"Emergent wetland" 
means a wetland with at least thirty (30) percent of the surface area covered by erect, rooted, herbaceous 
vegetation extending above the water surface as the uppermost vegetative strata. 
"Erosion" 
means the process whereby wind, rain, water, and other natural agents mobilize and transport particles. 
“Erosion hazard areas” are those areas containing soils which, according to the United States 
Department of Agriculture Natural Resources Conservation Service Soil Survey Program, may experience 
significant erosion. Erosion hazard areas also include coastal erosion-prone areas, channel migration 
zones, and areas likely to become unstable, such as bluffs, steep slopes, and areas with unconsolidated 
soils. 
"Exotic" 
means any species of plants or animals which are foreign to the planning area. 
"Fish and wildlife habitat conservation areas" 
means areas necessary for maintaining species in suitable habitats within their natural geographic 
distribution so that the habitat available is sufficient to support viable populations over the long term, and 
isolated subpopulations are not created as designated by WAC 365-190-130. These areas include: 
A.  
Areas with which state or federally designated endangered, threatened, and sensitive species have a 
primary association; 
B.  
Priority habitat species and species of local importance including, but not limited to, areas designated as 
priority habitat by the Washington Department of Fish and Wildlife; 
C.  
Streams and watercourses used by juvenile salmonids, and habitat of species essential to the juvenile 
salmonid diet; 
D.  
Commercial and recreational shellfish areas; 
E.  
Kelp, eelgrass beds, herring, smelt, sandlance and other forage fish spawning habitat; 
F.  
Naturally occurring ponds under twenty (20) acres and their submerged aquatic beds that provide fish or 
wildlife habitat, including those artificial ponds intentionally created from dry areas in order to mitigate 
impacts to ponds; 
G.  
Waters of the state, including lakes, rivers, ponds, streams, inland waters, underground waters, salt 
waters, and all other surface waters and watercourses within the jurisdiction of the State of Washington; 
H.  
Lakes, ponds, streams, and rivers planted with game fish by a governmental or tribal entity; 
I.  
State natural area preserves and natural resource conservation areas; and 
J.  
Land essential for preserving connections between habitat blocks and open spaces. 
K. 
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Fish and wildlife habitat conservation areas do not include such artificial features or constructs as 
irrigation delivery systems, irrigation infrastructure, irrigation canals, or drainage ditches that lie within the 
boundaries of, and are maintained by, a port district or an irrigation district or company. 
"Fish habitat" 
means habitat that is used by fish at any life stage at any time of the year, including potential habitat likely 
to be used by fish that could be recovered by restoration or management and includes off-channel 
habitat. 
"Flood" or "flooding" 
means a general and temporary condition of partial or complete inundation of normally dry land areas 
from the overflow of inland waters and/or the unusual and rapid accumulation of runoff of surface waters 
from any source. 
"Flood insurance map" 
means the official map on which the Federal Insurance Administration has delineated the areas of special 
flood hazards and includes the risk premium zones applicable to the community. Also known as "flood 
insurance rate map" or "FIRM." 
"Flood insurance study" 
means the official report provided by the Federal Insurance Administration that includes flood profiles, the 
Flood Boundary-Floodway Map, and the water surface elevation of the base flood. 
"Flood protection elevation" 
means the elevation that is one (1) foot above the base flood elevation. 
"Flood-resistant material" 
means materials designed to be resistant to the impacts associated with flooding and defined and 
described in detail in the Federal Emergency Management Agency's Technical Bulletin No. 2-93, 1993, 
and FEMA publication FEMA-348, Protecting Building Utilities from Flood Damage. 
"Floodplain" 
means the total land area adjoining a river, stream, watercourse, or lake subject to inundation by the base 
flood. 
"Floodway" 
means the channel of a river or other watercourse and the adjacent land area that must be reserved in 
order to discharge the base flood without cumulatively increasing the surface water elevation more than 
one (1) foot. Also known as the "zero rise floodway." 
"Forested wetland" 
means a wetland with at least thirty (30) percent of the surface area covered by woody vegetation greater 
than twenty (20) feet in height that is at least partially rooted within the wetland. 
"Formation" 
means an assemblage of earth materials grouped together into a unit that is convenient for description or 
mapping. 
"Formation, confining" 
means the relatively impermeable formation immediately overlying a confined aquifer. 
"Frequently flooded areas" 
means lands in the floodplain subject to a one (1) percent or greater chance of flooding in any given year 
and those lands that provide important flood storage, conveyance, and attenuation functions, as 
determined by the Director in accordance with WAC 365-190-080(3). Frequently flooded areas perform 
important hydrologic functions and may present a risk to persons and property. Classifications of 
frequently flooded areas include, at a minimum, the one hundred (100) year floodplain designations of the 
Federal Emergency Management Agency and the National Flood Insurance Program. 
"Functions and values" 
means the beneficial roles served by critical areas including, but not limited to, water quality protection 
and enhancement; fish and wildlife habitat; food chain support; flood storage, conveyance and 
attenuation; groundwater recharge and discharge; erosion control; wave attenuation; protection from 
hazards; historical, archaeological, and aesthetic value protection; educational opportunities; and 
recreation. These beneficial roles are not listed in order of priority. Critical area functions can be used to 
help set targets (species composition, structure, etc.) for managed areas, including mitigation sites. 
"Geologically hazardous areas" 
means areas that may not be suited to development consistent with public health, safety, or 
environmental standards, because of their steep slopes, susceptibility to erosion, sliding, earthquakes, or 
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other geological events. For the purposes of this code, "geologically hazardous areas" are those areas 
receiving high or moderate geologically hazardous classifications per BMC § 20.14.600 through § 
20.14.660. 
"Groundwater" 
means water in a saturated zone or stratum beneath the surface of land or a surface water body. 
"Groundwater management area" 
means a specific geographic area or subarea designated pursuant to Chapter 173-100 WAC for which a 
groundwater management program is required. 
"Groundwater management program" 
means a comprehensive program designed to protect groundwater quality, to ensure groundwater 
quantity, and to provide for efficient management of water resources while recognizing existing 
groundwater rights and meeting future needs consistent with local and state objectives, policies, and 
authorities within a designated groundwater management area or subarea and developed pursuant to 
Chapter 173-100 WAC. 
"Groundwater, perched" 
means groundwater in a saturated zone, separated from the underlying main body of groundwater by an 
unsaturated rock zone. 
"Grading" 
means excavating, filling or embanking of earth materials in quantities equal to or greater than fifty (50) 
cubic yards, as specified per the Bremerton Municipal Code grading permit requirement. 
"Grubbing" 
means the removal of vegetative matter from underground, such as sod, stumps, roots, buried logs or 
other debris, and shall include the incidental removal of topsoil and earth in quantities lesser than fifty (50) 
cubic yards. 
"Habitat conservation areas" 
means areas designated as fish and wildlife habitat conservation areas. 
"Habitat management plan (HMP)" 
means a report prepared by a professional wildlife biologist or fisheries biologist which discusses and 
evaluates critical fish and wildlife habitat functions within 300 feet of a site and evaluates the measures 
necessary to maintain, enhance and improve habitat conservation on a proposed development site. 
Habitats of Local Importance. 
These areas include a seasonal range or habitat element with which a given species has a primary 
association, and which, if altered, may reduce the likelihood that the species will maintain and reproduce 
over the long term. These might include areas of high relative density or species richness, breeding 
habitat, winter range, and movement corridors. These might also include habitats that are of limited 
availability or high vulnerability to alterations such as cliffs, taluses, and wetlands (WAC 365-190-030). 
"Hazard areas" 
means areas designated as frequently flooded areas or geologically hazardous areas due to potential for 
erosion, landslide, seismic activity, mine collapse, or other geological condition. 
"Hazardous substances" 
means any liquid, solid, gas, or sludge, including any material, substance, product, commodity, or waste, 
regardless of quantity, that exhibits any of the physical, chemical, or biological properties described in 
WAC 173-303-090 or 173-303-100. 
"High-intensity land use" 
means land uses which are associated with high levels of human disturbance or substantial habitat 
impacts including, but not limited to, medium- and high-density residential (more than one (1) home per 
five (5) acres), multifamily residential, some agricultural practices, and commercial and industrial land 
uses. 
"High quality wetlands" 
means those wetlands that meet the following criteria: 
A.  
No, or isolated, human alteration of the wetland topography; 
B.  
No human-caused alteration of the hydrology or the wetland appears to have recovered from the 
alteration; 
C.  
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Low cover and frequency of exotic plant species; 
D.  
Relatively little human-related disturbance of the native vegetation, or recovery from past disturbance; 
E.  
If the wetland system is degraded, it still contains a viable and high quality example of a native wetland 
community; and 
F.  
No known major water quality problems. 
"Historic condition" 
means a condition of the land, including flora, fauna, soil, topography, and hydrology that existed before 
the area and vicinity were developed or altered by human activity. 
"Hydraulic project approval (HPA)" 
means a permit issued by the Washington Department of Fish and Wildlife for modifications to waters of 
the state in accordance with Chapter 75.20 RCW. 
"Hydric soil" 
means a soil that is saturated, flooded, or ponded long enough during the growing season to develop 
anaerobic conditions in the upper part. The presence of hydric soil shall be determined following the 
methods described in the approved federal wetland delineation manual and applicable regional 
supplements. 
"Hydrologic soil groups" 
means soils grouped according to their runoff-producing characteristics under similar storm and cover 
conditions. Properties that influence runoff potential are depth to seasonally high water table, intake rate 
and permeability after prolonged wetting, and depth to a low permeable layer. Hydrologic soil groups are 
normally used in equations that estimate runoff from rainfall, but can be used to estimate a rate of water 
transmission in soil. There are four (4) hydrologic soil groups: 
A.  
Low runoff potential and a high rate of infiltration potential; 
B.  
Moderate infiltration potential and a moderate rate of runoff potential; 
C.  
Slow infiltration potential and a moderate-to-high rate of runoff potential; and 
D.  
High runoff potential and very slow infiltration and water transmission rates. 
"Hydrophytic vegetation" 
means macrophytic plant life growing in water or on a substrate that is at least periodically deficient in 
oxygen as a result of excessive water content. The presence of hydrophytic vegetation shall be 
determined following the methods described in the approved federal wetland delineation manual and 
applicable regional supplements. 
"Hyporheic zone" 
means the saturated zone located beneath and adjacent to streams that contains some portion of surface 
waters, serves as a filter for nutrients, and maintains water quality. 
"Impervious surface" 
means any material which reduces or prevents absorption of stormwater into previously undeveloped 
land. Permeable paving technologies shall not be classified as impervious surfaces. (See also "Paved 
surface" in BMC § 20.42.040 for a discussion of impervious pavements.) 
"In-kind compensation" 
means to replace critical areas with substitute areas whose characteristics and functions closely 
approximate those destroyed or degraded by a regulated activity. It does not mean replacement "in 
category." 
"Infiltration" 
means the downward entry of water into the immediate surface of soil. 
"Injection well(s)" 
means: 
A.  
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Class I. A well used to inject industrial, commercial, or municipal waste fluids beneath the lowermost 
formation containing, within one-quarter (1/4) mile of the well bore, an underground source of drinking 
water. 
B.  
Class II. A well used to inject fluids: 
1.  
Brought to the surface in connection with conventional oil or natural gas exploration or production and 
may be commingled with wastewaters from gas plants that are an integral part of production operations, 
unless those waters are classified as dangerous wastes at the time of injection; 
2.  
For enhanced recovery of oil or natural gas; or 
3.  
For storage of hydrocarbons that are liquid at standard temperature and pressure. 
C.  
Class III. A well used for extraction of minerals, including but not limited to the injection of fluids for: 
1.  
In-situ production of uranium or other metals that have not been conventionally mined; 
2.  
Mining of sulfur by Frasch process; or 
3.  
Solution mining of salts or potash. 
D.  
Class IV. A well used to inject dangerous or radioactive waste fluids. 
E.  
Class V. All injection wells not included in Classes I, II, III, or IV. 
"Invasive" 
means a vegetative or animal species not native to a region, and marked by a tendency to spread, 
especially with proclivity to replace healthy native species. 
"Isolated wetlands" 
means those wetlands that are outside of and not contiguous to any one hundred (100) year floodplain of 
a lake, river, or stream and have no contiguous hydric soil or hydrophytic vegetation between the wetland 
and any surface water. 
"Joint aquatic resource permits application" 
means a single application form that may be used to apply for hydraulic project approvals, shoreline 
management permits, approvals of exceedance of water quality standards, water quality certifications, 
Coast Guard bridge permits, Washington State Department of Natural Resources use authorization, and 
U.S. Army Corps of Engineers permits. 
“Landslide Hazard Areas” means areas at risk of mass movement due to a combination of geologic, 
topographic, and hydrologic factors consistent with WAC 365-190-030(10) and WAC 365-190-120(6). 
Land Use, High-Intensity. 
See "High-intensity land use." 
Land Use, Low-Intensity. 
See "Low-intensity land use." 
Land Use, Moderate-Intensity. 
See "Moderate-intensity land use." 
"Low-impact development (LID)" 
is a stormwater management and development strategy applied at the parcel and subdivision scale that 
emphasizes conservation and use of on-site natural features integrated with engineered, small-scale 
hydrologic controls to more closely mimic predevelopment hydrologic functions. 
"Low-intensity land use" 
means land uses which are associated with low levels of human disturbance or low habitat impacts, 
including, but not limited to, passive recreation, open space, or forest management land uses. 
"Lowest floor" 
means the lowest floor of the lowest enclosed area, including the basement. An unfinished or flood-
resistant enclosure, usable solely for parking of vehicles, building access, or storage in an area other than 
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a basement area, which is not considered a building's lowest floor; provided, that such enclosure is not 
built so as to render the structure in violation of the applicable requirements of this title. 
"Mine hazard areas" 
means areas that are underlain by, adjacent to, or affected by mine workings such as adits, gangways, 
tunnels, drifts, or airshafts, and those areas of probable sink holes, gas releases, or subsidence due to 
mine workings. Factors that should be considered include: proximity to development, depth from ground 
surface to the mine working, and geologic material. 
"Mitigation" 
means avoiding, minimizing, or compensating for adverse critical areas impacts. "Mitigation," in the 
following sequential order of preference, is: 
A.  
Avoiding the impact altogether by not taking a certain action or parts of an action; 
B.  
Minimizing impacts by limiting the degree or magnitude of the action and its implementation by using 
appropriate technology, or by taking affirmative steps, such as project redesign, relocation, or timing, to 
avoid or reduce impacts; 
C.  
Rectifying the impact to wetlands, critical aquifer recharge areas, and habitat conservation areas by 
repairing, rehabilitating, or restoring the affected environment to the conditions existing at the time of the 
initiation of the project; 
D.  
Minimizing or eliminating the hazard by restoring or stabilizing the hazard area through engineered or 
other methods, provided the engineered method creates the minimum disturbance necessary to mitigate 
the action, and the method does not adversely impact categories of critical areas other than those being 
mitigated; 
E.  
Reducing or eliminating the impact or hazard over time by preservation and maintenance operations 
during the life of the action; 
F.  
Compensating for the impact to wetlands, critical aquifer recharge areas, and habitat conservation areas 
by replacing, enhancing, or providing substitute resources or environments; and 
G.  
Monitoring the hazard or other required mitigation and taking remedial action when necessary. 
Mitigation for individual actions may include a combination of the above measures. 
"Mobile home" 
means a structure, transportable in one (1) or more sections, which is built on a permanent chassis and is 
designed for use with or without a permanent foundation when attached to the required utilities. The term 
"mobile home" does not include a "recreational vehicle." 
"Mobile home park or subdivision" 
means a parcel (or contiguous parcels) of land divided into two (2) or more manufactured home lots for 
rent or sale. 
"Moderate-intensity land use" 
means land uses which are associated with moderate levels of human disturbance or substantial habitat 
impacts including, but not limited to, low density residential (no more than one (1) home per five (5) 
acres), active recreation, and moderate agricultural land uses. 
"Monitoring" 
means evaluating the impacts of development proposals on the biological, hydrological, and geological 
elements of critical area ecosystem functions and processes, and assessing the effectiveness of required 
mitigation measures through the collection and analysis of data by various methods for the purpose of 
understanding and documenting changes in natural ecosystems and features compared to baseline or 
pre-project conditions and/or reference sites. An important objective of monitoring mitigation projects is to 
verify the impact of the project on the environment predicted in submitted/approved mitigation plans. 
Monitoring also includes gathering baseline data. of such systems, and assessing the performance of 
required mitigation measures throughout the collection and analysis of data by various methods for the 
purpose of understanding and documenting changes in natural ecosystems and features, including 
gathering baseline data. 
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"Native growth protection area (NGPA)" 
means an area where native vegetation is 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 and animal habitat. 
"Native vegetation" 
means plant species that are indigenous to the area in question. 
"Natural waters" 
means waters, excluding water conveyance systems that are artificially constructed and actively 
maintained for irrigation. 
“Nonconformity”. 
See BMC § 20.54.040, Definitions, of the nonconforming provisions of this title. 
“No net loss” means the maintenance of the aggregate of the City's critical area ecological functions. The 
no net loss standard requires that the impacts of the development and/or use, whether permitted or 
exempt, be identified and prevented or mitigated such that there are no resulting adverse impacts on 
ecological functions or processes. Each project shall be evaluated based on its ability to meet the no net 
loss requirement. The no net loss standard applies at multiple scales, starting at the project site. To meet 
no net loss, mitigation sequencing standards must be applied, with compensatory mitigation being as in-
kind and near to the impact as feasible. 
"Off-site compensation" 
means to replace critical areas away from the site on which a critical area has been impacted. 
"On-site compensation" 
means to replace critical areas at or adjacent to the site on which a critical area has been impacted. 
"Ordinary high water mark (OHWM)" 
means the mark on all lakes, streams, and tidal waters which will be found by examining the beds 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 permits issued by a local government or the 
Department; provided, that in any area where the ordinary high water mark cannot be found, the ordinary 
high water mark adjoining salt water shall be the line of mean higher high tide and the ordinary high water 
mark adjoining fresh water shall be the line of mean high water. 
"Out-of-kind compensation" 
means to replace critical areas with substitute critical areas whose characteristics do not closely 
approximate those destroyed or degraded. It does not refer to replacement "out-of-category." 
"Permeability" 
means the capacity of an aquifer or confining bed to transmit water. It is a property of the aquifer or 
confining bed and is independent of the force causing movement. 
"Porous soil types" 
means soils, as identified by the National Resources Conservation Service, U.S. Department of 
Agriculture, that contain voids, pores, interstices, or other openings which allow the passing of water. 
"Potable water" 
means water that is safe and palatable for human use. 
"Practical alternative" 
means an alternative that is available and capable of being carried out after taking into consideration cost, 
existing technology, and logistics in light of overall project purposes, and has less impacts to critical 
areas. 
"Primary association area" 
means the area used on a regular basis by, is in close association with, or is necessary for the proper 
functioning of the habitat of a critical species. "Regular basis" means that the habitat area is normally, or 
usually, known to contain a critical species, or based on known habitat requirements of the species, the 
area is likely to contain the critical species. "Regular basis" is species and population dependent. Species 
that exist in low numbers may be present infrequently yet rely on certain habitat types. 
"Priority habitat" 
means habitat type or elements with unique or significant value to one (1) or more species as classified 
by the State Department of Fish and Wildlife. A priority habitat may consist of a unique vegetation type or 
dominant plant species, a described successional stage, or a specific structural element. 
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"Project area" 
means all areas within fifty (50) feet of the area proposed to be disturbed, altered, or used by the 
proposed activity or the construction of any proposed structures. When the action binds the land, such as 
a subdivision, short subdivision, binding site plan, planned unit development, or rezone, the project area 
shall include the entire parcel, at a minimum. 
"Qualified professional" 
means a person with experience and training in the pertinent scientific discipline, and who is a qualified 
scientific expert with expertise appropriate for the relevant critical area subject in accordance with WAC 
365-195-905(4). A qualified professional must have obtained a B.S. or B.A. or equivalent degree in 
biology, engineering, environmental studies, fisheries, geomorphology, or related field, and five (5) years 
of related work experience. 
A.  
A qualified professional for habitats or wetlands must have a degree in biology and professional 
experience related to the subject species, and meet the requirements set forth in BMC § 20.14.360 and 
BMC 20.14.740. 
B.  
A qualified professional for a geological hazard must be a professional civil or geotechnical engineer with 
experience in the field, or geologist, licensed in the State of Washington.  
C.  
A qualified professional for critical aquifer recharge areas means a hydrogeologist, geologist, engineer, or 
other scientist with experience in preparing hydrogeologic assessments, and meets the requirements set 
forth in BMC § 20.14.450. 
"Recharge" 
means the process involved in the absorption and addition of water to groundwater. 
"Reclaimed water" 
means municipal wastewater effluent that has been adequately and reliably treated so that it is suitable 
for beneficial use. Following treatment, it is no longer considered wastewater (treatment levels and water 
quality requirements are given in the water reclamation and reuse standards adopted by the State 
Departments of Ecology and Health). 
Recreation Vehicle. 
See definition in Chapter 20.42 BMC. 
"Repair" or "maintenance" 
means an activity that restores the character, scope, size, and design of a serviceable area, structure, or 
land use to its previously authorized and undamaged condition. Activities that change the character, size, 
or scope of a project beyond the original design and drain, dredge, fill, flood, or otherwise alter critical 
areas are not included in this definition. 
"Restoration" 
means measures taken to restore an altered or damaged natural feature including: 
A.  
Active steps taken to restore damaged wetlands, streams, protected habitat, or their buffers to the 
functioning condition that existed prior to an unauthorized alteration; and 
B.  
Actions performed to reestablish structural and functional characteristics of the critical area that have 
been lost by alteration, past management activities, or catastrophic events. 
"Riparian habitat" 
means areas adjacent to aquatic systems with flowing water that contain elements of both aquatic and 
terrestrial ecosystems that mutually influence each other. The width of these areas extends to that portion 
of the terrestrial landscape that directly influences the aquatic ecosystem by providing shade, fine or large 
woody material, nutrients, organic and inorganic debris, terrestrial insects, or habitat for riparian-
associated wildlife. Widths shall be measured from the ordinary high water mark or from the top of bank if 
the ordinary high water mark cannot be identified or from the channel migration zone (CMZ). It includes 
the entire extent of the floodplain and the extent of vegetation adapted to wet conditions as well as 
adjacent upland plant communities that directly influence the stream system. Riparian habitat areas 
include those riparian areas severely altered or damaged due to human development activities. 
Scientific process. 
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A valid scientific process is one that produces reliable information useful in understanding the 
consequences of a decision. The characteristics of a valid scientific process are as follows: 
A.  
Peer Review. The information has been critically reviewed by other qualified scientific experts in that 
scientific discipline. 
B.  
Methods. The methods that were used are standardized in the pertinent scientific discipline or the 
methods have been appropriately peer-reviewed to ensure their reliability and validity. 
C.  
Logical Conclusions and Reasonable Inferences. The conclusions presented are based on reasonable 
assumptions supported by other studies and are logically and reasonably derived from the assumptions 
and supported by the data presented. 
D.  
Quantitative Analysis. The data have been analyzed using appropriate statistical or quantitative methods. 
E.  
Context. The assumptions, analytical techniques, data, and conclusions are appropriately framed with 
respect to the prevailing body of pertinent scientific knowledge. 
F.  
References. The assumptions, techniques, and conclusions are well referenced with citations to pertinent 
existing information. 
"Scrub-shrub wetland" 
means a wetland with at least thirty (30) percent of its surface area covered by woody vegetation less 
than twenty (20) feet in height at the uppermost strata. 
"Section 404 permit" 
means a permit issued by the U.S. Army Corps of Engineers for the placement of dredge or fill material or 
clearing in waters of the United States, including wetlands, in accordance with 33 USC Section 1344. 
Section 404 permits may also be for endangered species consultation. They require a consultation under 
Section 7 of the Federal Endangered Species Act. 
"Seeps" 
means a spot where water oozes from the earth, often forming the source of a small stream. 
"Seismic hazard areas" 
means areas that are subject to severe risk of damage as a result of earthquake-induced ground shaking, 
slope failure, settlement, or soil liquefaction, debris flows, lahars, or tsunamis. In addition, seismic hazard 
areas also include areas subject to severe risk of damage because of subsidence and surface faulting 
(WAC 365-190-120). 
"Shorelands or shoreland areas" 
means those lands extending landward for two hundred (200) feet in all directions as measured on a 
horizontal plane from the ordinary high water mark; floodways and contiguous floodplain areas landward 
two hundred (200) feet from such floodways; and all wetlands and river deltas associated with the 
streams, lakes, and tidal waters which are subject to the provisions of Chapter 90.58 RCW. 
"Shorelines" 
means all of the water areas of the state as defined in RCW 90.58.030, including reservoirs 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 (20) cubic 
feet per second (20 cfps) 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 statewide significance" 
means those areas defined in RCW 90.58.030(2)(e). 
"Shorelines of the state" 
means the total of all "shorelines," as defined in RCW 90.58.030(2)(d), and "shorelines of statewide 
significance" within the state, as defined in RCW 90.58.030(2)(c). 
"Soil survey" 

ATTACHMENT A



means the most recent soil survey for the local area or county by the National Resources Conservation 
Service, U.S. Department of Agriculture. 
"Special flood hazard areas" 
means the land in the floodplain within an area subject to a one (1) percent or greater chance of flooding 
in any given year. Designations of special flood hazard areas on flood insurance map(s) always include 
the letters A or V. 
"Special protection areas" 
means aquifer recharge areas defined by WAC 173-200-090 that require special consideration or 
increased protection because of unique characteristics, including, but not limited to: 
A.  
Groundwaters that support an ecological system requiring more stringent criteria than drinking water 
standards; 
B.  
Groundwater recharge areas and wellhead protection areas that are vulnerable to pollution because of 
hydrogeologic characteristics; and 
C.  
Sole source aquifer status. 
"Species" 
means any group of animals classified as a species or subspecies as commonly accepted by the 
scientific community. 
"Species, endangered" 
means any fish or wildlife species that is threatened with extinction throughout all or a significant portion 
of its range and is listed by the state or federal government as an endangered species. 
"Species of local importance" 
means those species of local concern due to their population status or their sensitivity to habitat 
manipulation, or that are game species. 
"Species, priority" 
means any fish or wildlife species requiring protective measures and/or management guidelines to ensure 
their persistence at genetically viable population levels as classified by the Washington Department of 
Fish and Wildlife, including endangered, threatened, sensitive, candidate and monitor species, and those 
of recreational, commercial, or tribal importance. 
"Species, threatened" 
means any fish or wildlife species that is likely to become an endangered species within the foreseeable 
future throughout a significant portion of its range without cooperative management or removal of threats, 
and is listed by the state or federal government as a threatened species. 
"Subdrainage basin" or "subbasin" 
means the drainage area of the highest order stream containing the subject property impact area. 
"Stream order" is the term used to define the position of a stream in the hierarchy of tributaries in the 
watershed. The smallest streams are the highest order (first order) tributaries. These are the upper 
watershed streams and have no tributaries of their own. When two (2) first order streams meet, they form 
a second order stream, and when two (2) second order streams meet they become a third order stream, 
and so on. 
"Substantial damage" 
means damage of any origin sustained by a structure whereby the cost of restoring the structure to its 
before damaged condition would equal or exceed fifty (50) percent of the market value of the structure 
before the damage occurred. 
"Substantial improvement" 
means any repair, reconstruction, or improvement of a structure, the cost of which equals or exceeds fifty 
(50) percent of the market value of the structure either before the improvement or repair is started, or if 
the structure has been damaged and is being restored, before the damage occurred. 
"Unavoidable" 
means adverse impacts that remain after all appropriate and practicable avoidance and minimization 
have been achieved. 
"Vulnerability" 
means the combined effect of susceptibility to contamination and the presence of potential contaminants. 
"Water-dependent" 
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means a use or portion of a use that cannot exist in a location that is not adjacent to the water, but is 
dependent on the water by reason of the intrinsic nature of its operations. A use that can be carried out 
only on, in, or adjacent to water. Examples of water-dependent uses include: ship cargo terminal loading 
areas; fishing; ferry and passenger terminals; barge loading, ship building, and dry docking facilities; 
marinas, moorage, and boat launching facilities; aquaculture; float plane operations; surface water intake; 
and sanitary sewer and storm drain outfalls. 
"Water resource inventory area (WRIA)" 
means one (1) of sixty-two (62) watersheds in the State of Washington, each composed of the drainage 
areas of a stream or streams, as established in Chapter 173-500 WAC as it existed on January 1, 1997. 
"Water table" 
means that surface in an unconfined aquifer at which the pressure is atmospheric. It is defined by the 
levels at which water stands in wells that penetrate the aquifer just far enough to hold standing water. 
"Water typing system" 
means waters are classified according to WAC 222-16-031. Waters are classified into four (4) types, S, F, 
Np, and Ns, based on whether the waters are shorelines of the state, their level of human and wildlife 
use, whether they are perennial streams, and other characteristics. Complete criteria for the water typing 
system are found in BMC § 20.14.720. 
"Watercourse" 
means any portion of a channel, bed, bank, or bottom waterward of the ordinary high water line of waters 
of the state including areas in which fish may spawn, reside, or through which they may pass, and 
tributary waters with defined beds or banks, which influence the quality of fish habitat downstream. This 
definition includes watercourses that flow on an intermittent basis or which fluctuate in level during the 
year and applies to the entire bed of such watercourse whether or not the water is at peak level. This 
definition does not include irrigation ditches, canals, stormwater runoff devices, or other entirely artificial 
watercourses, except where they exist in a natural watercourse that has been altered by humans. 
"Well" 
means a bored, drilled, or driven shaft, or a dug hole whose depth is greater than the largest surface 
dimension for the purpose of withdrawing or injecting water or other liquids. 
"Wellhead protection area (WHPA)" 
means the portion of a zone of contribution for a well, wellfield, or spring, as defined using criteria 
established by the Washington State Department of Ecology. 
"Wetland classes," "classes of wetlands," or "wetland types" 
means the descriptive classes of the wetlands taxonomic classification system of the U.S. Fish and 
Wildlife Service (Cowardin, et al., 1979). 
"Wetland edge" 
means the boundary of a wetland as delineated based on the definitions contained in this title. 
"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. Wetlands do not include those artificial wetlands intentionally created 
from nonwetland 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 include artificial wetlands created from nonwetland areas to mitigate 
the conversion of wetlands. Identification of wetlands and delineation of their boundaries pursuant to this 
chapter shall be done in accordance with the approved federal wetland delineation manual and applicable 
regional supplements. All areas within the City meeting the wetland designation criteria in that procedure 
are hereby designated critical areas and are subject to the provisions of this program. 
"Wetlands mitigation bank" 
means a site where wetlands are restored, created, enhanced, or in exceptional circumstances, 
preserved expressly for the purpose of providing compensatory mitigation in advance of authorized 
impacts to similar resources. 
"Zone of contribution" 
means the area surrounding a well or spring that encompasses all areas or features that supply 
groundwater recharge to the well or spring. 
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20.14.320CLASSIFICATION AND DESIGNATION. 
(a) Wetland Ratings. Wetlands shall be rated according to the Washington State Department of Ecology 
wetland rating system found in the "Washington State Wetland Rating System for Western Washington" 
(Department of Ecology Publication No. 14-06-029 23-06-009) or as amended and approved by Ecology. 
Wetland delineations are valid for five (5) years; after such date the City shall determine whether a 
revision or additional assessment is necessary. These documents contain the definitions and methods for 
determining if the criteria below are met. 

(1) Wetland Rating Categories. 
(i) Category I. Category I wetlands are those that meet any of the following criteria: 

a. Represent a unique or rare wetland type; or 
b. Are more sensitive to disturbance than most wetlands; or 
c. Are relatively undisturbed and contain ecological attributes that are impossible to replace 
within a human lifetime; or 
d. Are providing a high level of functions, scoring twenty-three (23) points or more, out of 
twenty-seven (27) (DOE Wetlands Rating System, 2014); or 
e. Are characterized as wetlands of high conservation value per the Washington Natural 
Heritage Program (WNHP); or 
f. Are characterized as a bog; or 
g. Are over one (1) acre and characterized as a mature and old-growth forested wetland or 
are an estuarine wetland. 

(ii) Category II. Category II wetlands are those wetlands that are not Category I wetlands and that 
meet any of the following criteria: 

a. Provide high levels of some functions, being difficult, though not impossible to replace; or 
b. Perform most functions relatively well, scoring twenty (20) to twenty-two (22) points out of 
twenty-seven (27) (DOE Wetlands Rating System, 2014); or 
c. Estuarine wetlands smaller than one (1) acre or those that are distributed and larger than 
one (1) acre. 

(iii) Category III. Category III wetlands are those wetlands that are not Category I or II wetlands, and 
that meet the following criterion: 

a. Provide moderate levels of functions, scoring between sixteen (16) and nineteen (19) 
points out of twenty-seven (27) (DOE Wetland Rating System, 2014). 

(iv) Category IV. Category IV wetlands are those that meet the following criterion: 
a. Provide low levels of functions, scoring less than sixteen (16) points out of twenty-seven 
(27) (DOE Wetlands Rating System, 2014). 

(2) Date of Wetland Rating. Wetland rating categories shall be applied as the wetland exists on the 
date of adoption of the rating system by the local government as the wetland naturally changes 
thereafter, or as the wetland changes in accordance with permitted activities. Wetland rating 
categories shall not change due to illegal modifications. 
 

20.14.330 DEVELOPMENT STANDARDS - WETLANDS. 
(a)    Activities may only be permitted in a wetland or wetland buffer if the applicant can show that the 
proposed activity will not degrade the functions and functional performance of the wetland and other 
critical areas. 
(b)    Activities and uses shall be prohibited in wetlands and wetland buffers, except as provided for in this 
title. The following activities are regulated if they occur in a regulated wetland or its buffer: 

(1)    The removal, excavation, grading, or dredging of soil, sand, gravel, minerals, organic matter, 
or material of any kind. 
(2)    The dumping of, discharging of, or filling with any material. 
(3)    The draining, flooding, or disturbing of the water level or water table. 
(4)    Pile driving. 
(5)    The placing of obstructions. 
(6)    The construction, reconstruction, demolition, or expansion of any structure. 
(7)    The destruction or alteration of wetland vegetation through clearing, harvesting, shading, 
intentional burning, or planting of vegetation that would alter the character of a regulated wetland. 
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(8)    Class IV general forest practices under the authority of the "1992 Washington State Forest 
Practices Act Rules and Regulations," WAC 222-12-030, or as thereafter amended. 
(9)    Activities that result in: 

(i)    A significant change of water temperature. 
(ii)    A significant change of physical or chemical characteristics of the sources of water to the 
wetland. 
(iii)    A significant change in the quantity, timing, or duration of the water entering the wetland. 
(iv)    The introduction of pollutants. 

(c)    Activities Allowed in Wetlands. The activities listed below are allowed in wetlands. These activities 
do not require submission of a critical area report, except where such activities result in a loss of the 
functions and values of a wetland or wetland buffer. Any ground disturbing activity or placement of fill 
within wetlands or in-water may also require state or federal approval and it is the applicant’s 
responsibility to ensure that they obtain necessary authorization before beginning work. These activities 
include: 

(1)    Conservation or preservation of soil, water, vegetation, fish, shellfish, and/or other wildlife that 
does not entail changing the structure or functions of the existing wetland. 
(2)    Drilling for utilities/utility corridors under a wetland, with entrance/exit portals located 
completely outside of the wetland buffer; provided, that the drilling does not interrupt the 
groundwater connection to the wetland or percolation of surface water down through the soil 
column. Specific studies by a hydrologist are necessary to determine whether the groundwater 
connection to the wetland or percolation of surface water down through the soil column will be 
disturbed. 
(3)    Enhancement of a wetland through the removal of nonnative invasive plant species. Removal 
of invasive plant species shall be restricted to hand removal unless permits from the appropriate 
regulatory agencies have been obtained for approved biological or chemical treatments. 
(4)    Educational and scientific research activities. 

(d)    Category I Wetlands. Activities and uses shall be prohibited from Category I wetlands, except 
restoration, scientific or educational uses, and essential public facilities where no feasible alternative 
exists. 
(e)    Category II and III Wetlands. With respect to activities proposed in Category II and III wetlands, the 
following standards shall apply: 

(1)    Water-dependent activities may be allowed where there are no feasible alternatives that would 
have a less adverse impact on the wetland, its buffers and other critical areas. 
(2)    Where nonwater-dependent activities are proposed, it shall be presumed that alternative 
locations are available, and activities and uses shall be prohibited, unless the applicant 
demonstrates that: 

(i)    The basic project purpose cannot reasonably be accomplished and successfully avoid, or 
result in less adverse impact on, a wetland on another site or sites in the general region; and 
(ii)    All alternative designs of the project as proposed that would avoid or result in less of an 
adverse impact on a wetland or its buffer, such as a reduction in the size, scope, 
configuration, or density of the project, are not feasible. 
(iii)    Full compensation for the acreage and loss functions will be provided under the terms 
established under BMC 20.14.340(f) and (g). 

(f)    Category III and IV Wetlands. Isolated Category III and IV wetlands less than one thousand (1,000) 
square feet that meet all of the following criteria shall be exempt from the buffer provisions in subsection 
(h) of this section and the normal mitigation sequencing process in BMC 20.14.340(a). Any direct impacts 
to these wetlands shall be fully mitigated. 

(1)    Is not associated with riparian areas or buffers; 
(2)    Is not part of a wetland mosaic; and 
(3)    Does not contain habitat identified by Washington State Department of Fish and Wildlife as 
essential for local populations of priority species, as identified under BMC 20.14.720. 

(g)    Category IV Wetlands. Activities and uses that result in unavoidable and necessary impacts may be 
permitted in Category IV wetlands and associated buffers in accordance with an approved wetland report 
and mitigation plan, and only if the proposed activity is the only reasonable alternative that will accomplish 
the applicant’s objectives. Full compensation for the acreage and loss functions will be provided under the 
terms established under BMC 20.14.340(f) and (g). 
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(h)    Wetland Buffers. 
(1)    Standard Buffer Widths. Required standard wetland buffers, based on wetland category, are 
as outlined in the following table (Table 20.14.330(h)(1)). 

  
Table 20.14.330(h)(1) Wetland Buffer Table (Standard wetland buffer widths when 

minimization measures and wildlife corridors are not provided)  
Wetland Category 

and Type 
Buffer Width (in Feet) Based on Habitat Score 

3-5 (Low) 6-7 (Medium) 8-9 (High) 
I: Estuarine and 
coastal wetlands 200 

I: All others 100 150 300 

II: Estuarine wetlands 150 

II: All 100 150 300 

III: All 80 150 300 

IV: All 50 
(2)    Reduced Buffer Widths. The standard wetland buffers may be reduced by twenty-five (25) 
percent according to the values presented in Table 20.14.330(h)(2) when the impact minimization 
measures in Table 20.14.330(h)(3) are implemented. For wetlands that score six (6) or more points 
for habitat function, the following conditions must be maintained in order to use the reduced buffers, 
as follows: 

(i)    If an existing, relatively undisturbed vegetated corridor at least one hundred (100) feet 
wide exists between the on-site wetland and other priority habitats, as defined by the 
Washington State Department of Fish and Wildlife, and the off-site portion of the corridor is 
already protected via an existing conservation easement, critical areas regulations, or other 
legal requirement, the portion of the corridor on site must also be protected by a similar legal 
protection. All other applicable criteria found in subsection (h)(4) of this section must also be 
met. The evaluation of presence or absence of the conditions described above must be 
completed as part of the critical areas report. 
(ii)    If no such corridor is present to protect, the reduced buffers alone may be used with the 
other applicable criteria contained in subsection (h)(4) of this section. If an option for 
protection of a corridor, as defined under subsection (h)(2)(i) of this section, exists on the 
parcel, but is not provided, standard buffer widths contained in Table 20.14.330(h)(1) are 
required. 
(iii)    The buffer widths in the table below (Table 20.14.330(h)(2)) assumes that the buffer is 
vegetated with a native plant community appropriate for the ecoregion. If the existing buffer is 
unvegetated, sparsely vegetated, or vegetated with invasive species that do not perform 
needed functions, the buffer should either be planted to create the appropriate plant 
community or the buffer should be widened to ensure that adequate functions of the buffer are 
provided. 

  
Table 20.14.330(h)(2) Wetland Buffer Table (Reduced wetland buffer widths when 

minimization measures and corridor are provided) 
Wetland Category 

and Type 
Buffer Width (in feet) Based on Habitat Score 

3-5 (Low) 6-7 (Medium) 8-9 (High) 
I: Estuarine and 
coastal wetlands 150 

I: All others 75 110 225 
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Table 20.14.330(h)(2) Wetland Buffer Table (Reduced wetland buffer widths when 
minimization measures and corridor are provided) 

Wetland Category 
and Type 

Buffer Width (in feet) Based on Habitat Score 
3-5 (Low) 6-7 (Medium) 8-9 (High) 

II: Estuarine wetlands 110 

II: All 75 110 225 

III: All 60 110 225 

IV: All 40 50 
(3)    Measurement of Wetland Buffers. All buffers shall be measured horizontally from a 
perpendicular line established at the wetland edge as surveyed in the field. The width of the 
wetland buffer shall be determined according to the wetland category. The buffer for a wetland 
created, restored, or enhanced as compensation for approved wetland alterations shall be the 
same as the buffer required for the category of the created, restored, or enhanced wetland. Only 
fully vegetated buffers will be considered. Lawns, walkways, driveways, and other mowed or paved 
areas will not be considered buffers. 
(4)    Required Measures to Minimize Impacts to Wetlands. Measures are required to mitigate the 
impacts and disturbances associated with surrounding land use, where applicable to a specific 
proposal in order to implement Table 20.14.330(h)(2). If required measures outlined in Table 
20.14.330(h)(3) are not implemented, the standard wetland buffers in Table 20.14.330(h)(1) shall 
be required. 

Table 20.14.330(h)(3) Required Measures to Minimize Impacts to Wetlands 
Disturbance Required Measures to Minimize Impacts 

Lights (1) Direct lights away from wetland as illustrated in a photometric plan.  
• Direct lights away from wetland as illustrated in a photometric plan 
• Only use lighting where necessary for public safety and keep lights off 

when not needed 
• Use motion-activated lights 
• Use full cut-off filters to cover light bulbs and direct light only where 

needed 
• Dim light to the lowest acceptable intensity 
• Limit use of blue-white colored lights in favor of red-amber hues 
• Use lower-intensity LED lighting 

Noise (2) Locate activity that generates noise away from wetland. 
• Locate activity that generates noise away from wetland 
• Construct a fence to reduce noise impacts on adjacent wetland and 

buffer 
• Plant a strip of dense shrub vegetation adjacent to wetland buffer 

(3) If warranted, enhance existing buffer with native vegetation plantings 
adjacent to noise source. 

(4) For activities that generate relatively continuous, potentially disruptive 
noise, such as certain heavy industry or mining, establish an additional ten 
(10) feet of heavily vegetated buffer strip immediately adjacent to the outer 
wetland buffer. 

Toxic runoff (5) Route all new, untreated runoff away from wetland while ensuring 
wetland is not dewatered. 
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Table 20.14.330(h)(3) Required Measures to Minimize Impacts to Wetlands 
Disturbance Required Measures to Minimize Impacts 

• Route all new, untreated runoff away from wetland while ensuring 
wetland is not dewatered 

• Establish covenants limiting use of pesticides within 150 ft. of wetland 
• Apply integrated pest management (These examples are not 

necessarily adequate for minimizing toxic runoff if threatened or 
endangered species are present at the site) 

(6) Establish covenants limiting use of pesticides within one hundred fifty 
(150) feet of wetland. 

(7) Apply integrated pest management. 

Stormwater runoff (8) Retrofit stormwater detention and treatment for roads and existing 
adjacent development. 
• Retrofit stormwater detention and treatment for roads and existing 

adjacent development  
• Prevent channelized or sheet flow from lawns that directly enters the 

buffer  
• Infiltrate or treat, detain, and disperse new runoff from impervious 

surfaces and lawns 

(9) Prevent channelized flow from lawns that directly enters the buffer. 

(10) Use low intensity development (for more information refer to the 
drainage ordinance and manual) best management practices where 
appropriate. 

Change in water 
regime 

(11) Infiltrate or treat, detain, and disperse into buffer new runoff from 
impervious surfaces and new lawns. 
• Infiltrate or treat, detain, and disperse into buffer new runoff from 

impervious surfaces and new lawns 

Pets and human 
disturbance 

(12) Use privacy fencing or plant dense vegetation to delineate buffer edge 
and to discourage disturbance using vegetation appropriate for the 
ecoregion. 
• Use privacy fencing or plant dense vegetation to delineate buffer edge 

and to discourage disturbance using vegetation appropriate for the 
ecoregion 

• Place wetland and its buffer in a separate tract or protect with a 
conservation easement 

(13) Place wetland and its buffer in a separate tract or protect with a 
conservation easement. 

Dust (14) Use best management practices to control dust. 
• Use best management practices to control dust 

Disruption of 
corridors or 
connections 

(15) Maintain connections to off-site areas that are undisturbed. 
• Maintain connections to off-site areas that are undisturbed 
• Restore on-site corridors or connections to off-site habitats by 

replanting 
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Table 20.14.330(h)(3) Required Measures to Minimize Impacts to Wetlands 
Disturbance Required Measures to Minimize Impacts 

(16) Restore on-site corridors or connections to off-site habitats by 
replanting. 

(5)    Increased Wetland Buffer Widths. The Director shall require increased buffer widths in 
accordance with the recommendations of an experienced, qualified professional wetland scientist, 
and the best available science on a case-by-case basis when a larger buffer is necessary to protect 
wetland functions and values based on site-specific characteristics. This determination shall be 
based on one (1) or more of the following criteria: 

(i)    A larger buffer is needed to protect other critical areas; 
(ii)    The buffer or adjacent uplands has a slope greater than fifteen (15) percent or is 
susceptible to erosion and standard erosion-control measures will not prevent adverse 
impacts to the wetland; or 
(iii)    The buffer area has minimal vegetative cover. In lieu of increasing the buffer width 
where existing buffer vegetation is inadequate to protect the wetland functions and values, 
implementation of a buffer planting plan may substitute. Where a buffer planting plan is 
proposed, it shall include densities that are not less than three (3) feet on center for shrubs 
and eight (8) feet on center for trees and require monitoring and maintenance to ensure 
success. Existing buffer vegetation is considered "inadequate" and will need to be enhanced 
through additional native plantings and (if appropriate) removal of nonnative plants when: (1) 
nonnative or invasive plant species provide the dominant cover, (2) vegetation is lacking due 
to disturbance and wetland resources could be adversely affected, or (3) enhancement 
plantings in the buffer could significantly improve buffer functions. 

(6)    Wetland Buffer Width Averaging. The Director may allow modification of the standard wetland 
buffer width in accordance with an approved wetland report and the best available science on a 
case-by-case basis by averaging buffer widths. Averaging of buffer widths may only be allowed 
where the applicant and a qualified professional wetland scientist demonstrate that: 

(i)    No feasible site design exists without buffer averaging; 
(ii)    It will not reduce wetland functions or functional performance; 
(iii)    The wetland contains variations in sensitivity due to existing physical characteristics or 
the character of the buffer varies in slope, soils, or vegetation, and the wetland would benefit 
from a wider buffer in places and would not be adversely impacted by a narrower buffer in 
other places; 
(iv)    The total area contained in the buffer area after averaging is no less than that which 
would be contained within the standard buffer; and 
(v)    The buffer width is not reduced to less than seventy-five (75) percent of the standard 
width or thirty-five (35) feet. 

(7)    Buffer Consistency. All mitigation sites shall have buffers consistent with the buffer 
requirements of this chapter. 
(8)    Buffer Maintenance. Except as otherwise specified or allowed in accordance with this title, 
wetland buffers shall be retained in an undisturbed or enhanced condition. Removal of invasive 
nonnative weeds is required for the duration of the mitigation bond. 
(9)    Buffer Uses. The following uses may be permitted within a wetland buffer in accordance with 
the review procedures of this title, when providing a report consistent with BMC 20.14.360, 
provided they are not prohibited by any other applicable law and they are conducted in a manner so 
as to minimize impacts to the buffer and adjacent wetland: 

(i)    Conservation and Restoration Activities. Conservation or restoration activities aimed at 
protecting the soil, water, vegetation, or wildlife. 
(ii)    Passive Recreation. Low-impact uses and activities which are consistent with the 
purpose and function of the wetland buffer and do not detract from its integrity may be 
permitted within the buffer depending on the sensitivity of the wetland. Uses may include: 

a.    Walkways and trails; provided, that those pathways that are generally parallel to the 
perimeter of the wetland may be located in the outer twenty-five (25) percent of the 
buffer area and located to avoid removal of significant trees; provided, that: 
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i.    They are no wider than six (6) feet, and generally constructed with a surface 
that does not interfere with substrate permeability. Raised boardwalks utilizing 
nontreated pilings may be acceptable; and 
ii.    They shall be limited to pedestrian use; and 
iii.    They shall not be allowed to fully enclose a habitat area or buffer; and 
iv.    They are subject to closure (at the Director’s discretion) during critical 
spawning, migration or breeding time periods of the species present; 

b.    Wildlife viewing structures; and 
c.    Fishing access areas down to the water’s edge that shall be no larger than six (6) 
feet. 

(iii)    Stormwater Management Facilities. Stormwater management facilities, limited to 
stormwater dispersion outfalls and bioswales, may be allowed within the outer twenty-five (25) 
percent of the buffer of Category III or IV wetlands only; provided, that: 

a.    No other location is feasible; and 
b.    The location of such facilities will not degrade the functions or values of the wetland. 

(iv)    Low-Impact Development (LID) Facilities. LID facilities may be allowed within the buffer 
of Category III or IV wetlands only; provided, that: 

a.    No other location is feasible; and 
b.    The location of such facilities will not degrade the functions or values of the wetland. 

(i)    Signs and Fencing of Wetlands. 
(1)    Temporary Markers. The outer perimeter of the wetland or buffer and the limits of those areas 
to be disturbed pursuant to an approved permit or authorization shall be marked in the field in such 
a way as to ensure that no unauthorized intrusion will occur and is subject to inspection prior to the 
commencement of permitted activities. This temporary marking shall be maintained throughout 
construction and shall not be removed until permanent signs, if required, are in place. 
(2)    Permanent Signs. As a condition of any permit or authorization issued pursuant to this 
chapter, the Director may require the applicant to install permanent signs along the boundary of a 
wetland or buffer. 

(i)    Permanent signs shall be made of an enamel-coated metal face and attached to a metal 
post, or another nontreated material of equal durability. Signs must be posted at an interval of 
one (1) per lot or every fifty (50) feet, whichever is less, and must be maintained by the 
property owner in perpetuity. The sign shall be worded as follows or with alternative language 
approved by the Director: 

Protected Wetland Area 
Do Not Disturb 
Contact City of Bremerton 
Department of Community Development 
Regarding Uses and Restriction 

(3)    Fencing. 
(i)    The Director shall determine if fencing is necessary to protect the functions and values of 
the critical area. If found to be necessary, any permit or authorization issued pursuant to this 
chapter shall be conditioned to require the applicant to install a permanent fence at the edge 
of the wetland buffer when fencing will prevent future impacts to the wetland. 
(ii)    Fencing installed as part of a proposed activity or as required in this subsection shall be 
designed so as to not interfere with species migration, including fish runs, and shall be 
constructed in a manner that minimizes impacts to the wetland and associated habitat. (Ord. 
5418 §5, 2021; Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 

20.14.340 MITIGATION REQUIREMENTS - WETLANDS. 
Compensatory mitigation for alterations to wetlands shall achieve equivalent or greater biologic functions. 
Compensatory mitigation sites plans shall be fully vegetated with native species, maintained for a 
minimum of five (5) years, be protected in perpetuity through legal mechanisms such as conservation 
easements or critical area tracts, and be consistent with the State Department of Ecology publication 
"Guidance on Wetland Mitigation in Washington State," 2006 (Publication Nos. 06-06-011a and 06-06-
011b), or as revised. 
(a)    Mitigation shall be required in the following order of preference: 
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(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 and maintenance operations. 
(5)    Compensating for the impact by replacing, enhancing, or providing substitute resources or 
environments. 
(6)    Monitoring the impact and taking appropriate corrective measures 

(b)    Mitigation for Lost or Affected Functions. Compensatory mitigation actions shall address functions 
affected by the alteration to achieve functional equivalency or improvement and shall provide similar 
wetland functions as those lost, except when: 

(1)    The lost wetland provides minimal functions as determined by a site-specific function 
assessment, and the proposed compensatory mitigation action(s) will provide equal or greater 
functions or will provide functions shown to be limiting within a watershed through a formal 
Washington State watershed assessment plan or protocol; or 
(2)    Out-of-kind replacement will best meet formally identified watershed goals, such as 
replacement of historically diminished wetland types. 

(c)    Preference of Mitigation Actions. Mitigation actions that require compensation by replacing, 
enhancing, or substitution shall occur in the following order of preference: 

(1)    Restoring wetlands on upland sites that were formerly wetlands. 
(2)    Creating wetlands on disturbed upland sites such as those with vegetative cover consisting 
primarily of nonnative introduced species. This should only be attempted when there is a consistent 
source of hydrology and it can be shown that the surface and subsurface hydrologic regime is 
conducive for the wetland community that is being designed. 
(3)    Enhancing significantly degraded wetlands in combination with restoration or creation. Such 
enhancement should be part of a mitigation package that includes replacing the impacted area 
meeting appropriate ratio requirements. 

(d)    Type and Location of Mitigation. Unless it is demonstrated that a higher level of ecological 
functioning would result from an alternate approach, compensatory mitigation for ecological functions 
shall be either in kind and on site, or in kind and within the same stream reach, subbasin, or drift cell. 
Mitigation actions shall be conducted within the same subdrainage basin and on the site as the alteration 
except when all of the following apply: 

(1)    There are no reasonable on-site or in-subdrainage basin opportunities or on-site and in-
subdrainage basin opportunities do not have a high likelihood of success, after a determination of 
the natural capacity of the site to mitigate for the impacts. Consideration should include: anticipated 
wetland mitigation replacement ratios, buffer conditions and proposed widths, hydrogeomorphic 
classes of on-site wetlands when restored, proposed flood storage capacity, potential to mitigate 
riparian fish and wildlife impacts (such as connectivity); 
(2)    Off-site mitigation has a greater likelihood of providing equal or improved wetland functions 
than the impacted wetland; and 
(3)    Off-site locations shall be in the same subdrainage basin unless: 

(i)    Established watershed goals for water quality, flood or conveyance, habitat, or other 
wetland functions have been established and strongly justify location of mitigation at another 
site; or 
(ii)    Credits from a state-certified wetland mitigation bank or state-approved in-lieu fee (ILF) 
site are used as mitigation and the use of credits is consistent with the terms of the bank’s 
certification or ILF approval. 

(e)    Mitigation Timing. Mitigation projects shall be completed with an approved monitoring plan prior to 
activities that will disturb wetlands. In all other cases, mitigation shall be completed immediately following 
disturbance and prior to use or occupancy of the activity or development. Construction of mitigation 
projects shall be timed to reduce impacts to existing fisheries, wildlife, and flora. 

(1)    The Director may authorize a one (1) time temporary delay, up to one hundred twenty (120) 
days, in completing minor construction and landscaping when environmental conditions could 
produce a high probability of failure or significant construction difficulties. The delay shall not create 
or perpetuate hazardous conditions or environmental damage or degradation, and the delay shall 
not be injurious to the health, safety, and general welfare of the public. The request for the 
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temporary delay must include a written justification that documents the environmental constraints 
that preclude implementation of the mitigation plan. The justification must be verified and approved 
by the City and include a financial guarantee. 

(f)    Mitigation Ratios. 
(1)    Acreage Replacement Ratios. The following ratios shall apply to creation or restoration that is 
in kind, is on site, is the same category, is timed prior to or concurrent with alteration, and has a 
high probability of success. Creation of Category I wetlands, specifically bogs and heritage sites, is 
not possible, per “Wetland Mitigation in Washington State: Part 1 – Agency Policies and Guidance” 
(Version 1, Ecology Publication No. 06-06-011a, March 2006, or as amended). These ratios do not 
apply to remedial actions resulting from unauthorized alterations; greater ratios shall apply in those 
cases. These ratios do not apply to the use of credits from a state-certified wetland mitigation bank 
or approved ILF site. When credits from a certified bank or approved ILF site are used, replacement 
ratios should be consistent with the requirements of the bank’s certification or site’s approved 
instrument. The first number specifies the acreage of replacement wetlands and the second 
specifies the acreage of wetlands altered. 

Wetland 
Category 

Wetland Mitigation Type and Replacement Ratio 

Creation Reestablishment Rehabilitation Enhancement 
Only 

Category I 6:1* 6:1 12:1 Not allowed 

Category II 3:1 3:1 6:1 12:1 

Category III 2:1 2:1 4:1 8:1 

Category 
IV 1.5:1 1.5:1 3:1 6:1 

*Wetland creation is not allowed for Category I bogs and heritage sites 
(2)    Increased Replacement Ratio. The Director may increase the ratios under the following 
circumstances: 

(i)    Uncertainty exists as to the probable success of the proposed restoration or creation; 
(ii)    A significant period of time will elapse between impact and replication of wetland 
functions; 
(iii)    Proposed mitigation will result in a lower category wetland or reduced functions relative 
to the wetland being impacted; or 
(iv)    The impact was an unauthorized impact. 

(g)    Wetlands Enhancement as Mitigation. 
(1)    Impacts to wetland functions may be mitigated by enhancement of existing significantly 
degraded wetlands, but where feasible should be used in conjunction with restoration and/or 
creation. Applicants proposing to enhance wetlands must produce a wetland report that identifies 
how enhancement will increase the functions of the degraded wetland and how this increase will 
adequately mitigate for the loss of wetland area and function at the impact site. An enhancement 
proposal must also show whether existing wetland functions will be reduced by the enhancement 
actions. 
(2)    Ratios for rehabilitation and enhancement may be reduced when combined with one to one 
(1:1) replacement through creation or reestablishment. See Table 1a, Wetland Mitigation in 
Washington State - Part 1: Agency Policies and Guidance - Version 1 (Ecology Publication No. 06-
06-011a, Olympia, WA, March 2006 or as revised). 

(h)    Mitigation of Wetland Buffer Impacts. Compensation for wetland buffer impacts shall occur at a 
minimum one to one (1:1) ratio. Compensatory mitigation for buffer impacts shall include enhancement of 
degraded buffers by planting native species and removing structures and impervious surfaces within 
buffers. 
(i)    Wetland Mitigation Banks. 

(1)    Credits from a wetland mitigation bank may be approved for use as compensation for 
unavoidable impacts to wetlands when: 

(i)    The bank is certified under Chapter 173-700 WAC; and 
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(ii)    The Director determines that the wetland mitigation bank provides appropriate 
compensation for the authorized impacts; and 
(iii)    The proposed use of credits is consistent with the terms and conditions of the bank’s 
certification. 

(2)    Replacement ratios for projects using bank credits shall be consistent with replacement ratios 
specified in the bank’s certification. 
(3)    Credits from a certified wetland mitigation bank may be used to compensate for impacts 
located within the service area specified in the bank’s certification. In some cases, bank service 
areas may include portions of more than one (1) adjacent drainage basin for specific wetland 
functions. 

(j)    Wetland Mitigation Monitoring. 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, and how the monitoring data will be evaluated. 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 (5) years. The Director shall have the authority to modify or extend the monitoring period and require 
additional monitoring reports for up to ten (10) years when any of the following conditions apply: 

(1)    The project does not meet the performance standards identified in the mitigation plan; 
(2)    The project does not provide adequate replacement for the functions and values of the 
impacted critical area; 
(3)    The project involves establishment of forested plant communities, which require longer time 
for establishment. (Ord 5418 §6, 2021; Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 
2006) 
 

20.14.350 PERFORMANCE STANDARDS - SUBDIVISIONS. 
The subdivision and short subdivision of land in wetlands and associated buffers is subject to the 
following: 
(a)    Land that is located wholly within a wetland or its buffer may not be subdivided. 
(b)    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 located outside of the wetland and its buffer. 
(c)    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 title and all other required state and federal approvals. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 
4965 §7 (part), 2006) 
 
20.14.360 WETLAND REPORT. 
Critical area reports for wetlands must meet the requirements of this section. 
(a)    Preparation by a Qualified Professional. A critical area report for wetlands shall be prepared by a 
qualified professional who is a certified professional wetland scientist or a noncertified professional 
wetland scientist with a minimum of five (5) years experience in the field of wetland science and with 
experience preparing wetland reports. 
(b)    Area Addressed in Wetland Report. The following areas shall be addressed in a critical area report 
for wetlands: 

(1)    The project area of the proposed activity; 
(2)    All wetlands and recommended buffers within three hundred (300) feet of the project area; 
and 
(3)    All shoreline areas, water features, floodplains, and other critical areas, and related buffers 
within three hundred (300) feet of the project area. 

(c)    Wetland Analysis. A critical area report for wetlands shall contain an analysis of the wetlands 
including the following site- and proposal-related information at a minimum: 

(1)    A written assessment and accompanying maps of the wetlands and buffers within three 
hundred (300) feet of the project area, including the following information at a minimum: 

(i)    Wetland delineation and required buffers; 
(ii)    Existing wetland acreage; 
(iii)    Wetland category; 
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(iv)    Vegetative, faunal, and hydrologic characteristics; 
(v)    Soil and substrate conditions; 
(vi)    Topographic elevations, at two (2) foot contours; and 
(vii)    A discussion of the water sources supplying the wetland and documentation of 
hydrologic regime (locations of inlet and outlet features, water depths throughout the wetland, 
evidence of recharge or discharge, evidence of water depths throughout the year: drift lines, 
algal layers, moss lines, and sediment deposits). 

(2)    A discussion of measures, including avoidance, minimization, and mitigation, proposed to 
preserve existing wetlands and restore any wetlands that were degraded prior to the current 
proposed land use activity. 
(3)    A habitat and native vegetation conservation strategy that addresses methods to protect and 
enhance on-site habitat and wetland functions. 
(4)    Functional evaluation for the wetland and adjacent buffer using a local or state agency staff-
recognized method and including the reference of the method and all data sheets. 
(5)    Proposed mitigation, if needed, including a written assessment and accompanying maps of 
the mitigation area, including the following information at a minimum: 

(i)    Existing and proposed wetland acreage; 
(ii)    Vegetative and faunal conditions; 
(iii)    Surface and subsurface hydrologic conditions including an analysis of existing and 
future hydrologic regime and proposed hydrologic regime for enhanced, created, or restored 
mitigation areas; 
(iv)    Relationship within watershed and to existing waterbodies; 
(v)    Soil and substrate conditions, and topographic elevations; 
(vi)    Existing and proposed adjacent site conditions; 
(vii)    Required wetland buffers (including any buffer reduction and mitigation proposed to 
increase the plant densities, remove weedy vegetation, and replant the buffers); 
(viii)    Property ownership; and 
(ix)    Associated wetlands and related wetlands that may be greater than three hundred (300) 
feet from the subject project. 

(6)    A scale map of the development proposal site and adjacent area. A discussion of ongoing 
management practices that will protect wetlands after the project site has been developed, 
including proposed monitoring and maintenance programs. 
(7)    A bond estimate for the installation (including site preparation, plant materials and installation, 
fertilizers, mulch, stakes) and the proposed monitoring and maintenance work for the required 
number of years. 
(8)    Title Notification. All activity in critical area protection areas shall be accompanied by a title. 

(d)    Additional Information. When appropriate, the Director may also require the wetland report to include 
an evaluation by the State Department of Ecology, affected tribes, or an independent qualified expert 
regarding the applicant’s analysis and the effectiveness of any proposed mitigating measures or 
programs, and to include any recommendations as appropriate. 

(1)    If the development proposal site contains or is within a wetland area, the applicant shall 
submit an affidavit which declares whether the applicant has knowledge of any illegal alteration to 
any or all wetlands on the proposed site and whether the applicant previously has been found in 
violation of this chapter. If the applicant has been found previously in violation, the applicant shall 
declare whether such violation has been corrected to the satisfaction of the jurisdiction. 
(2)    The Director shall determine if the mitigation and monitoring plans and bonding measures 
proposed by the applicant are sufficient to protect the public health, safety, and welfare, consistent 
with the goals, purposes, objectives and requirements of this chapter. (Ord. 5301 §3 (Exh. B) (part), 
2016: Ord. 4965 §7 (part), 2006) 
 

20.14.400 CRITICAL AQUIFER RECHARGE AREAS. 
BMC 20.14.410 through 20.14.450 pertain to critical aquifer recharge areas. (Ord. 5301 §3 (Exh. B) 
(part), 2016: Ord. 4965 §7 (part), 2006) 
 
20.14.410 DESCRIPTION AND PURPOSE. 
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Groundwater from aquifers provides a source of potable water and contributes to stream discharge/flow. 
Critical aquifer recharge areas contribute to the recharge of aquifers, springs and/or wells and are 
susceptible to contamination of water supplies through infiltration of pollutants through the soil. City 
residents rely on an essential life-sustaining safe drinking water supply. A significant portion of the City’s 
drinking water comes from groundwater supplies in aquifers. The primary goals of groundwater protection 
regulations are to protect groundwater quality by maintaining the quantity of recharge; avoiding or limiting 
land use activities that pose potential risk of aquifer contamination; and to minimize or avoid adverse 
impacts to groundwater protection areas through the application of performance standards, and to comply 
with the requirements of the Federal Safe Drinking Water Act, Washington Administrative Code, and the 
requirements of the Wellhead Protection Program. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 
(part), 2006) 
 
20.14.420 CLASSIFICATION AND DESIGNATION. 
Critical aquifer recharge areas are those land areas that contain hydrogeologic conditions that facilitate 
aquifer recharge and/or transmission of contaminants to an underlying aquifer. Critical aquifer recharge 
areas under this section may be established based on general criteria, specifically designated due to 
special circumstances, or based on scientific studies and mapping efforts. Factors considered in the 
identification of critical aquifer recharge areas include depth to water table, presence of highly permeable 
soils (specifically Group A hydrologic soils), presence of flat terrain, and the presence of more permeable 
surficial geology. Critical aquifer recharge areas may be placed in one (1) of the following categories: 
(a)    Category I Critical Aquifer Recharge Areas. Category I critical aquifer recharge areas are those 
areas where potential for certain land use activities to adversely affect groundwater is high. Category I 
critical aquifer recharge areas include: 

(1)    Areas inside the five (5) year time-of-travel zone for Group A water system wells, calculated in 
accordance with the Washington State Source Water Assessment Program. 
(2)    Ten (10) year time-of-travel zones in wellhead protection areas are included as critical aquifer 
recharge when a well draws its water from an aquifer that is at or above sea level and is without an 
overlying protective impermeable layer. 
(3)    Areas identified as regionally significant aquifer recharge areas and identified as such by the 
City are: 

(i)    Gorst Basin Aquifer recharge area, and 
(ii)    Other areas that may be identified in the future. 

(b)    Category II Critical Aquifer Recharge Areas. Category II critical aquifer recharge areas are areas 
that provide recharge to aquifers that are current or potentially will become potable water supplies and 
are vulnerable to contamination based on the type of land use activity. These include the following: 

(1)    Highly Permeable Soils (Group A Hydrologic Soils). The general location and characteristics 
of Group A hydrologic soils in the City is given in the Soils Survey of Kitsap County by the U.S. 
Department of Agriculture, Natural Resources Conservation Service (NRCS). The soil survey 
information is available at the Department of Community Development. 
(2)    Areas Above Shallow/Vashon Principal Aquifers. Surface areas above shallow, principal 
aquifer(s) which are not separated from the underlying aquifers by an impermeable layer that 
provides adequate protections to preclude the proposed land use from contaminating the shallow 
aquifer(s) below, are considered aquifer recharge areas of concern. (Ord. 5301 §3 (Exh. B) (part), 
2016: Ord. 4965 §7 (part), 2006) 
 

20.14.430 DEVELOPMENT STANDARDS. 
(a)    Allowed Activities. The following activities are allowed in critical aquifer recharge areas and do not 
require submission of a hydrogeological assessment: 

(1)    Construction of structures and improvements, including additions, resulting in less than five (5) 
percent or two thousand five hundred (2,500) square feet (whichever is greater) total site 
impervious surface area that does not result in a change of use or increase the use of a hazardous 
substance. 
(2)    Development and improvement of parks, recreation facilities, open space, or conservation 
areas resulting in less than five (5) percent total site impervious surface area that do not increase 
the use of a hazardous substance. 
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Standards for development shall be in accordance with the provisions below and the requirements 
of other underlying City regulations. 
(3)    On-site domestic septic systems releasing less than fourteen thousand five hundred (14,500) 
gallons of effluent per day and that are limited to a maximum density of one (1) system per one (1) 
acre. 
(4)    Residential Use of Pesticides and Nutrients. Application of household pesticides, herbicides, 
and fertilizers that do not exceed times and rates specified on the packaging. 
(5)    Residential storage or use of petroleum and petroleum products. 
(6)    Activities which have a potential contamination source below threshold amounts as set forth in 
applicable statutes of the Revised Code of Washington or local regulations. The purpose of this 
clause is to allow for small-scale and residential activities thought to have no significant impacts to 
critical aquifer recharge areas. 
(7) Single-family residential construction, unless otherwise required by the Kitsap County Public 
Health District. 

(b)    Prohibited Activities. The following activities and uses are prohibited in Category I critical aquifer 
recharge areas: 

(1)    Landfills, including hazardous or dangerous waste, municipal solid waste, special waste, and 
wood waste; 
(2)    Underground Injection Wells. Wells which meet the requirements of Chapters 173-
218 and 173-200 WAC with the exception of 5B22, 5D2, 5G30, 5W12, 5W32, 5R21, and 5S23; 
(3)    Commercial mining and washing of metals, hard rock, sand and gravel; 
(4)    Chemical wood preservation and/or treatment facilities; 
(5)    Storage, processing, or disposal of radioactive substances; 
(6)    Commercial activities that are not connected to an available sanitary sewer system; 
(7)    Use or storage of pesticides listed as "State restricted use pesticides" by Chapter 16-
228 WAC; 
(8)    Within one thousand six hundred (1,600) feet of Twin Lakes, any use of pesticides, and use of 
fertilizers above agronomic rates; 
(9)    Oil and gas drilling as defined in WAC 332-12-450 and Chapter 173-218 WAC; 
(10)    Underground storage of hazardous substances as regulated by Chapter 173-360 WAC; 
(11)    Use, storage, treatment, or production of perchlorethylene (PCE), other than in closed-loop 
systems that do not involve any discharge of PCE; 
(12)    Petroleum refining, reprocessing, storage and petroleum-product pipelines; 
(13)    Electroplating/metal finishing; 
(14)    Activities that would significantly reduce the recharge to aquifers currently or potentially used 
as a potable water source; and 
(15)    Activities that would significantly reduce the recharge to aquifers that are a source of 
significant base flow to a regulated stream. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 
(part), 2006) 
 

20.14.440 ALLOWED USES WITH PERFORMANCE STANDARDS. 
(a)    General Requirements. Any activity not specifically exempted through BMC 20.14.430 as allowed or 
prohibited may be permitted in a critical aquifer recharge area if all of the following criteria are met (a list 
of specific uses with a potential threat to groundwater can be found in subsection (b) of this section): 

(1)    Hydrogeological Assessment. 
(i)    For Category I aquifer recharge areas the applicant must show through a hydrogeological 
assessment that the proposed activity will not cause significant impact to aquifer quality or 
recharge. The hydrogeological assessment will be evaluated and treated as a special use 
review and be reviewed by the Department, the health district, affected tribes, and affected 
water purveyors. An incompatible activity can be denied by the Director; 
(ii)    For Category II aquifer recharge areas a hydrogeological assessment may be required. 
The scope of the report shall be based on site-specific conditions. The hydrogeological 
assessment will be evaluated and treated as a special use review and be reviewed by the 
Department, the health district, affected tribes, and affected water purveyors. An incompatible 
activity can be denied by the Director. The need for additional information will be determined 
by the Department, the health district, and the affected water purveyor. Based on the report, 
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controls, mitigation, and/or other requirements will be established as a prerequisite for the 
development proposal being approved. 

(2)    The proposed activity must comply with the source water protection requirements and 
recommendations of the U.S. Environmental Protection Agency, Washington State Department of 
Health, Washington Department of Ecology, and the Kitsap County Health District. 
(3)    The proposed activity shall be designed and constructed in accordance with BMC Title 15, 
Municipal Utilities. 
(4)    The applicant must explore low-impact development site design alternatives and implement 
them. Low-impact development techniques can include, but are not limited to: 

(i)    Rainwater harvesting; 
(ii)    Reverse slope sidewalks; 
(iii)    Vegetated roofs; 
(iv)    Bioretention areas (rain gardens); and 
(v)    Pervious pavement. 

(b)    Potential Threats to Groundwater. Specific uses with potential threats to groundwater can include, 
but are not limited to the following. Uses meeting the listed performance standards may be allowed if the 
criteria of this section are met. 

(1)    Anything that is not exempt per BMC 20.14.430. 
(2)    All storage tanks proposed to be located in a critical aquifer recharge area must comply with 
local building code requirements and must conform to the following requirements: 

(i)    All new above-ground storage facilities proposed for use in the storage of hazardous 
substances or hazardous wastes shall be designed and constructed so as to: 

a.    Not allow the release of a hazardous substance to the ground, groundwaters, or 
surface waters; 
b.    Have a primary containment area enclosing or underlying the tank or part thereof; 
and 
c.    A secondary containment system either built into the tank structure or a dike system 
built outside the tank for all tanks. 

(3)    Vehicle Repair and Servicing. 
(i)    Vehicle repair and servicing must be conducted over impermeable pads and within a 
covered structure capable of withstanding normally expected weather conditions. Chemicals 
used in the process of vehicle repair and servicing must be stored in a manner that protects 
them from weather and provides containment should leaks occur. 
(ii)    No dry wells shall be allowed in critical aquifer recharge areas on sites used for vehicle 
repair and servicing. Dry wells existing on the site prior to facility establishment must be 
abandoned using techniques approved by the State Department of Ecology prior to 
commencement of the proposed activity. 

(4)    Water reuse projects for reclaimed water must be in accordance with the adopted water or 
sewer comprehensive plans that have been approved by the State Departments of Ecology and 
Health. 

(i)    Use of reclaimed water for surface percolation must meet the groundwater recharge 
criteria given in RCW 90.46.010(10) and 90.46.080(1). The State Department of Ecology may 
establish additional discharge limits in accordance with RCW 90.46.080(2). 
(ii)    Direct injection must be in accordance with the standards developed by authority of 
RCW 90.46.042. 

(5)    Automobile washers as defined in Chapter 173-216 WAC. 
(6)    Chemical treatment storage and disposal facilities as defined in WAC 173-303-182. 
(7)    Hazardous waste generators, including, but not limited to: boat repair shops, biological 
research facilities, dry cleaners, furniture stripping, motor vehicle service garages, photographic 
processing, printing and publishing shops, medical and dental facilities, etc., as defined in 
Chapter 173-303 WAC. 
(8)    Junk yards and salvage yards as defined in Chapter 173-304 WAC, Best Management 
Practices to Prevent Stormwater Pollution at Vehicle Recycler Facilities (WDOE publication number 
94-146). 
(9)    On-site sewage systems (large scale) as defined in Chapter 173-240 WAC. 
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(10)    On-site sewage systems (less than fourteen thousand five hundred (14,500) gal./day) as 
defined in Chapter 246-272 WAC. 
(11)    Pesticide storage and use as defined in Chapters 15.54 and 17.21 RCW. 
(12)    Sawmills as defined in Chapters 173-303 and 173-304 WAC, WDOE publication number 95-
53, Best Management Practices to Prevent Stormwater Pollution at Log Yards. 
(13)    Solid waste handling and recycling facilities as defined in Chapter 173-304 WAC. 
(14)    Wastewater application to land surface as defined in Chapters 173-216 and 173-200 WAC, 
and WDOE Land Application Guidelines, Best Management Practices for Irrigated Agriculture. 
(15)    New impervious surface area exceeding twenty thousand (20,000) square feet. 
(16)    Beneficial use of biosolids as defined in Chapter 173-308 WAC. 
(17)    Golf courses, provided: 

(i)    Fertilizer use is not above agronomic rates; 
(ii)    Pesticides are managed and applied by properly licensed personnel, and use of all 
pesticides is approved by the affected water utility; 
(iii)    The golf course allows for periodic monitoring by the Department or an affected water 
utility. 

(18)    Noncommercial gravel and sand mining, provided the extraction of materials remains no less 
than ten (10) feet above the level of the aquifer. 

(c)    Affected Agency Review. The City will notify Kitsap County Health District and affected water utilities 
and will request them to comment during the preliminary phases of the City’s review process on all 
proposed projects defined in subsection (b) of this section or other uses not explicitly allowed or 
prohibited in BMC 20.14.430. The City in conjunction with these agencies may approve, deny, or 
condition proposals. 
(d)    Inspection. City personnel may inspect at reasonable times, upon presentation of credentials, as 
part of its wellhead protection program any activity that is known to manage or potentially manage 
hazardous materials. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 
20.14.450 HYDROGEOLOGIC ASSESSMENT. 
The assessment shall address the impact the proposed land use will have on both the quality and 
quantity of the water transmitted to the aquifer. 
(a)    The assessment shall be submitted to the Department and shall address, at a minimum, the 
following criteria: 

(1)    Surficial soil type and geologic setting; 
(2)    Location and identification of wells within one thousand (1,000) feet of the site; 
(3)    Location and identification of surface water bodies and springs within one thousand (1,000) 
feet of the site with recharge potential; 
(4)    Description of underlying aquifers and aquitards, including water level, gradients and flow 
direction; 
(5)    Available surface water and groundwater quality data; 
(6)    Effects of the proposed development on water quality; 
(7)    Sampling schedules required to assure water quality; 
(8)    Discussion of the effects of the proposed development on the groundwater resource; 
(9)    Recommendations on appropriate BMPs (best management practices) or mitigation to assure 
no significant degradation of groundwater quality; and 
(10)    Other information as required by the Kitsap County Health District. 
(11)    The assessment shall also address the types of pesticides, herbicides and fertilizers that can 
safely be used for the care of landscaping proposed by the applicant. 

(b)    The hydrogeologic assessment shall be prepared by a professional geologist/hydrologist or by a soil 
scientist with a strong background in geology (see definition of "Qualified professional", as defined in 
BMC 20.14.200). 
(c)    Applications for development or operations with underground storage of petroleum products will be 
processed using the appropriate procedure as specified in existing Kitsap County ordinances. 
(d)    Analysis for a specific parcel(s), using the criteria outlined below, will be employed to confirm if the 
soils present require a recharge area designation. Data collection will include, at a minimum, six (6) soil 
logs to a depth of ten (10) feet (or to a depth four (4) feet below the lowest proposed excavation point 
whichever is greater) for each acre in the parcel(s) being evaluated. At least one (1) well, two hundred 
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(200) feet or greater in depth with an adequate drilling report, must be available within one (1) mile. The 
associated data shall be analyzed and included in the hydrogeologic assessment to determine the 
presence of highly permeable soils with the recharge area designation. (Ord. 5301 §3 (Exh. B) (part), 
2016: Ord. 4965 §7 (part), 2006) 
 
20.14.500 FREQUENTLY FLOODED AREAS. 
BMC 20.14.500 through 20.14.530 pertain to frequently flooded areas. (Ord. 5301 §3 (Exh. B) (part), 
2016: Ord. 4965 §7 (part), 2006) 
 
20.14.510 DESCRIPTION AND 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 flood conditions in specific areas caused by flooding, while protecting the 
functions and values of the floodplains. In addition, this section will give special consideration to 
anadromous fish habitat in combination with BMC 20.14.700, Fish and Wildlife Habitat Conservation 
Areas. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 
20.14.520 CLASSIFICATION AND DESIGNATION. 
Frequently flooded areas are those areas established as areas of special flood hazard under 
Chapter 17.60 BMC, Floodplain Management. Under Chapter 17.60 BMC, this includes those areas of 
special flood hazard identified by the Federal Insurance Administration in a scientific and engineering 
report entitled "The Flood Insurance Study for Kitsap County and Incorporated Areas" dated November 4, 
2010, and any revisions thereto, with accompanying flood insurance rate maps (FIRM), and any revisions 
thereto. The best available information for flood hazard area identification as outlined in 
BMC 17.60.140(b) shall be the basis for regulation until a new FIRM is issued that incorporates data 
utilized under BMC 17.60.140(b). (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 
20.14.530 DEVELOPMENT STANDARDS. 
(a)    All development proposals shall comply with Chapter 17.60 BMC for general and specific flood 
hazard protection. Development shall not reduce the base flood water storage ability. Construction, 
grading or other regulated activities that would reduce the flood water storage ability must be mitigated by 
creating compensatory storage on or off site. 
(b)    Base flood data and flood hazard notes shall be shown on the face of any recorded plat or site plan 
including, but not limited to, base flood elevations, flood protection elevation, boundary of floodplain, and 
zero rise floodway. 
(c)    Unless exempted in subsection (d) of this section, when development occurs within the floodplain, a 
habitat assessment is required, that is prepared in accordance with Regional Guidance for Floodplain 
Habitat Assessment and Mitigation (FEMA Region X, 2010), or as hereafter amended. When appropriate, 
the Director may also require the habitat assessment to include an evaluation by affected tribes, or an 
independent qualified expert, regarding the applicant’s analysis and the effectiveness of any proposed 
mitigating measures or programs, and to include any recommendations as appropriate. The assessment 
shall determine if the project would adversely affect: 

(1)    The primary constituent elements identified when a species is listed as threatened or 
endangered; 
(2)    Essential fish habitat designated by the National Marine Fisheries Service; 
(3)    Fish and wildlife habitat conservation areas; 
(4)    Vegetation communities and habitat structures; 
(5)    Water quality; 
(6)    Water quantity, including flood and low flow depths, volumes and velocities; 
(7)    The channel’s natural planform pattern and migration processes; 
(8)    Spawning substrate, if applicable; and/or 
(9)    Floodplain refugia, if applicable. 

(d)    The following activities do not require completion of a floodplain habitat assessment: 
(1)    Repair of existing building in its existing footprint, including damages by fire or other 
casualties; 
(2)    Removal of noxious weeds; 
(3)    Replacement of nonnative vegetation with native vegetation; 
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(4)    Ongoing activities such as lawn and garden maintenance; 
(5)    Removal of danger trees; 
(6)    Normal maintenance of public utilities and facilities; 
(7)    Restoration or enhancement of floodplains, riparian areas and streams that meets federal and 
state standards. (Ord. 5418 §7, 2021; Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 
2006) 
 
 

20.14.600 GEOLOGICALLY HAZARDOUS AREAS. 
BMC 20.14.600 through 20.14.660 pertain to geologically hazardous areas. (Ord. 5301 §3 (Exh. B) (part), 
2016: Ord. 4965 §7 (part), 2006) 
 
20.14.610 PURPOSE. 
The purpose of BMC 20.14.600 through 20.14.660 is to protect human life and property from potential 
risks related to development on or near geologically hazardous areas. Geologically hazardous areas 
include areas susceptible to erosion, sliding, geologic events, landslides, and moderate and steep slope 
areas. BMC 20.14.600 through 20.14.660 classify geologically hazardous areas and set development 
standards for development and clearing in or near geologically hazardous areas. (Ord. 5301 §3 (Exh. B) 
(part), 2016: Ord. 4965 §7 (part), 2006) 
 
20.14.620 CLASSIFICATION. 
The following categories shall be used in classifying geologically hazardous areas: 
(a)    Areas of high geologic hazard are areas meeting either of the following two (2) criteria: 

(1)    Areas with slopes greater than forty (40) percent with vertical relief of ten (10) or more feet; or 
(2)    Areas with slopes greater than thirty (30) percent with vertical relief of ten (10) or more feet, 
and any of the following characteristics: 

(i)    Unstable soil or shoreline classified as "unstable" (U), "unstable old slides" (UOS), 
"unstable recent slides" (URS), or "intermediate" (I) by the U.S. Department of Agriculture Soil 
Conservation Service, U.S. Geologic Survey, the Washington Department of Ecology Coastal 
Zone Atlas, or qualified geologist or geotechnical engineer; 
(ii)    Groundwater seepage or springs present on the slope, areas underlain by impermeable 
silts or clays, or mappable emergent water; 
(iii)    Erosion hazard as indicated by potential for stream or wave incision or as classified as 
"highly erodible" or "potentially erodible" by the Natural Resources Conservation Service; 
(iv)    Seismic areas subject to liquefaction from earthquakes such as hydric soils as identified 
by the Natural Resources Conservation Service, and areas that have been filled to make a 
site more suitable. 

(3) Landslide hazard areas. 
(b)    Areas of moderate geologic hazard are any areas with slopes of thirty (30) percent or greater and 
vertical relief of ten (10) or more feet, and any areas with slopes of fifteen (15) percent to thirty (30) 
percent with vertical relief of ten (10) or more feet and any of the characteristics per subsections (a)(2)(i) 
through (iii) of this section. Seismic hazard areas subject to liquefaction from earthquakes, areas with 
hydric soils, and areas of loose fill shall be classified as moderate geologic hazard areas regardless of 
percent slope. 
(c)    Site-Specific Determination. Site-specific geological reports may be used to determine the 
classification of a potentially geologically hazardous area in either of the following cases: 

(1)    When an applicant questions the information the Department must rely on to determine 
whether a location is classified as a geologically hazardous area, the applicant may submit an 
appropriate site-specific geological report. If supportable by the geological report, the Department 
may make a nongeologically hazardous determination. 
(2)    The Department is authorized but not mandated to require submittal of a geological report for 
any proposal on a site with slopes of fifteen (15) percent or greater and vertical relief of ten (10) or 
more feet, erosion hazard areas not described per BMC 20.14.620(a)(2)(iii), or potential seismic 
hazard areas. Requests by the Department for submittal of a geological report may be made when 
slope percentages are poorly documented, or when it is deemed through site visit, close proximity 
to mapped areas of unstable soils, previously prepared geological reports in the vicinity, or other 
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pertinent information that a probable likelihood of soil instability per subsection (a)(2)(i) through (iv) 
of this section exists on the site. The Department shall not make requests for geological reports in 
cases where slope percentages are well documented and there is a probable likelihood of stable 
soil characteristics on the site. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 

20.14.630 DEVELOPMENT STANDARDS. 
The following standards shall apply to any land or vegetation modification or construction within a 
geologically hazardous area as classified per BMC 20.14.620 and its buffer as described herein. The 
Department will approve, approve with conditions or deny the development proposal based on its ability 
to meet the development standards. The Department will also consider any proposed mitigation 
measures or buffer reductions included in a geotechnical report per subsection (c) of this section. 
(a)    Areas of high geologic hazard as classified per BMC 20.14.620(a) shall be subject to the following 
standards: 

(1)    Building and Impervious Surface Buffer. No construction of any structure or impervious 
surface is allowed within fifty (50) feet of the top and toe of the slope, unless reductions supportable 
by a geotechnical report are approved. 
(2)    Native Vegetation Buffer. Native vegetation shall be in place from the toe of the slope to 
twenty-five (25) feet beyond the top of the slope, unless modifications supportable by a 
geotechnical report are approved. Native vegetation shall meet the standards of subsection (g) of 
this section. 

(b)    Areas of moderate geologic hazard as classified per BMC 20.14.620(b) shall be subject to the 
following standards: 

(1)    Building and Impervious Surface Buffer. No construction of any structure or impervious 
surface is allowed within twenty-five (25) feet of the top and toe of the slope, unless reductions 
supportable by a geotechnical report are approved. 
(2)    Native Vegetation Buffer. Native vegetation shall be in place from the toe of the slope to 
twenty-five (25) feet beyond the top of the slope, unless modifications supportable by a 
geotechnical report are approved. Native vegetation shall meet the standards of subsection (g) of 
this section. 

(c)    Reductions with Geological or Geotechnical Report. Modifications and/or reductions to the buffers 
prescribed per subsections (a)(1) and (2) and (b)(1) and (2) of this section may be granted if a 
geotechnical or geological report demonstrates that modified or reduced buffers, through design and 
engineering solutions, will provide protection to the proposed development and adjacent properties equal 
to that of the standard buffer. Such reports are subject to third-party review per BMC 20.14.660(h). 
Reductions shall utilize the mitigation and performance standards listed per BMC 20.14.650 to the 
greatest possible extent. Requirements for geotechnical and geological reports are outlined in 
BMC 20.14.660. 
(d)    Buffer Increase. Should the Department determine based on a geological or geotechnical report that 
greater buffers than required per subsections (a)(1) and (2) and (b)(1) and (2) of this section are 
necessary to protect the proposed development and adjacent properties, greater buffers may be required. 
The Department may require an applicant to submit a geotechnical report with any proposal for land 
alteration that is located within two hundred (200) feet of an area of high or moderate geologic hazard if it 
determines through site visit, review of available documents, or history of prior events in the area, that the 
proposal could potentially require increased buffers to ensure safety. 
(e)    Elimination of Danger Trees. Within high or moderate geologic hazard areas, removal of danger 
trees may be allowed only if such activity is approved by the Department, provided a certified arborist in 
the State of Washington makes a written determination that the trees proposed for elimination present a 
legitimate safety hazard. 
(f)    Vegetation Thinning. Within high or moderate geologic hazard areas, minor pruning of vegetation or 
trees for view enhancement may be allowed only if such activity is approved by the Department. The 
following are allowable methods and techniques for vegetation thinning, except that mature or old-growth 
trees shall only be treated per method in subsection (f)(5) of this section: 

(1)    Tree Thinning. The selective removal of branches in the inner crown of the tree, provided no 
more than twenty-five (25) percent of a tree’s leaf-bearing crown is removed. An even distribution of 
interior small branches and foliage on remaining limbs shall be maintained to avoid over-thinning. 
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(2)    Tree Raising. The removal of the lower branches of a tree in order to provide clearance for 
passage or vistas. After raising, the height of the pruned portion shall not exceed one-third (1/3) of 
the total tree height; provided, that removal of branches from the lower portion shall not exceed 
twenty-five (25) percent of the tree’s leaf-bearing crown. 
(3)    Tree Reduction. Reducing the height or spread of a tree for clearance or vistas by selectively 
removing leaders and terminals of branches. Cuts should be made to lateral branches at unions, 
whereby the cut branch is at least one-third (1/3) the diameter of the stem at the union. No more 
than twenty-five (25) percent of a tree’s crown mass shall be removed, unless it can be 
demonstrated that further reduction is necessary for functions such as utility clearance. 
(4)    Tree Topping. Topping shall be used as a last resort when it can be demonstrated that 
methods in subsections (f)(1) through (3) of this section are not feasible, or when it can be 
demonstrated by a certified arborist that topping is less harmful to the particular species of tree than 
other listed methods. Topping is the indiscriminate cutting of branches and laterals to stubs at a 
specific tree height or spread, often exceeding twenty-five (25) percent of a tree’s crown mass. 
Topping is harmful to a tree and creates unsightly regrowth that requires future trimming at frequent 
intervals. When tree topping is used in a geologically hazardous area, the root system shall remain 
in place. 
(5)    Pruning Mature Trees. Mature and old-growth trees are more susceptible to permanent 
damage or death from pruning. Pruning of mature trees should only be done as a corrective or 
preventative measure, such as the removal of decayed, rubbing, or crowded branches. 
(6)    Brush Removal. Clearing of noninvasive brush, shrubs, natural grasses and other such 
vegetation shall be the minimum necessary to maintain vistas, passage and other necessary 
functions. 

(g)    Native Vegetation. Native vegetation shall be of appropriate plant selection and species to perform 
slope stabilization and erosion prevention functions. The Department may require vegetation 
enhancement with appropriate species, and may call for an analysis of the relationship between 
vegetation and slope stability per BMC 20.14.660(e)(1). Valid scientific resources such as Washington 
State Department of Ecology documents "Vegetation Management: A Guide For Puget Sound Bluff 
Property Owners" and "Erosion Control Using Vegetation" should be consulted when vegetation is 
proposed for slope stabilization and erosion control purposes. 
(h)    Erosion Control. Clearing or grading of any area within a high or moderate geologic hazard area or 
within two hundred (200) feet of the high or moderate geologic hazard area shall be limited to the period 
between May 1st to October 1st, unless the applicant provides an erosion and sedimentation control plan 
prepared by a qualified professional licensed in the State of Washington that specifically and realistically 
identifies methods of erosion control for wet weather conditions. All land modification proposals shall be 
consistent with the guidelines set forth in BMC 15.04.090, Stormwater Systems/Engineering Design and 
Construction Standards General. The faces of all cut and fill slopes shall be protected to prevent erosion 
as required by the engineered erosion and sedimentation control plan. 
(i)    Stormwater Runoff. At no time shall concentrated stormwater runoff be allowed to surface flow 
directly over a moderate or high geologically hazardous area or its buffer on a subject site or on 
neighboring properties. To reduce potentially harmful stormwater runoff discharge from impervious 
surfaces, the Department may approve reductions to required parking standards, provided it can be 
demonstrated that such reductions would not significantly impact neighboring properties. Stormwater 
discharge shall meet all standards set forth in BMC 15.04.090, Stormwater Systems/Engineering Design 
and Construction Standards General. 
(j)    Significant Development Risk. In cases where a geotechnical report indicates a significant risk to 
public health, safety and welfare, the Department shall deny or require revision of the site development 
proposal. 
(k)    Utilities, Trails, and Roads. The following activities are allowable within geologically hazardous areas 
and buffers, provided it can be demonstrated through a geotechnical report that construction will not 
significantly increase landslide or erosion risk: 

(1)    Public or private trails approved by the Department per the provisions of this chapter; 
(2)    Public or private utilities; 
(3)    Public roads and related infrastructure. 

(l)    On-Site Sewage Disposal. On-site sewage disposal should be avoided in areas of high geologic 
hazard and their buffers. In cases where such areas cannot be avoided, review by a geologist or a 
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geotechnical engineer licensed in the State of Washington will be required in coordination with the Kitsap 
County Health District. 
(m)    Construction for Earthquake Loads. All construction must meet the requirements of the City Building 
Code as set forth in Chapter 17.04 BMC. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 5209 §4, 2013: Ord. 
4965 §7 (part), 2006) 
 
20.14.650 MITIGATION, PERFORMANCE STANDARDS AND REQUIREMENTS. 
(a)    The following project design and location techniques are preferred in areas of moderate or high 
geologic hazard and their buffers. The Department may condition or modify development proposals to 
require incorporation of such design techniques in cases where their application would increase public 
safety and welfare without substantially altering the allowable scope and scale of the proposal: 

(1)    Minimize soil disturbance and vegetation removal; 
(2)    Cluster structures to maintain natural topography; 
(3)    Minimize building footprints and impervious surface areas; 
(4)    Construct roads, walkways and parking areas to parallel natural contours; 
(5)    Provide access in areas of the site with less sensitivity; 
(6)    Avoid toe armoring at the base of banks, bluffs and near shorelines. Toe armoring is only an 
acceptable engineering solution when it meets the provisions of BMC 20.14.660(b), and all 
requirements of the Bremerton Shoreline Master Program and other sections of this chapter; 
(7)    The following performance and mitigation standards shall apply to seismically hazardous 
areas; 

(i)    Avoid construction of structures using unreinforced masonry materials in areas of hydric 
soils, fill, or other soils prone to liquefaction from earthquakes; 
(ii)    When redevelopment is proposed on a site containing hydric soils, fill, or other soils 
prone to liquefaction from earthquakes encourage replacement or removal of existing 
unreinforced masonry structures; 
(iii)    Use appropriate building footing techniques such as pilings on sites containing hydric 
soils, fill, or other soils prone to liquefaction from earthquakes; 
(iv)    Avoid construction of essential public facilities, other potential emergency response 
facilities, and large-scale public gathering places on sites underlain by known surface fault 
lines. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 

20.14.660 SPECIAL REPORTS. 
Whenever development is proposed in a geologically hazardous area as defined in BMC 20.14.620, or 
when the Department determines that additional soils and slope analysis is appropriate on a particular 
site per BMC 20.14.620(c), the applicant is required to submit a geotechnical or geological report that 
evaluates the surface and subsurface soil conditions on the site. 
(a)    Qualifications. Geotechnical reports shall be prepared by a qualified professional (defined in 
BMC 20.14.200 under "qualified professional"). 
(b)    General Provisions. Report recommendations for earthwork, clearing or siting structures in 
geologically hazardous areas shall be based on existing site conditions rather than measures that have 
not yet been successfully approved or constructed (e.g., slope recontouring, retaining walls, bulkheads, 
etc.). Shoreline bulkheads and retaining walls may only be utilized as an engineering solution where it 
can be demonstrated that: 

(1)    An existing structure or existing public facility such as roads cannot be safely maintained 
without such measures; 
(2)    Other nonstructural methods of beach stabilization have been considered and determined 
infeasible; and 
(3)    The resulting stabilization structure is the minimum necessary to provide stability for the 
existing structure and appurtenances. 

(c)    Minor Repairs. Minor repair activities on existing permitted structures (i.e., those that do not involve 
design modifications, changes in structure location, and/or demolition or abandonment of failed structure 
and replacement with new structures) are not subject to the following project submittal requirements. 
(d)    Geological Reports. A geological report is required for site development proposals that involve 
development activities within a geological hazardous area or its buffer per BMC 20.14.630(c), but do not 
require an engineered solution. The following minimum information is required: 
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(1)    Description of surface and subsurface conditions, including ground materials, vegetation, 
surface drainage, groundwater, and a preliminary geologic hazard assessment which includes the 
location of structures and the identification of the slope and/or coastal processes occurring at the 
site and factors that contribute to them; 
(2)    Review of available information, literature, and mapping; 
(3)    Detailed description of slope and other topographic features; and 
(4)    Conceptual siting of structure and general recommendation which include methods and 
practices that avoid and/or reduce slope and shore impacts. Minimum recommendations should 
include upland and slope drainage control, groundwater control, site vegetation management, and 
erosion control. 

(e)    Geotechnical Reports. A geotechnical report is required when the Department or geological report 
determines that a site development proposal requires additional site information such as engineering 
design recommendation, slope stability analysis, subsurface exploration and testing, coastal process 
analyses, or construction recommendations. Depending on the level of activity proposed, the report will 
either be a more limited geotechnical slope evaluation report, or a full geotechnical design investigation 
report as described below: 

(1)    Geotechnical Slope Evaluation Report. A geotechnical slope evaluation report is required 
when slope stability analyses are confined to existing surface and/or drainage conditions, including 
the relationship of natural and constructed slope features to proposed changes in environmental 
conditions such as drainage, vegetation removal and slope geometry. The following minimum 
information is required: 

(i)    All information under subsection (d) of this section; 
(ii)    Subsurface data, exploration logs, and testing data, when required by the geotechnical 
engineers; 
(iii)    Estimated (or surveyed) contour map and site plan, and the Department may require 
ground surface profiles and typical cross-sections; 
(iv)    Relative location of ordinary high water (OHW) on the surface profile and cross-sections 
which include mean higher high water (MHHW) for the site location, where applicable; 
(v)    Soil strength parameters; 
(vi)    Stability analysis of existing site; 
(vii)    Analysis of the relationship of vegetation and slope stability; and 
(viii)    Conceptual site development plans and cross-sections. 

(2)    Geotechnical Design Investigation Report. A geotechnical design investigation report is 
required for site development activities that propose design and construction measures at the slope 
crest, face and/or toe. If a designed structure does not impact slope stability or coastal processes, 
the report will not be required to perform all items listed under this section, as long as each item is 
addressed and the report details why a particular item does not apply. The following information is 
required: 

(i)    All the information required under subsection (e)(1) of this section; 
(ii)    Geotechnical requirements and measures to reduce risks; 
(iii)    Geotechnical criteria used for any designs including all critical dimension, lateral earth 
pressures, soil-bearing pressures, location and limits of structure on or near the slope, 
maximum constructed slope angles, minimum soil reinforcement embedment, soil compaction 
requirements, and structure heights; 
(iv)    Temporary construction slope stability recommendation and analyses of proposed final 
site stability measures; 
(v)    Required construction specification and construction monitoring procedures; 
(vi)    Revegetation and surface and groundwater management requirements; 
(vii)    Evaluation of erosion potential and recommendations for erosion avoidance and any 
proposed mitigation measures; and 
(viii)    Detailed tabulation of all basic geotechnical engineering test results pertinent to design 
and construction, and when required for clarification, detailed examples of tests conducted for 
the project. 

(f)    Revisions to Geotechnical Reports. Further recommendations shall be provided by the geotechnical 
engineer should there be additions or exceptions to the original recommendation based on the plans, site 
condition, or other supporting data. If the geotechnical engineer who revises the plans and specification is 
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not the same engineer who prepared the geotechnical report, the new engineer shall, in a letter to the 
Department, express his or her agreement or disagreement with the recommendations in the 
geotechnical report and state whether the plans and specification conform to his or her recommendations. 
(g)    Plan and Specification Review. When the engineered solutions are proposed, the geotechnical 
engineer shall submit a statement that in his or her judgment, the plans and specifications (if prepared by 
others) conform to the recommendations in the geotechnical report and that all portions of the site which 
are disturbed or impacted by the proposed development have appropriate measures or specification that 
permit construction to occur while addressing slope stability so that the work does not create additional 
risk. The statement shall also indicate whether or not a relative gain in slope stability will be achieved 
after construction is complete. 
(h)    Monitoring and Third-Party Review. 

(1)    To protect public health, safety and welfare, the Department may call for a third-party review 
of any geotechnical report in cases where it determines there may be substantial damage to life, 
property or the environment should a proposed engineered solution fail. When a third-party review 
is required, costs incurred for a qualified third-party geotechnical engineer to perform the review 
shall be borne by the applicant. 
(2)    Where revegetation or plantings are proposed as a method to ensure slope stability, a 
monitoring program shall be included as a part of the approved geotechnical report. To ensure that 
the performance standards of the approved geotechnical report are met, the vegetation shall be 
monitored for a minimum of five (5) years. A longer monitoring period may be required by the City 
based on either the initial report, or a review of subsequent monitoring reports. The monitoring 
reports shall be submitted on August 1st of each year during the monitoring period. 

(i)    Construction Inspection. A final inspection report shall be provided by the geotechnical engineer 
stating that construction has or has not implemented the design recommendations of the geotechnical 
report, and evaluation of any deviation from the design recommendations. (Ord. 5301 §3 (Exh. B) (part), 
2016: Ord. 4965 §7 (part), 2006) 
 
20.14.700 FISH AND WILDLIFE HABITAT CONSERVATION AREAS. 
BMC 20.14.700 through 20.14.760 pertain to fish and wildlife habitat conservation areas. (Ord. 5301 §3 
(Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 
20.14.710 DESCRIPTION AND PURPOSE. 
The intent of these regulations is to avoid impacts to streams, riparian habitat, anadromous fish, and 
wildlife conservation areas where such avoidance is feasible and reasonable. This section of the City 
Code contains standards, guidelines, criteria and requirements intended to identify, evaluate and mitigate 
potential impacts to habitat conservation areas derived from new development and climate change within 
the City, and to enhance degraded habitat and streams in appropriate cases. In appropriate 
circumstances, impacts resulting from regulated activities may be minimized, rectified, reduced and/or 
compensated for, consistent with this chapter. The regulations are to manage land so as to maintain fish 
and wildlife species in suitable habitats within their natural geographic distribution, consider connections 
between habitat blocks and open spaces, so that isolated subpopulations are not created and achieve no 
net loss in fish or wildlife habitat conservation area functions and values or stream functions. (Ord. 5301 
§3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 
20.14.720 CLASSIFICATION AND DESIGNATION OF FISH AND WILDLIFE HABITAT 
CONSERVATION AREAS. 
Classification and designation of fish and wildlife habitat conservation areas is an ongoing process; while 
not all of the following critical habitat conservation areas are known to exist in the City, their designation 
here allows for future categorization for protection. The following categories shall be used for relevant 
development standards of BMC 20.14.730. 
(a)    Streams and River Shorelines. All streams and river shorelines which meet the criteria for Type S, F, 
Np or Ns waters as set forth in WAC 222-16-030 of the Department of Natural Resources Water Typing 
System as amended. 

(1)    Type S water means all waters, within their bankfull width, as inventoried as "shorelines of the 
state" under Chapter 90.58 RCW and the rules promulgated pursuant to Chapter 90.58 RCW 
including periodically inundated areas of their associated wetlands. 
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(2)    Type F water means segments of natural waters other than Type S waters, which are within 
the bankfull widths of defined channels and periodically inundated areas of their associated 
wetlands, or within lakes, ponds, or impoundments having a surface area of one-half (1/2) acre or 
greater at seasonal low water and which in any case contain fish habitat or are described by one 
(1) of the following four (4) categories: 

(i)    Waters, which are diverted for domestic use by more than ten (10) residential or camping 
units or by a public accommodation facility licensed to serve more than ten (10) persons, 
where such diversion is determined by the Department to be a valid appropriation of water 
and the only practical water source for such users. Such waters shall be considered to be 
Type F water upstream from the point of such diversion for one thousand five hundred (1,500) 
feet or until the drainage area is reduced by fifty (50) percent, whichever is less; 
(ii)    Waters, which are diverted for use by federal, state, tribal or private fish hatcheries. Such 
waters shall be considered Type F water upstream from the point of diversion for one 
thousand five hundred (1,500) feet, including tributaries if highly significant for protection of 
downstream water quality. The Department may allow additional harvest beyond the 
requirements of Type F water designation, provided the Department determines after a 
landowner-requested on-site assessment by the Department of Fish and Wildlife, Department 
of Ecology, the affected tribes and interested parties that: 

a.    The management practices proposed by the landowner will adequately protect 
water quality for the fish hatchery; and 
b.    Such additional harvest meets the requirements of the water type designation that 
would apply in the absence of the hatchery; 

(iii)    Waters, which are within a federal, state, local, or private campground having more than 
ten (10) camping units; provided, that the water shall not be considered to enter a 
campground until it reaches the boundary of the park lands available for public use and 
comes within one hundred (100) feet of a camping unit, trail or other park improvement; 
(iv)    Riverine ponds, wall-based channels, and other channel features that are used by fish 
for off-channel habitat. These areas are critical to the maintenance of optimum survival of fish. 
This habitat shall be identified based on the following criteria: 

a.    The site must be connected to a fish habitat stream and accessible during some 
period of the year; and 
b.    The off-channel water must be accessible to fish. 

(3)    Type Np water means all segments of natural waters within the bankfull width of defined 
channels that are perennial nonfish habitat streams. Perennial streams are waters that do not go 
dry any time of a year of normal rainfall. However, for the purpose of water typing, Type Np waters 
include the intermittent dry portions of the perennial channel below the uppermost point of perennial 
flow. If the uppermost point of perennial flow cannot be identified with simple, nontechnical 
observations (see board manual, section 23), then Type Np waters begin at a point along the 
channel where the contributing basin area is: 

(i)    At least thirteen (13) acres in the Western Washington coastal zone (which corresponds 
to the Sitka spruce zone defined in Franklin and Dyrness, 1973); 
(ii)    At least fifty-two (52) acres in other locations in Western Washington; or 
(iii)    At least three hundred (300) acres in Eastern Washington. 

(4)    Type Ns water means all segments of natural waters within the bankfull width of the defined 
channels that are not Type S, F, or Np waters. These are seasonal, nonfish habitat streams in 
which surface flow is not present for at least some portion of a year of normal rainfall and are not 
located downstream from any stream reach that is a Type Np water. Type Ns waters must be 
physically connected by an above-ground channel system to Type S, F, or Np waters. 

(b)    Saltwater Shorelines and Lakes Twenty (20) Acres and Greater in Surface Area. Those saltwater 
shorelines and lakes defined as shorelines of the state in the Shoreline Management Act of 1971 and the 
Bremerton Shoreline Master Program as amended. Shorelines include: Type S waters as set forth in 
WAC 222-16-030 (DNR Water Typing System) as amended; commercial and recreational shellfish areas; 
kelp and eelgrass beds; and forage fish spawning areas (i.e., herring, smelt, and sand lance). 
(c)    Lakes Less than Twenty (20) Acres in Surface Area. Those lakes which meet the criteria for Type F, 
Np, and Ns waters as set forth in WAC 222-16-030 as amended. This includes lakes and ponds less than 
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twenty (20) acres in surface area and their submerged aquatic beds, lakes, and ponds planted with game 
fish by a governmental or tribal authority. 
(d)    Class I Fish and Wildlife Conservation Areas. 

(1)    Habitats and species recognized by federal or state agencies for federal and/or state-listed 
endangered, threatened and sensitive species that have primary association documented in maps 
or databases available to the City and that, if altered, may reduce the likelihood that the species will 
maintain and reproduce over the long term. 
(2)    Areas that contain habitats and species of local importance. These areas are identified by the 
City, including but not limited to those habitats and species that, due to their population status or 
sensitivity to habitat manipulation, warrant protection. Habitats may include a seasonal range or 
habitat element with which a species has a primary association, and which, if altered, may reduce 
the likelihood that the species will maintain and reproduce over the long term. Habitats of local 
importance can include attributes such as comparatively high wildlife density, high wildlife species 
richness, significant wildlife breeding habitat, seasonal ranges or movement corridors of limited 
availability and/or high vulnerability. These habitats may include cliffs, meadows, old-growth/mature 
forests, snag-rich areas, and urban natural open spaces. 

(e)    Class II Fish and Wildlife Conservation Areas. 
(1)    Habitats for state-listed candidate and monitored species documented in maps or databases 
available to the City, which if altered, may reduce the likelihood that the species will maintain and 
reproduce over the long term. 
(2)    Habitats that have been identified through maps, databases, reports, or studies that include 
attributes such as comparatively high wildlife density, high wildlife species richness, significant 
wildlife breeding habitat, seasonal ranges or movement corridors of limited availability and/or high 
vulnerability. These habitats may include caves, cliffs, meadows, old-growth/mature forests, snag-
rich areas, talus slopes, and urban natural open space. 

(f)    Habitats and Species of Local Importance. The City should accept and consider nominations for 
habitat areas and species to be designated as locally important. 

(1)    Habitats and species to be designated shall exhibit the following characteristics: 
(i)    Local populations of native species are in danger of extirpation based on existing trends; 
(ii)    Local populations of native species that are likely to become endangered; or 
(iii)    Local populations of native species that are vulnerable or declining. 

(2)    The species or habitat has recreation, commercial, game, tribal, or other special value. 
(3)    Long-term persistence of a species locally is dependent on the protection, maintenance, 
and/or restoration of the nominated habitat. 
(4)    Protection by other county, state, or federal policies, laws, regulations, or nonregulatory tools 
is not adequate to prevent degradation of the species or habitat in the City. 
(5)    Without protection, there is likelihood that the species or habitat will be diminished locally over 
the long term. 
(6)    Areas nominated to protect a particular habitat or species must represent either high-quality 
native habitat or habitat that has a high potential to recover to a suitable condition and which is of 
limited availability, highly vulnerable to alteration, or provides landscape connectivity which 
contributes to the integrity of the surrounding landscape. 
(7)    Habitats and species may be nominated for designation by any person. 
(8)    The nomination should indicate whether specific habitat features are to be protected (for 
example, nest sites, breeding areas, and nurseries), or whether the habitat or ecosystem is being 
nominated in its entirety. 
(9)    The nomination may include management strategies for the species or habitats. Management 
strategies must be supported by the best available science, and where restoration of habitat is 
proposed, a specific plan for restoration must be provided prior to nomination. 
(10)    The Director shall determine whether the nomination proposal is complete and, if complete, 
shall evaluate it according to the characteristics enumerated in subsection (f)(1) of this section and 
make a recommendation to the Planning Commission based on those findings. 
(11)    The Planning Commission shall hold a public hearing for proposals found to be complete and 
make a recommendation to the City Council based on the characteristics enumerated in subsection 
(f)(1) of this section. 
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(12)    Following the recommendation of the Planning Commission, the City Council shall decide 
whether to designate a habitat or species of local importance by resolution. 
(13)    Establishment of Specific Rules for Protection. Within one hundred twenty (120) days of the 
effective date of an ordinance designating a species or habitat of local importance, the Director 
shall develop an administrative rule addressing protection in compliance with this section. 
(14)    Development Standards. Regulated uses in designated fish and wildlife habitat conservation 
areas and/or buffers shall comply with the performance standards outlined in this section. (Ord. 
5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
 
 

20.14.730 DEVELOPMENT STANDARDS. 
For the purposes of this title, a designated fish and wildlife habitat conservation area with its buffer is a 
critical area. Those regulated uses identified below within designated fish and wildlife habitat conservation 
areas shall comply with the performance standards outlined in this chapter. A habitat management plan 
(HMP) is a site investigation to evaluate the potential presence or absence of a regulated fish or wildlife 
species or habitat affecting a subject property and proposed development. 
(a)    Endangered, Threatened, and Sensitive Species. 

(1)    No development shall be allowed within a habitat conservation area or buffer with which state 
or federally endangered, threatened, or sensitive species have a primary association, except that 
which is provided for by a habitat management plan (HMP). 
(2)    Whenever activities are proposed adjacent to a habitat conservation area with which state or 
federally endangered, threatened, or sensitive species have a primary association, such area shall 
be protected through the application of protection measures in accordance with an HMP prepared 
by a qualified professional and approved by the City. Approval for alteration of land adjacent to the 
habitat conservation area or its buffer shall not occur prior to consultation with the Washington 
Department of Fish and Wildlife for animal species, the Washington State Department of Natural 
Resources for plant species, and other appropriate federal or state agencies. 

(b)    Anadromous Fish. 
(1)    All activities, uses, and alterations proposed to be located in water bodies used by 
anadromous fish or in areas that affect such water bodies shall give special consideration to the 
preservation and enhancement of anadromous fish habitat, including, but not limited to, adhering to 
the following standards: 

(i)    Activities shall be timed to occur only during the allowable work window as designated by 
the Washington Department of Fish and Wildlife for the applicable species; 
(ii)    If alternative alignment or location for the activity is not feasible, then activities shall be 
designed so that it will not degrade the functions or values of the fish habitat or other critical 
areas; 
(iii)    Shoreline erosion control measures shall be designed to use bioengineering methods or 
soft armoring techniques, according to an approved critical area report; and 
(iv)    Any impacts to the functions or values of the habitat conservation area are mitigated in 
accordance with an approved habitat management plan. 

(2)    Structures that prevent the migration of salmonids shall not be allowed in the portion of water 
bodies currently or historically used by anadromous fish. Fish bypass facilities shall be provided 
that allow the upstream migration of adult fish and shall prevent fry and juveniles migrating 
downstream from being trapped or harmed. 
(3)    Fills, when authorized by the Shoreline Master Program, shall not adversely impact 
anadromous fish or their habitat or shall mitigate any unavoidable impacts and shall only be 
allowed for a water-dependent use. 

(c)    Wetland Habitats. All proposed activities within or adjacent to habitat conservation areas containing 
wetlands shall conform to the wetland development performance standards set forth in BMC 20.14.300. If 
nonwetlands habitat and wetlands are present at the same location, the provisions of this chapter or the 
wetlands chapter, whichever provides greater protection to the habitat, apply. 
(d)    Buffers and Associated Building Setback Areas. The distance shall be measured from the ordinary 
high water mark (OHWM) or from the top of the bank where the OHWM cannot be identified. Buffers shall 
remain undisturbed natural beach or vegetation areas except where the buffer can be enhanced to 
improve its functional attributes, as approved by the Department. Buffers shall be maintained along the 
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perimeter of fish and wildlife habitat conservation areas, as listed below in Table 1 of this section. Refuse 
shall not be placed in buffers. Alteration of buffer areas and building setbacks may be allowed for water-
dependent and water-related activities and for other development authorized by an HMP, reasonable use 
exceptions, general exemptions,standards for existing (nonconforming) development, and variances in 
general exemptions, BMC 20.14.145. 

20.14.730 Table 1: Water Type Buffer Standards 

Water Types Attributes Minimum Building 
Setback 

Buffer Width 
Standard 

S 
Saltwater and 
Freshwater 

See Shoreline Master Program for buffer and minimum building 
setback 

F Fish habitat waters 15 feet beyond 
buffer 

200 150 feet 

Np Year-round, nonfish 
habitat 

15 feet beyond 
buffer 

100 50 feet 

Ns Seasonal, nonfish habitat 15 feet beyond 
buffer 

100 35 feet 

(1)    Buffers. Where existing buffer area vegetation along Type F, Np, and Ns waters provide 
minimal vegetative cover and cannot provide the City’s water quality standards or habitat functions 
(per the requirements of the Department of Ecology and Fish and Wildlife), buffer enhancement 
shall be required when buffers are directly impacted or reduced. Enhancement should be 
conducted at a minimum one and one-half to one (1.5:1) ratio to mitigate direct impacts or buffer 
reduction. On a case-by-case basis, the Director may consider a smaller enhancement ratio, no 
less than one to one (1:1), where the applicant provides a greater density of on-center plant 
spacing than required. Where buffer enhancement is required, a plan shall be prepared that 
includes plant densities that are not less than three (3) feet on center for shrubs and eight (8) feet 
on center for trees. Separate tree spacing requirements for buffer area vegetation triggered by 
development within shoreline jurisdiction (via a Vegetation Management Plan) can be found under 
Shoreline Master Program Section 7.020(a)(5). Monitoring and maintenance of plants shall be 
required in accordance with BMC 20.14.760, Monitoring and contingency plan. Existing buffer 
vegetation is considered "inadequate" and will require enhancement through additional native 
vegetation and removal of nonnative plants when: 

(i)    Nonnative or invasive plant species provide the dominant cover; 
(ii)    Vegetation is lacking due to disturbance and marine, stream, or habitat resources could 
be adversely affected; or 
(iii)    Enhancement vegetation in the buffer could significantly improve buffer functions. 

(2)    "Minimum building setback" is the required horizontal distance between the finished exterior 
wall of a structure and the edge of the buffer of the lot on which the structure is located. All portions 
of a structure must be located away from the buffer a distance equal to or greater than the 
minimum setback. Uses not requiring a permit defined in the City Building Code as set forth in 
Chapter 17.04 BMC may be permitted in the setback if the Department determines that such 
intrusions will not adversely impact the fish and wildlife habitat conservation area. 
(3)    Stream Buffer Measurement. Streams shall be classified according to the stream type system 
as provided in WAC 222-16-031, Interim water typing system. Stream buffer areas are defined by 
these classifications, as shown in Table 1 of this section. Buffers shall be measured from the 
ordinary high water mark (OHWM), or from the top of the bank where the OHWM cannot be 
identified, or the outer edge of the CMZ where present. The buffer width shall be increased to 
include streamside wetlands which provide overflow storage for stormwaters, feed water back to 
the stream during low flows or provide shelter and food for fish. In braided channels, the OHWM or 
top of bank shall be defined so as to include the entire stream feature. 
(4)    Buffer Averaging. For buffering averaging for areas within the areas of shoreline jurisdiction, 
please refer to Shoreline Master Program Section 7.010(c)(5). For all other areas, buffer widths 
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may be modified by averaging buffer widths as long as the total area contained within the buffer 
after averaging is no less than the required buffer prior to averaging, and as set forth below. A 
buffer enhancement plan shall be required for any request for buffer averaging. The enhancement 
plan shall be similar to a mitigation plan, and include provisions for mitigation monitoring and 
contingency plans. Buffer width averaging shall be allowed only where the applicant demonstrates 
through a report prepared by a qualified biologist or habitat specialist with five (5) years’ experience 
that: 

(i)    Buffer averaging is necessary to avoid a hardship caused by circumstances to the 
property; 
(ii)    The habitat contains variations in sensitivity due to existing physical characteristics, or 
the buffer varies in characteristics and it would benefit from a wider buffer in places and would 
not be adversely impacted by a narrower buffer in other places; 
(iii)    Lower intensity land uses would be located adjacent to areas where the buffer width is 
reduced; 
(iv)    The widest portion of the buffer shall be the area where the habitat is most sensitive; 
(v)    Buffer width averaging will not adversely impact fish and wildlife habitat conservation 
areas; 
(vi)    The buffer width may be reduced by twenty-five (25) thirty-five (35) percent of the 
standard buffer, but not less than thirty-five (35) feet unless provided for by a habitat 
management plan. 

(5)    Buffer Reduction. Buffers and associated building setbacks may be reduced where the 
applicant demonstrates through an approved HMP relying on best available science and prepared 
by a qualified specialist with five (5) years' experience that through buffer enhancement the smaller 
buffer would provide equal or better protection than the larger buffer, but shall not be reduced by 
more than thirty-five (35) percent. Enhancement techniques can include, but are not limited to: 
Buffers may be reduced by no more than twenty-five (25) when the following criteria have been 
met: 

(i) The proposal provides a HMP, including a mitigation sequencing analysis per BMC 
20.14.750(d), which demonstrates no net loss of ecological function. Proposals for new 
Multifamily, Commercial, or Institutional uses shall demonstrates greater riparian 
function will be provided than currently exists; 

(ii) The proposal does not impact functionally significant habitat, such as stands of mature 
trees or habitat corridors; 

(iii) The proposal will not significantly increase the threat of erosion, flooding, slope stability 
or other hazards on the site or on adjacent properties; 

(iv) Existing development is legally established; 
(v) The proposal complies with all other local and state regulations. 
(vi) Enhancement techniques are utilized, which can include, but are not limited to those 

provided in the table below. 
 

20.14.730 Table 2: Enhancement techniques 
(i)    Planting of native trees or shrubs, increasing the diversity of plant cover types, 
replacing exotic species with native species, or reestablishing fish areas adjacent to a 
marine shoreline or stream where one currently does not exist will result in improved 
function of the fish habitat; 
(ii)    Fish barrier removal to restore accessibility to resident or anadromous fish; 
(iii)    Fish habitat enhancement using log structures incorporated as part of a fish habitat 
enhancement plan; 
(iv)    Stream and/or retention/detention pond improvements: 

a.    Removal or modification of existing stream culverts (such as at road crossings) 
to improve fish passage and flow capabilities, or 
b.    Upgrade of retention/detention facilities or other drainage facilities beyond 
required levels to provide a more naturalized habitat; 

(v)    Removal of existing bulkheads to improve fish spawning and habitat areas; 
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20.14.730 Table 2: Enhancement techniques 
(vi)    Daylighting a stream that was previously culverted or piped, or daylighting box culverts 
or trestles. 

 
(i)    Planting of native trees or shrubs, increasing the diversity of plant cover types, replacing 
exotic species with native species, or reestablishing fish areas adjacent to a marine shoreline 
or stream where one currently does not exist will result in improved function of the fish habitat; 
(ii)    Fish barrier removal to restore accessibility to resident or anadromous fish; 
(iii)    Fish habitat enhancement using log structures incorporated as part of a fish habitat 
enhancement plan; 
(iv)    Stream and/or retention/detention pond improvements: 

a.    Removal or modification of existing stream culverts (such as at road crossings) to 
improve fish passage and flow capabilities, or 
b.    Upgrade of retention/detention facilities or other drainage facilities beyond required 
levels to provide a more naturalized habitat; 

(v)    Removal of existing bulkheads to improve fish spawning and habitat areas; 
(vi)    Daylighting a stream that was previously culverted or piped, or daylighting box culverts 
or trestles. 

(6)    Stormwater Management Facilities. Stormwater management facilities, limited to stormwater 
dispersion outfalls and bioswales, may be allowed within the outer twenty-five (25) percent of the 
buffer; provided, that: 

(i)    No other location is feasible; and 
(ii)    The buffer is over one hundred (100) feet in width; and 
(iii)    The location of such facilities will not degrade the functions or values of the stream 
and/or habitat area shown through an approved HMP. 

(7)    Low-Impact Development (LID) Facilities. LID facilities may be allowed within stream buffers; 
provided, that: 

(i)    No other location is feasible; and 
(ii)    The buffer is over one hundred (100) feet in width; and 
(iii)    The location of such facilities will not degrade the functions or values of the stream 
and/or habitat area shown through an approved HMP. 

(8)    Habitat Conservation Area Buffers. For Type F, Type Np, and Type Ns waters only, habitat 
conservation area buffers shall be shown on the development site plans or final plat maps along 
with the notation requirements identified in BMC 20.58.080. 

(i)    If an existing property has a previously delineated and approved fish and wildlife habitat 
conservation area and associated buffer by the City, the approved conservation area and 
buffer may remain in effect. Redevelopment and/or additions outside of the existing footprint 
shall be subject to the previously approved buffer; however, a buffer enhancement plan may 
be required in accordance if the habitat buffer area has become degraded or is currently not 
functioning or if the habitat area and/or buffer may be negatively affected by proposed new 
development. If, according to the buffer enhancement plan, additional buffer mitigation is not 
sufficient to protect the habitat, the City may require larger buffers where it is necessary to 
protect habitat functions based on site-specific characteristics. 

(e)    Class I Fish and Wildlife Conservation Areas. All development as described within this chapter or 
within two hundred (200) feet of designated Class I wildlife conservation areas shall adhere to the 
following standards: 

(1)    All sites with known locations of Class I fish and wildlife conservation areas or sites within two 
hundred (200) feet, or the applicable distance identified by Washington Department of Fish and 
Wildlife management recommendations, whichever is greater, to known locations of Class I fish 
and wildlife conservation areas will require, for all development permits, the submittal and approval 
of a habitat management plan (HMP) as specified in BMC 20.14.750. The requirement for an HMP 
shall be determined during the SEPA/critical areas review on the project. 
(2)    All new development within two hundred (200) feet of habitat elements with which Class I fish 
and wildlife have a critical habitat, or the applicable distance identified by Washington Department 
of Fish and Wildlife management recommendations, whichever is greater, may require the 
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submittal of an HMP as specified in BMC 20.14.750. The requirement for an HMP shall be 
determined during the SEPA/critical areas review on the project. 
  

20.14.730 Table 32: Wildlife Habitat 
Conservation Areas 

Class 
I 

All developments within 200 ft. or 
applicable distance by WDFW 
management recommendations of a 
designated Class I wildlife habitat 
conservation area shall have buffer 
widths determined by a mandatory 
habitat management plan. 

Class 
II 

All development within a Class II 
wildlife habitat conservation area 
shall have the buffer widths be 
determined by the SEPA/critical area 
review on the project and may 
require a habitat management plan. 

(f)    Class II Fish and Wildlife Conservation Area. All new development within Class II fish and wildlife 
conservation areas may require the submittal of an HMP. An HMP shall consider measures to retain and 
protect the wildlife habitat and shall consider effects of land use intensity, buffers, setbacks, impervious 
surfaces, erosion control and retention of native vegetation. The requirement for an HMP shall be 
determined during the SEPA/critical areas review on the project. 
(g)    Stream Crossings. Any private or public road expansion or new construction which is allowed and 
must cross streams classified within this chapter shall comply with the following minimum development 
standards: 

(1)    Bridges or bottomless culverts shall be required for all fish-bearing streams. Other alternatives 
may be allowed upon submittal of a habitat management plan which demonstrates that other 
alternatives would not result in significant impacts to the fish and wildlife conservation area, as 
determined appropriate through the Washington State Department of Fish and Wildlife, hydraulics 
project approval process. The plan must demonstrate that salmon habitat will be replaced on a one 
to one (1:1) ratio; 
(2)    Crossings shall not occur in salmonid spawning areas unless no other feasible crossing site 
exists. For new development proposals, if existing crossings are determined to adversely impact 
salmon spawning or passage areas, new or upgraded crossings shall be located as determined 
necessary through coordination with the Washington State Department of Fish and Wildlife; 
(3)    Bridge piers or abutments shall not be placed in either the floodway or between the ordinary 
high water marks unless no other feasible alternative placement exists; 
(4)    Crossings shall not diminish flood carrying capacity; 
(5)    Crossings shall serve multiple properties whenever possible; and 
(6)    Where there is no reasonable alternative to providing a conventional culvert, the culvert shall 
be the minimum length necessary to accommodate the permitted activity (guidance for these 
projects can be found in the Washington Department of Fish and Wildlife "Fish Passage Design at 
Road Culverts" design manual 1999 “Water Crossing Design Guidelines (2013)”, and the National 
Marine Fisheries Service Anadromous Salmonid Passage Facility Design (2022) "Guidelines for 
Salmonid Passage at Stream Crossings" 2000). 

(h)    Stream Relocations. Stream relocations for the purpose of flood protection and/or fisheries 
restoration shall only be permitted when adhering to the following minimum performance standards and 
when consistent with Washington State Department of Fish and Wildlife hydraulic project approval: 

(1)    The channel, bank and buffer areas should be replanted with native vegetation in undisturbed 
riparian condition; 
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(2)    For those shorelands and waters designated as frequently flooded areas, a professional 
engineer licensed in the State of Washington shall provide information demonstrating that the 
equivalent base flood storage volume and function will be maintained; and 
(3)    Relocated stream channels shall be designed to meet or exceed the functions and values of 
the stream to be relocated. 

(i)    Pesticides, Fertilizers and Herbicides. No pesticides, herbicides or fertilizers may be used in fish and 
wildlife conservation areas or their buffers, except those approved by the EPA and approved under a 
DOE water quality modification permit for use in fish and wildlife habitat conservation area environments. 
Where approved, herbicides must be applied by a licensed applicator in accordance with the safe 
application practices on the label. 
(j)    Land Divisions and Land User Permits. All proposed divisions of land and land uses (subdivisions, 
short subdivisions, residential cluster developments, conditional use permits, site plan reviews, and 
binding site plans) which include fish and wildlife habitat conservation areas shall comply with the 
following procedures and development standards: 

(1)    The open water area of lakes, streams, and tidal lands shall not be permitted for use in 
calculating minimum lot area; 
(2)    Land division approvals shall be conditioned so that all required buffers are dedicated as open 
space tracts or an easement or covenant encumbering the buffer. Such dedication, easement or 
covenant shall be recorded together with the land division and represented on the final plat, short 
plat or binding site plan; 
(3)    In order to avoid the creation of nonconforming lots, each new lot shall contain at least one (1) 
building site that meets the requirements of this chapter, including buffer requirements for habitat 
conservation areas. This site must also have access and a sewage disposal system location that 
are suitable for development and does not adversely impact the fish and wildlife conservation area; 
(4)    After preliminary approval and prior to final land division approval, the Department may 
require the common boundary between a required buffer and the adjacent lands be identified using 
permanent signs. In lieu of signs, alternative methods of buffer identification may be approved 
when such methods are determined by the Department to provide adequate protection to the 
aquatic buffer. 

(k)    Trails and Trail-Related Facilities. Construction of public and private trails and trail-related facilities, 
such as benches, interpretive centers, and viewing platforms, may be allowed in fish and wildlife habitat 
conservation areas or their buffers pursuant to the following standards: 

(1)    Trails and related facilities shall, to the extent feasible, be placed on existing road grades, 
utility corridors, or other such previously disturbed areas; 
(2)    Trails and related facilities shall be planned to minimize removal of trees, shrubs, snags and 
important wildlife habitat. Impacts and disturbances from recreational trails and interpretive facilities 
shall be minimized to the extent practicable, informed by Priority Habitats and Species data and 
management recommendations; 
(3)    Viewing platforms, interpretive centers, benches and access to them shall be designed and 
located to minimize disturbance of wildlife habitat and/or critical characteristics of the affected 
conservation area; 
(4)    Trails, in general, shall be set back from streams so that there will be no or minimal impact to 
the stream from trail use or maintenance. Trails shall be constructed with pervious surfaces when 
feasible; 
(5)    Trails shall be generally limited to pedestrian use unless other more intensive uses, such as 
bike or horse trails, have been specifically allowed and mitigation has been provided. Trail width 
shall not exceed five (5) feet unless there is demonstrated need, subject to review and approval by 
the Department. Trails shall be constructed with pervious materials unless otherwise approved by 
the Department; 
(6)    Trails shall not be allowed to fully enclose a habitat area or buffer; and 
(7)    The Department may require closure of trails during critical spawning, migration or breeding 
time periods of the species present. 

(l)    Utilities. Placement of utilities within designated fish and wildlife habitat conservation areas may be 
allowed pursuant to the following standards and that the applicant obtains all other required state and 
federal approvals for any work in-water or in wetlands: 
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(1)    Utilities maintenance activities involving no material change in size or function shall be 
allowed within designated fish and wildlife habitat conservation areas, subject to best management 
practices; 
(2)    Construction of utilities may be permitted in fish and wildlife habitat conservation areas or their 
buffers, only when no feasible or reasonable alternative location is available and the utility corridor 
meets the requirements for installation, replacement of vegetation and maintenance outlined below, 
and as required in the filing and approval of an HMP which may be required by this chapter; 
(3)    Construction of sewer lines or on-site sewage systems may be permitted in fish and wildlife 
habitat conservation areas or their buffers when the applicant demonstrates it is necessary to meet 
state and/or local health code requirements, there are no other feasible alternatives available, and 
construction meets the requirements of this section. Joint use of the sewer utility corridor by other 
utilities may be allowed; 
(4)    New utility corridors shall not be allowed in fish and wildlife habitat conservation areas with 
known locations of federal or state-listed endangered, threatened or sensitive species, heron 
rookeries or nesting sites of raptors which are listed as state candidate except in those 
circumstances where an approved HMP indicates that the utility corridor will not significantly impact 
the conservation area; 
(5)    New utility corridor construction and maintenance shall protect the environment of fish and 
wildlife habitat conservation areas and their buffers by the following: 

(i)    New utility facilities, improvements, or upgrades to existing utility facilities should take 
place within existing improved rights-of-way or existing impervious surfaces so that they do 
not increase the amount of impervious surfaces within the habitat area; 
(ii)    New utility corridors shall be aligned when possible to avoid cutting or root damage to 
trees greater than twelve (12) inches in diameter at breast height (four and one-half (4-1/2) 
feet) measured on the uphill side; 
(iii)    New utility corridors shall be revegetated with appropriate native or equivalent 
vegetation at not less than preconstruction vegetation densities or greater, immediately upon 
completion of construction or as soon thereafter as possible due to seasonal growing 
constraints. The utility shall ensure that such vegetation survives; 
(iv)    Any additional corridor access for maintenance shall be provided wherever possible at 
specific points rather than by parallel roads. If parallel roads are necessary, they shall be of a 
minimum width but no greater than fifteen (15) feet and shall be contiguous to the location of 
the utility corridor on the side away from the conservation area; 

(6)    Utility corridor maintenance shall include the following measures to protect the environment of 
regulated fish and wildlife habitat conservation areas: 

(i)    Utility towers should be painted with brush, pad or roller and should not be sandblasted or 
spray-painted, nor should lead-based paints be used; 
(ii)    Pesticides, Fertilizers and Herbicides. No pesticides or fertilizers may be used in fish and 
wildlife conservation areas or their buffers, except those herbicides approved by a licensed 
applicator in accordance with the safe application practices on the label. 

(m)    Bank Stabilization. A stream channel and bank may be stabilized when naturally occurring earth 
movement threatens existing structures (defined as requiring a building permit pursuant to the applicable 
building code), public improvements, unique natural resources, public health, safety or welfare, or the 
only feasible access to property, and, in the case of streams and marine shorelines, when such 
stabilization results in maintenance of fish and wildlife habitat, flood control and improved water quality. 
Where bank stabilization is determined to be necessary, bioengineering or other nonstructural methods 
should be the first option for protection. Bulkheads and retaining walls may only be utilized as an 
engineering solution where it can be demonstrated that an existing residential structure cannot be safely 
maintained or set back without such measures, and that the resulting retaining wall is the minimum length 
necessary to provide a stable building area for the structure. A variance pursuant to BMC 20.58.030 must 
be obtained in all other cases. The Department may require that bank stabilization be designed by a 
professional engineer and geologist licensed in the State of Washington with demonstrated expertise in 
hydraulic actions of shorelines. Bank stabilization projects may also require a City grading permit and 
hydraulic project approval from the Washington Department of Fish and Wildlife. Nonstructural marine 
shoreline and stream bank protective techniques are preferred to bulkheads or other types of marine 
shoreline and stream bank armoring. Nonstructural techniques include but are not limited to vegetation 
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plantings and bioengineering. Guidance for these projects can be found in the Washington Department of 
Fish and Wildlife’s "Integrated Streambank Protection Guidelines Manual" for determining when, why, 
where, and what projects need to be completed to protect an eroding bank. 
(n)    Fencing and Signs. Prior to approval or issuance of permits for land divisions and new development, 
the Department may require the common boundary between a required buffer and the adjacent lands be 
identified using fencing or permanent signs. In lieu of fencing or signs, alternative methods of buffer 
identification may be approved when such methods are determined by the Department to provide 
adequate protection to the buffer. 
(o)    Road/Street Repair and Construction. Any private or public road or street expansion or construction 
which is allowed in a fish and wildlife habitat conservation area or its buffer shall comply with the following 
minimum development standards: 

(1)    No other reasonable or feasible alternative exists and the road or street crossing serves 
multiple properties whenever possible; 
(2)    Expansion or construction of any private or public road shall only be allowed when adverse 
impacts cannot be avoided; 
(3)    Public and private roads should provide for other purposes, such as utility crossings, 
pedestrian or bicycle easements, viewing points, etc.; 
(4)    The road or street construction is the minimum necessary, as required by the Department of 
Public Works, and shall comply with the Department of Public Works and Utilities’ standards; and 
(5)    Construction time limits shall be determined in consultation with the Washington Department 
of Fish and Wildlife in order to ensure habitat protection. 

(p)    Other Allowed Uses in Fish and Wildlife Conservation Areas. Other activities may be allowed using 
the standard for a Category II wetland buffer as identified by BMC 20.14.330(e).  
(q) Cultural Resources. Building, grading, and land clearing permits shall include the following note: When 
an unanticipated discovery of protected cultural material (e.g., bones, shell, stone tools, beads, ceramics, 
old bottles, hearths, etc.) or human remains are discovered, the property owner or contractor will 
immediately stop all work, completely secure the location, and contact the Washington State Department 
of Archaeology and Historic Preservation and other contacts as identified in the City of Bremerton 
Standard Inadvertent Archaeological and Historic Resources Discovery Plan. The individual or 
representative whom the permit was issued to must send written notification of the inadvertent discovery 
to the City of Bremerton department of Community Development. 
(Ord. 5418 §8, 2021; Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
20.14.740 SPECIAL REPORTS. 
Habitat Management Plan Requirements. 
(a)    General. If the City determines that impacts to habitats may occur as a result of a development 
project, a habitat management plan (HMP) shall be required. The applicant may choose to complete an 
HMP for a site-specific analysis to better determine the impact to habitat and to determine the appropriate 
buffer width and associated building setbacks for their project based on the site-specific analysis 
consistent with BMC 20.14.730(d)(5). The preparation and submission of this report is the responsibility of 
the applicant. The report shall rely on best available science as defined in WAC 365-195-
900 through 365-195-925 and shall be prepared by a qualified professional who is a biologist with five (5) 
years of experience preparing reports for the relevant type of habitat. The City may retain a qualified 
consultant at the applicant’s expense to review and confirm the applicant’s reports, studies and plans. 
The HMP shall clearly demonstrate that greater protection of the functions and values of critical areas can 
be achieved through the HMP than could be achieved through providing the prescribed habitat buffers 
and building setbacks. An applicant may propose to implement an HMP as a means to protect habitat 
buffers associated with streams and/or fish and wildlife conservation areas. Approval for an HMP shall not 
occur prior to the consultation with the appropriate federal or state agencies. 
(b)    Intent. HMPs are primarily intended as a means to restore or improve buffers that have been 
degraded by past activity, and should preserve, and not reduce, existing high-quality habitat buffers. 
While not primarily intended as a means to reduce buffers, the HMP may propose a reduction of the 
habitat buffer width where it is shown that the HMP will comply with the other requirements of this section. 
(c)    Effect of Buffers. An HMP shall provide habitat functions and values that are greater than would be 
provided by the prescribed habitat buffers. When habitat buffers are a component of an HMP, they shall 
be at least the minimum size necessary to accomplish the objectives of the HMP. The HMP may propose, 
but the City shall not require, a habitat buffer containing a greater area than is required by the prescribed 
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habitat buffer. In a case-by-case basis, the Director may approve a departure from the prescribed habitat 
buffers if two (2) state or federal resource agencies or tribes support a departure from these critical area 
regulations that can demonstrate equal or greater protection of the critical areas. 
(d)    Impact Mitigation. The HMP shall encompass an area large enough to provide mitigation for buffer 
reduction below the standard required buffers, and shall identify how the development impacts resulting 
from the proposed project will be mitigated as defined in BMC 20.14.750. The developer of the plan shall 
use the best available science in all facets of the analyses. 
(e)    The assessment of habitats for the site and project shall at a minimum include the following 
information: 

(1)    A map prepared at an easily readable scale, showing: 
(i)    The location of the proposed development site; 
(ii)    Property boundaries; 
(iii)    The relationship of the site to surrounding topographic, water, and cultural features; 
(iv)    Proposed building locations and arrangements; 
(v)    A legend which includes a complete legal description, acreage of the parcel, scale, north 
arrow, and date of map revision; 

(2)    Detailed description of vegetation on and adjacent to the project area and its associated 
buffer; 
(3)    Identification of any species of local importance, priority species, or endangered, threatened, 
sensitive, or candidate species that have a primary association with habitat on or adjacent to the 
project area, and assessment of potential project impacts to the use of the site by the species; 
(4)    A discussion of any federal, state, or local special management recommendations, including 
Washington Department of Fish and Wildlife habitat management recommendations, that have 
been developed for species or habitats located on or adjacent to the project area; 
(5)    A detailed discussion of the direct and indirect potential impacts on habitat by the project, 
assessment of the sites habitat connectivity with the broader environment, and including potential 
impacts to water quality; 
(6)    Enhancement of existing degraded buffer area and replanting of the disturbed buffer area with 
native vegetation; 
(7)    The use of alternative on-site wastewater systems in order to minimize site clearing; 
(8)    Retention of existing native vegetation on other portions of the site in order to offset habitat 
loss from buffer reduction; 
(9)    The need for fencing and signage along the buffer edge; 
(10)    A discussion of measures, including avoidance, minimization, and mitigation, proposed to 
preserve existing habitats and restore any habitat that was degraded prior to the current proposed 
land use activity and to be conducted in accordance with the mitigation sequencing required by this 
chapter; and 
(11)    A discussion of ongoing management practices that will protect habitat after the project site 
has been developed, including proposed monitoring, maintenance, and enforcement programs. 
(12) Description of how the plan addresses climate change resiliency when selecting planting 
palettes, restoring hydrology, or sizing buffers. 

(f)    When appropriate due to the type of habitat or species present or the project conditions, the Director 
may also require the habitat management plan to include: 

(1)    An evaluation by an independent qualified professional regarding the applicant’s analysis and 
the effectiveness of any proposed mitigating measures or programs, to include any 
recommendations as appropriate; 
(2)    A request for consultation with the Washington Department of Fish and Wildlife or the local 
Native American Indian tribe or other appropriate agency; and 
(3)    Detailed surface and subsurface hydrologic features both on and adjacent to the site, 
including a field determination of the ordinary high water mark or any surface waters and supporting 
documentation. 

(g)    Mitigation Measures. Possible mitigation measures to be included in the report, or required by the 
Director, could include, but are not limited to: 

(1)    Establishment of buffer zones; 
(2)    Preservation of critically important plants and trees; 
(3)    Limitation of access to habitat areas; 
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(4)    Seasonal restriction of construction activities; 
(5)    Establishing phased development requirements; and 
(6)    Monitoring plan for a period necessary to establish that performance standards have been 
met. Generally this will be for a period of five (5) years. 
(7) When possible, locating mitigation in a manner that benefits wildlife habitat corridors. 

(h)    HMP Adequacy. The HMP shall demonstrate to the satisfaction of the City that the habitat functions 
and values are improved by implementation of the HMP. If there is a disagreement between the City and 
the applicant as to the adequacy of the HMP, the issue of plan adequacy shall be resolved by consulting 
with the appropriate federal or state agency. If the federal or state agencies are not available in a timely 
manner, the applicant may choose to have the City refer the HMPs to a third-party consultant at the 
expense of the applicant. After consultation with such state departments or third-party consultant, the 
Director shall make a final decision on the adequacy of the HMP. 
(i)    Single-Family Minor Development Exemption. At direction of the Director, single-family 
redevelopments amounting to one (1) instance of less than five hundred (500) square feet in expansion 
may be exempt from requirements listed above, so long as an equal amount of native planting areas 
waterward of the structure are established, consistent with the requirements of BMC 20.14.730(d)(1). 
(j)    Timing. An HMP must be developed and approved either prior to preliminary plat approval or 
issuance of the building permit, as applicable, and must be implemented before the City grants either final 
plat approval or an occupancy permit, as applicable. (Ord. 5418 §9, 2021; Ord. 5301 §3 (Exh. B) (part), 
2016: Ord. 4965 §7 (part), 2006) 
 
20.14.750 MITIGATION STANDARDS AND CRITERIA. 
(a)    The applicant shall avoid all impacts that degrade the functions and values of a critical area or 
areas. Unless otherwise provided in this title, if alteration to the critical area is unavoidable, all adverse 
impacts to or from critical areas and buffers resulting from a development proposal or alteration shall be 
mitigated using the best available science in accordance with an approved habitat management plan and 
SEPA documents, so as to result in no net loss of critical area functions and values. 
(b)    Mitigation shall be in kind and on site, when possible, and sufficient to maintain the functions and 
values of the critical area, and to prevent risk from a hazard posed by a critical area. 
(c)    Mitigation shall not be implemented until after the City’s approval of an HMP that includes a 
mitigation plan, and mitigation shall be in accordance with the provisions of the approved HMP. 
(d)    Mitigation Sequencing. Applicants shall demonstrate that all reasonable efforts have been examined 
with the intent to avoid and minimize impacts to critical areas. When an alteration to a critical area is 
proposed, such alteration shall be avoided, minimized, or compensated for in the following sequential 
order of preference: 

(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, such as project redesign, relocation, or 
timing, to avoid or reduce impacts; 
(3)    Rectifying the impact to habitat conservation areas by repairing, rehabilitating, or restoring the 
affected environment to the historical conditions or the conditions existing at the time of the 
initiation of the project; 
(4)    Reducing or eliminating the impact or hazard over time by preservation and maintenance 
operations during the life of the action; 
(5)    Compensating for the impact to habitat conservation areas by replacing, enhancing, or 
providing substitute resources or environments; and 
(6)    Monitoring the hazard or other required mitigation and taking remedial action when necessary. 

Mitigation for individual actions may include a combination of the above measures. 
(e)    Mitigation Plan Requirements. When mitigation is required, the applicant shall submit for approval by 
the City a mitigation plan as part of the HMP. The mitigation plan shall include: 

(1)    Environmental Goals and Objectives. The mitigation plan shall include a written report 
identifying environmental goals and objectives of the compensation proposed and including: 

(i)    A description of the anticipated impacts to the critical areas and the mitigating actions 
proposed and the purposes of the compensation measures, including the site selection 
criteria, identification of compensation goals, identification of resource functions, and dates for 
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beginning and completion of site compensation construction activities. The goals and 
objectives shall be related to the functions and values of the impacted critical area; 
(ii)    A review of the best available science supporting the proposed mitigation and a 
description of the report author’s experience to date in restoring or creating the type of critical 
area proposed; and 
(iii)    An analysis of the likelihood of success of the compensation project. 

(2)    Performance Standards. The mitigation plan shall include measurable specific criteria for 
evaluating whether or not the goals and objectives of the mitigation project have been successfully 
attained and whether or not the requirements of this title have been met. 
(3)    Detailed Construction Plans. The mitigation plan shall include written specifications and 
descriptions of the mitigation proposed, such as: 

(i)    The proposed construction sequence, timing, and duration; 
(ii)    Grading and excavation details; 
(iii)    Erosion and sediment control features; 
(iv)    A planting plan specifying plant species, quantities, locations, size, spacing, and density; 
and 
(v)    Measures to protect and maintain plants until established. 

These written specifications shall be accompanied by detailed site diagrams, scaled cross-sectional 
drawings, topographic maps showing slope percentage and final grade elevations, and any other 
drawings appropriate to show construction techniques or anticipated final outcome. 

(4)    Monitoring Program. The mitigation plan shall include a program for monitoring construction of 
the compensation project and for assessing a completed project (BMC 20.14.760, Monitoring and 
Contingency Plan). A protocol shall be included outlining the schedule for site monitoring (for 
example, monitoring shall occur in years one (1), three (3), and five (5) 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 (5) years. 
(5)    Contingency Plan. The mitigation plan shall include identification of potential courses of 
action, and any corrective measures to be taken if monitoring or evaluation indicates project 
performance standards are not being met (BMC 20.14.760). 
(6)    Financial Guarantees. The mitigation plan shall include financial guarantees, if necessary, to 
ensure that the mitigation plan is fully implemented. Financial guarantees ensuring fulfillment of the 
compensation project, monitoring program, and any contingency measures shall be posted in 
accordance with bonds to ensure mitigation, maintenance, and monitoring (BMC 20.14.760). 

(f)    Innovative Mitigation. 
(1)    The City may encourage, facilitate, and approve innovative mitigation projects that are based 
on the best available science. Advance mitigation or mitigation banking are examples of alternative 
mitigation projects allowed under the provisions of this section wherein one (1) or more applicants, 
or an organization with demonstrated capability, may undertake a mitigation project together if it is 
demonstrated that all of the following circumstances exist: 

(i)    Creation or enhancement of a larger system of critical areas and open space is 
preferable to the preservation of many individual habitat areas; 
(ii)    The group demonstrates the organizational and fiscal capability to act cooperatively; 
(iii)    The group demonstrates that long-term management of the habitat area will be 
provided; and 
(iv)    There is a clear potential for success of the proposed mitigation at the identified 
mitigation site. (Ord. 5418 §10, 2021; Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 
2006) 
 

20.14.760 MONITORING AND CONTINGENCY PLAN. 
(a)    A monitoring program shall be included as a part of the approved mitigation plan for a fish and 
wildlife habitat conservation area. To ensure that the performance standards of the approved mitigation 
plan have been met, the mitigation and/or buffer enhancement site(s) shall be monitored for a minimum of 
five (5) years. A longer monitoring period may be required by the City based on either the initial mitigation 
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plan or a review of subsequent monitoring reports. The monitoring reports shall be submitted on August 
1st of each year during the monitoring period. The Director may waive either a performance and/or 
maintenance bond for single-family residential projects on a case-by-case basis. 
An acceptable surety device is required to ensure the applicant’s compliance with the terms of the 
mitigation agreement. 

(1)    Performance Surety. All mitigation and buffer enhancement shall be completed prior to final 
plat approval and/or building occupancy depending on the type of application. However, when 
improvements cannot be completed prior to final acceptance due to weather conditions which may 
negatively affect the success of the project, a performance surety may be used. The performance 
surety shall equal one hundred fifty (150) percent of the cost of the mitigation project, and the 
required improvements shall be installed in a satisfactory manner within six (6) months or less. 
(2)    Maintenance Surety. A maintenance surety shall be required on all mitigation projects to 
ensure that the improvement successfully survives the monitoring periods set above. 

(i)    Mitigation Projects. The amount of the maintenance surety shall be equal to fifteen (15) 
percent of the cost of the mitigation project and the term of the surety shall reflect the term of 
the monitoring program. 
(ii)    Buffer Enhancement Projects. The amount of the maintenance surety shall be equal to 
fifteen (15) percent of the costs of the enhancement project and the term of the surety shall 
reflect the term of the monitoring program. 

(3)    Monitoring Deposit. A cash deposit shall be submitted with all sureties prior to final 
acceptance of the project to cover the estimated City costs to review the yearly monitoring reports 
and conduct a site inspection to ensure the performance standards are being met. 

(b)    Long-Term Maintenance. To ensure the long-term success of the fish and wildlife habitat 
conservation area, the applicant or their heirs or successors shall be responsible for the long-term 
maintenance of the habitat area and its associated buffer. The habitat and buffer shall be kept clear of 
weeds, invasive plant material, lawn clippings, junk, debris, intrusions or the like. (Ord. 5418 §11, 2021; 
Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 4965 §7 (part), 2006) 
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ATTACHMENT B 
The DRAFT Shoreline Master Program is available via 

the provided link.  

https://www.bremertonwa.gov/DocumentCenter/View/13059/Draft-SMP-12825-PDF?bidId=
https://www.bremertonwa.gov/DocumentCenter/View/13059/Draft-SMP-12825-PDF?bidId=
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Chapter 20.50 

LANDSCAPING 
 

20.50.010 INTENT. 
The intent of this chapter is to establish landscaping standards that contribute to a quality urban 
environment by connecting open spaces, maintaining native, drought-resistant vegetation, replacing 
nonnative and invasive species, increasing privacy for residential areas, providing visual relief of parking 
lots, providing habitat for fish and wildlife, retaining significant trees, and reducing erosion and stormwater 
runoff while providing on-site filtration to protect groundwater resources from pollutants and flooding.  
 
The intent of this chapter is to establish landscaping standards that contribute to a quality urban 
environment by encouraging the retention of existing vegetation, expansion of urban tree canopy through 
landscaping and street trees, usage of drought resistant vegetation, screening areas of low visual 
interests, buffering potentially incompatible developments, and to compliment development sites with 
landscaping. 
(Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 5046 §4 (part), 2008: Ord. 4950 §8 (Exh. A) (part), 2005) 
 
20.50.020 APPLICABILITY. 
All new development, including expansion of existing structures and/or uses, shall be subject to the 
requirements of this chapter. (Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 5046 §4 (part), 2008: Ord. 4950 §8 
(Exh. A) (part), 2005) 
 
20.50.030 EXCEPTIONS. 
(a)    Landscaping standards do not apply to residential short subdivisions or developments of single-
family units on individual lots, except that all undeveloped areas of the property shall be landscaped and 
continually maintained or retained in a natural undisturbed state. 
(b)    The Director may waive or reduce any requirement(s) of this chapter in the following cases: 

(1)   When a proposed remodel or change of use is valued at fifty (50) percent or less of the 
assessed value of onsite structures as determined by the Kitsap County Assessor. The remodel of 
an existing building results in the expansion of floor area that is ten (10) percent or less of the 
existing floor area; 
(2)   For the remodel an existing development that results in no modifications except normal 
maintenance and repair; An expansion of a use that results in no modifications (except normal 
maintenance and repair of the structure) to the outdoor area of the site; 
(3)   When no new surface parking is proposed. To accommodate required off-street parking 
spaces. Pervious pavement or other landscaping mitigation may be required to accommodate for 
the loss of stormwater function. 
(4)    Improvements associated with damaged by fire or other casualty not intentionally caused by 
the owner or tenant, when a permit is applied for within one (1) year of such fire or casualty.  
(c)    Parking lots with less than thirty (30) spaces are exempt from internal landscaping 
requirements if they provide at least a five (5) foot width of landscaping across the frontage and 
along at least one (1) other property line and only one parking lot is located on site. (Ord. 5301 §3 
(Exh. B) (part), 2016: Ord. 5046 §4 (part), 2008: Ord. 4977 §6, 2006; Ord. 4950 §8 (Exh. A) (part), 
2005) 

 
20.50.040 GENERAL PROVISIONS. 
Where existing trees and vegetation serve the same or similar function to the required landscaping, they 
may substitute for the required landscaping, provided the submitted plan is consistent with BMC 
20.50.050(d) and BMC 15.04 Stormwater.  
(a)    Front Yards. All front yard setback areas shall be landscaped pursuant to the performance 
standards per BMC 20.50.050. For zones with a maximum front yard setback, the first ten (10) feet not 
occupied by a primary structure shall be landscaped; 
(b)    Street Trees. Street trees shall be planted along public and private streets per performance 
standards in BMC 20.50.050(a) unless otherwise required by BMC 20.50.050(c). Trees shall be located 
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within the front yard setback area, or within a public right-of-way if approved by the City and the property 
owner arranges the planting and maintenance of said street trees, or similar area approved by the 
Director; 
(c)    Visual Screening. When any nonresidential development, as defined by the International Building 
Code (which includes three (3) or more units), is proposed on a site that is adjoining the low or medium 
density residential zones, visual screening shall be provided according to the performance standards in 
BMC 20.50.050(b); 
(d)    Tree Root Control Barrier. Trees planted within five (5) feet of a public street, sidewalk, or utility 
infrastructure may be required to install root control barrier to prevent physical damage to improvements. 
Root control barriers shall consist of galvanized metal or plastic sheets extending a minimum of two feet 
below the finished grade of the surrounding surface or as directed by the City Engineer within public road 
rights-of-way. Areas Adjacent to Trails and Open Spaces. All developments adjacent to publicly used or 
designated trails and open spaces in the Comprehensive Plan shall provide Type I visual screening along 
the site facing the trail or open space per the performance standards outlined in BMC 20.50.050(b); 
(e)    Undeveloped Areas. Undeveloped portions of property not devoted to landscaping shall remain with 
existing vegetation, including significant trees, as provided for in BMC 20.50.050(d), but excluding plants 
that can be classified as noxious weeds or as invasive species; 
(f)    Alternative Landscaping Plan. The requirements of this chapter may be modified to encourage better 
landscaping design as follows: 

(1)    A request for approval of alternate landscaping shall be submitted and accompanied by a 
landscape plan as required above; 
(2)    An alternative landscaping plan may be approved, provided a finding by the City of public 
benefit and that the total area of landscaping shall be equal to or exceed that created by adherence 
to the standard landscaping and buffer requirements; 

(g)    Guarantee. All landscaping shall be completed prior to the issuance of a certificate of occupancy 
(CO), except that in lieu of installing required landscaping, a performance assurance device may be 
provided prior to the issuance of a CO. The purpose of such a requirement is to ensure that a landscape 
plan is carried out when required by this chapter. The following conditions apply: 

(1)    A bond or other acceptable assurance device shall be in the amount of one hundred twenty-
five (125) percent of the estimated cost required to complete the approved landscaping, in order to 
guarantee its installation and the replacement of any plants that die within two (2) years of the 
posting of the bond; 
(2)    If a performance assurance device is provided, landscaping shall be installed within the next 
planting season and no later than one (1) year from the date of issuance of a CO. If the approved 
landscape plan is not carried out, the City shall use the performance assurance device to complete 
the landscaping; 
(3)    A performance assurance device will be released two (2) years after it is posted if the 
landscaping vegetation is in a healthy growing condition; 
(4)    Prior to certificate of occupancy, or release of a bond or other accepted assurance device, the 
Director may require a letter from the project landscape designer confirming that all landscaping, 
irrigation, and other features required per BMC 20.50 have been installed per submitted plans 
approved by the City of Bremerton. All such submitted letters shall include a copy of the landscape 
plan reviewed by the project landscape designer and/or arborist. 

(h)    Maintenance Required. All plant material shall be maintained in a healthy growing condition free of 
weeds, trash or debris through the life and use of the development. Dead, damaged, diseased, or missing 
plant material shall be replanted or replaced as necessary to comply with the approved landscaping plan 
and the requirements of the chapter. Maintenance standards and assurances must be provided in the 
landscape plan as described in BMC 20.50.060. (Ord. 5364 §5, 2018: Ord. 5301 §3 (Exh. B) (part), 2016: 
Ord. 5046 §4 (part), 2008: Ord. 4950 §8 (Exh. A) (part), 2005) 
 
 
 
 
 
20.50.050 PERFORMANCE STANDARDS. 
Required landscaping shall be provided in the following manner: 
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(a)    General landscaping is intended to provide visual separation between compatible uses and to soften 
the appearance of parking lots and building facades. All required setback areas, parking lots, and interior 
landscaping areas shall comply with the following: 

(1)    Street trees are required, one (1) tree for every twenty-five (25) linear feet of street frontage, 
and shall be spaced a maximum distance of thirty-five (35) feet on center; however, trees may be 
spaced irregularly in natural groupings rather than uniformly spaced except as noted elsewhere in 
this chapter;. Alternatively, street trees may be provided one (1) for every fifty (50) linear feet of 
street frontage when tree varieties are: 

(i)   Listed in current Bremerton Approved Street & Row Tree List, and;  
(ii)  Have a growth rate of two (2) feet or more annually, and; 
(iii) Have a mature height of at least thirty (30) feet, and;  
(iv) Planting strip width requirements identified in the Bremerton Approved Street & Row Tree 
List are met, or ten (10) feet whichever is less, and; 
(v)  The applicant demonstrates measures taken to avoid conflicts with onsite utilities, 
overhead utilities, and neighboring properties.  
(vi) The Director may allow street tree landscape planter areas to be limited to turf grasses 
when criteria per BMC 20.50.050(a)(1)(i) through BMC 20.50.050(a)(1)(v) are met. 

(2)    Planting shall include a mix of trees, shrubs, ground covers, turf grasses or combination 
thereof; nonliving materials shall not exceed twenty (20) percent of the landscaped area within two 
(2) years of planting; 
(3)    Each separate landscaped area shall be a minimum of fifty (50) square feet and shall include 
at least one (1) tree in combination with shrubs, ground cover, or other landscape materials; 
(4)    Bioswales and permeable pedestrian access ways connecting landscaped areas are 
encouraged and are included in the calculation of required landscaping square footage. Low impact 
development best management practices performed on site may count towards required 
landscaping (tree for tree, and square footage for square footage); 
(5)    Interior landscaping shall be dispersed as equally as possible throughout the site particularly 
in parking areas; 
(6)    Parking lots shall have at least ten (10) square feet of interior landscaping for each parking 
space. Required peripheral trees and required landscaped setback areas shall not be included in 
the interior landscaping calculations; 
(7)    For every ten (10) parking stalls one (1) tree shall be installed within a landscaped the internal 
parking lot area; and 
(8)    Landscaped areas shall consist of no more than fifty (50) percent deciduous species. 
(9)    In areas accessible by motor vehicles, provide permanent curbs to protect plantings areas. 
For the purposes of this section, curbs are stone, concrete, or asphalt barriers with a minimum of 
six (6) inches in height, of areas accessible by vehicles. 
(10)    The Director may waive or reduce criteria BMC 20.50.050(a)(2) through BMC 
20.50.050(a)(8) and BMC 20.48.080(b)(2) when the following criteria are met for interior 
landscaping trees: 

(i)     Interior landscape trees meet criteria per BMC 20.50.050(a)(1)(i) through BMC 
20.50.050(a)(1)(v). 
(ii)    Interior landscape tree densities are not less than one (1) per three thousand (3,000) 
square feet of total outdoor area utilized for driveways, loading, parking, and maneuvering 
motorized vehicles. The Director may reduce interior tree density when the applicant 
demonstrates that onsite mature tree canopy exceeds one third (1/3) of total outdoor area 
utilized for driveways, loading, parking, and maneuvering motorized vehicles.  
(iii)   Interior tree landscape planter areas may consist of decorative nonliving materials such 
as rock, bark, or similar. 

(b)    Visual screening is intended to function as a year-round full visual barrier between incompatible 
uses. Visual screening is required for all commercial projects adjacent to the low or medium density 
residential zones. Visual screening is required as follows: 

(1)    Type I. Required along the property line(s) of all nonresidential development proposed on a 
site that is adjoining the low or medium density residential zones. For purposes of this subsection, 
nonresidential development is as defined in the International Building Code (which includes three 
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(3) or more dwelling units) and not specifically identified in subsection (b)(2) of this section. A Type 
I visual screen shall include the following: 

(i)    A landscaped area of at least ten (10) feet wide; 
(ii)    A mix of evergreen and deciduous trees, no more than twenty (20) feet apart on center. 
Deciduous trees up to twenty-five (25) percent of the tree requirement are encouraged to add 
seasonal and textural variation; 
(iii)    Shrubs shall be planted between the trees to provide an effective visual barrier. Shrubs 
may be spaced irregularly in natural groupings rather than uniformly spaced; however, 
grouped shrubs should be no more than five (5) feet apart from each other; and 
(iv)    A sight-obscuring fence, wall, earthen berm or combination thereof is required adjacent 
to parking areas to ensure headlights do not project into residential properties. Measures shall 
be taken to ensure quality in the visual character of the wall or fence on the side facing the 
residential lot. 

(2)    Type II. Required for all large retail, motion picture theaters, junk yards, heavy 
industrial/manufacturing, stadiums, and sports complexes proposed on a site that is adjoining the 
low or medium density residential zones. Type II screening shall be provided along all property 
lines that adjoin the low or medium density residential zones. A Type II visual screen shall include 
the following: 

(i)    Landscaped area of at least twenty (20) feet in width; 
(ii)    A double row of evergreen trees spaced no more than fifteen (15) feet apart on center 
(rows shall be offset and spacing triangulated); existing mature healthy trees on site are 
encouraged to be retained; 
(iii)    Shrubs shall be planted to enhance the visual barrier. Shrubs may be spaced irregularly 
in natural groupings rather than uniformly spaced; however, grouped shrubs should be no 
more than five (5) feet apart from each other; and 
(iv)    A sight-obscuring fence, wall, earthen berm or combination thereof is required adjacent 
to parking areas to ensure headlights do not project into residential properties. Measures shall 
be taken to ensure quality in the visual character of the wall or fence on the side facing the 
residential lot. 

(c)    Centers. Intended to soften the streetscape and sidewalk areas in a dense urban environment. 
Projects within the centers must comply with the provisions set forth in adopted subarea plans, the 
provisions of this chapter, and the following: 

(1)    Street trees shall be provided within the front yard setback, or in the sidewalk along any 
facade facing a major arterial. Any trees located in the City right-of-way may require additional 
approval through the Department of Public Works and Utilities. Trees shall be spaced no less than 
three (3) trees per one hundred (100) linear feet of frontage. Trees placed in the sidewalk should be 
provided with street grates at the sidewalk level providing a continuous walking surface to within six 
(6) inches of the tree base. Where existing areaways or vaults prevent this form of planting, trees 
shall be planted in planters equipped with irrigation. All trees shall be of a species which allows 
pruning of lower branches in a manner necessary to keep the sidewalk clear of obstruction to a 
height of at least eight (8) feet. Trees shall have a minimum caliper of two and one-half (2-1/2) 
inches at the time of planting;. The Director may alter street tree standards of this subsection when 
criteria per BMC 20.50.050(a)(1)(i) through BMC 20.50.050(a)(1)(v) are met.  
(2)    Surface parking lots, if they abut public sidewalks, shall provide a perimeter landscaping strip 
containing a combination of trees (with no fewer than three (3) trees per one hundred (100) linear 
feet of frontage) and shrubs. Masonry walls no lower than fifteen (15) inches nor higher than thirty 
(30) inches may be substituted for shrubs.; and The Director may alter surface parking lot 
standards of this subsection when criteria per BMC 20.50.050(a)(10)(i) are met. 
(3)    For parking lots containing more than twenty (20) stalls, at least fifteen (15) percent of the 
interior area shall be planted with trees and shrubs. All trees shall have a minimum caliper of two 
and one-half (2-1/2) inches at the time of planting. Pedestrian walkways from adjacent sidewalks 
shall be provided. 

(d)    Vegetation Preservation. The retention of existing and healthy trees and vegetation is important to 
help promote the utilization of natural systems, reduce the impacts of development on the storm drainage 
system and provide a better transition between various land uses within the City. The following provisions 
encourage vegetation preservation as follows: 
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(1)    To the greatest extent possible existing healthy significant trees defined below shall be 
retained on site. Should a proposal include the removal of all or portions of a significant tree(s), a 
qualified arborculturalist International Society of Arboriculture (ISA) Certified Arborist or urban 
forester shall be retained by the applicant to inventory the tree(s) and make recommendations 
regarding the protection, retention, preservation or removal of the tree(s). A copy of the report and 
recommendations shall be submitted to the City as part of the application process. 
(2)    Existing healthy trees and vegetation may substitute for newly required landscaping. Credit 
shall be granted tree for tree and area for area where existing trees and vegetation serve the same 
or similar function to the required landscaping. In order to promote the retention of existing 
significant trees during site development, each significant tree within the landscaped area shall 
count as three (3) newly required trees. 
(3)    Credit may be given by the Director at the time of site plan review for the preservation of 
significant tree(s) in exchange for the loss of a parking space. 
(4)    Significant trees are defined as follows: 

(i)    Evergreen Trees. Eight (8) inches in diameter or greater, measured four (4) feet above 
existing grade; and 
(ii)    Deciduous Trees. Twelve (12) inches in diameter or greater, measured four (4) feet 
above existing grade. 

          (5)   Critical root zones (tree protection zone) as defined by the International Society of 
Arboriculture shall be protected. No development, fill, excavation, construction materials, 
equipment staging, or traffic shall be allowed in the critical root zone of trees that are to be 
retained. 

(e)    Planting Materials. Plants shall be selected based upon site-specific conditions which may affect 
plant growth such as sun exposure, soil types, shoreline conditions, adjacent site improvements, etc. New 
plant materials shall consist of drought-resistant species, or other species that are irrigated per the 
provisions of BMC 20.50.060(b)(4) or located in high moisture content soils. Plant material selection shall 
be consistent with the list maintained by the most current edition of the American Standard for Nursery 
Stock American Association of Nurserymen (AAN). Plant materials shall also be coordinated with utility 
company requirements to avoid conflicts. Unless otherwise specified within this chapter all required 
landscaping shall at a minimum meet the following size requirements: 
(f)    Plant Type and Size. Minimum plant size shall be consistent with Plants shall be sized according to 
the following: 

(1)    Standard dDeciduous trees: one and one-half (1-1/2) inch to two (2) inch caliper, or one-and-
one-half (1-1/2) inch for drought-resistant species. 
(2)    Small ornamental and flowering trees: one and one-half (1-1/2) inch to one and three-fourths 
(1-3/4) inch caliper. 
(3)    Evergreen trees: five (5) feet to six (6) feet in height, or four (4) feet for drought-resistant 
species. 
(4)    Shrubs: minimum size one (1) gallon container. 
(5)    Ground cover: minimum four (4) inch container. 

(g)    Interruptions. Screening and buffering may be interrupted where necessary for access consistent 
with the general provisions of this chapter. 
(h)    Safety. All fire hydrants are to be free of fences, hedges, and other landscaping obstacles. Shrubs 
eighteen (18) inches in height and less must not be placed closer than five (5) feet to a hydrant, and 
shrubs or trees larger than eighteen (18) inches must not be planted closer than twenty (20) feet to a 
hydrant.  
(i)    Freestanding Signs. An area around the base of each freestanding sign equal to the sign area must 
be landscaped to improve the overall appearance of the sign and to reduce the risk of automobiles hitting 
the sign or supports of the sign. This landscaping must include vegetation and may include other 
materials and components such as brick or concrete bases, planter boxes, pole covers, or decorative 
framing. 
(j)    Outdoor Storage. Unless provided for otherwise in this title, outdoor storage in all zones is prohibited, 
except for limited to the minimum number of refuse containers necessary to support approved on-site 
uses. Dumpsters, refuse containers for commercial uses, and outdoor storage permitted by the 
underlying zone shall comply with the following criteria: 
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(1)    Be surrounded by a six (6) foot high solid wall or sight-obscuring fence. The wall or fence shall 
be considered a structure and shall conform to setbacks which may be required for building on 
street frontage. Outdoor storage of materials shall not exceed six (6) feet in height when visible 
from a public right-of-way. 
(2)    Outdoor storage and refuse containers requiring screening in the GC, R-40, NB, and land use 
centers shall be screened with materials which are architecturally similar to the primary structure. 
(3)    Outdoor storage and refuse containers should not be located between a street and the front of 
the building, except in industrial zones. 

(k)    Clear-Vision Triangle. A clear-vision area shall be maintained at the intersections of streets, alleys 
and commercial driveways, or combinations thereof as determined by the City Engineer with the following 
requirements: 

(1)    A clear-vision area shall contain no plantings, fences, walls, other structures, or visual 
obstructions within a vertical area extending from three (3) feet to eight (8) feet above the ground, 
measured from the established centerline of the street, alley or driveway; 
(2)    The foregoing provision shall not apply to: 

(i)    A tree trimmed to the trunk within the three (3) to eight (8) foot clear area; 
(ii)    Other plant species that are so planted and trimmed as to leave a clear and unobstructed 
cross-view in all seasons; 
(iii)    A supporting member or appurtenance to a permanent building lawfully existing on the 
site; 

(3)    Where the maximum setback conflicts with the clear-vision triangle, relief from the maximum 
setback may be granted thorough a Type I Director decision. (Ord. 5364 §6, 2018: Ord. 5319 §8, 
2017: Ord. 5301 §3 (Exh. B) (part), 2016: Ord. 5046 §4 (part), 2008: Ord. 5008 §6, 2007: Ord. 4971 
§11, 2006; Ord. 4950 §8 (Exh. A) (part), 2005) 

 
20.50.060 LANDSCAPING PLAN SUBMITTAL. 
A landscape plan shall accompany all land use applications, including permits for clearing, grading, and 
building. 
(a)    A landscape plan shall be drawn to scale and shall indicate: 

(1)    Project name, owner’s name, designer’s name, north arrow, date and scale; 
(2)    Existing property lines, easements, rights-of-way, utilities, setbacks, trees, fences, and other 
screening and structures; 
(3)    Existing and proposed grades of at least five (5) foot intervals; 
(4)    Proposed plantings, identified by scientific or common name, and caliper, size, and minimum 
height of specimens to be planted. 

(b)    A landscape plan shall provide assurances for the following: 
(1)    Landscape areas consisting of drought-resistant vegetation will not require temporary or 
permanent irrigation systems; 
(12)    Areas where existing site conditions assure adequate soil moisture for growth within the 
required landscape area shall have temporary irrigation systems only as required to sustain new 
plantings; 
(23)    Except for areas of undisturbed existing vegetation, all landscape areas that do not have 
high soil moisture conditions shall have temporary or permanent irrigation systems, or temporary 
irrigation systems where drought-resistant vegetation is installed. Temporary systems may be 
removed after twenty-four (24) months or two (2) growing seasons, whichever occurs first; 
provided, that the plantings are established; 
(34)    Permanent irrigation systems located within required landscape areas shall include the 
following features: 

(i)    Moisture or precipitation sensors; 
(ii)    Automatic timers set for operation to assure adequate moisture levels; 
(iii)    Head-to-head spacing, if sprinkler heads are proposed; 
(iv)    Pressure-regulating devices; 
(v)    Backflow prevention devices; 
(vi)    Separate irrigation zones for grass and planting beds; 
(vii)    Other provisions applicable to state and City codes; 
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(45)    Irrigation water shall be applied with demonstrated consideration for avoiding runoff, low 
head drainage, overspray, or other similar conditions where water flows onto adjacent property, 
nonirrigated areas, and impervious surfaces; 
(56)    All landscaping shall be maintained in healthy growing condition for the life of the project; 
(67)    All plant material shall be managed by pruning so that plant growth does not conflict with 
public utilities, restrict pedestrian or vehicular access, or create a traffic hazard. (Ord. 5301 §3 (Exh. 
B) (part), 2016: Ord. 5046 §4 (part), 2008: Ord. 4950 §8 (Exh. A) (part), 2005) 
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City of Bremerton 

PLANNING COMMISSION 

 

RULES and BYLAWS 
I.  AUTHORIZATION 

 

A.  AUTHORIZATION 

 

1. The City of Bremerton Planning Commission is created and authorized by the Bremerton 

Municipal Code, Chapter 2.12, entitled “Planning Commission”, City of Bremerton 

Ordinance No. 4069 and Article XI, Section II of the State Constitution. 

 

B.  NAME 

 

1. The name of this commission shall be the City of Bremerton Planning Commission, 

hereinafter referred to as “Commission”. 

 

II. ORGANIZATION 

 

A.  MEMBERSHIP 

 

1. The membership of the Commission shall be as set forth by Ordinance of the City. 

 

2. At such time as a position is declared vacant by the Council or Mayor, action should be 

taken to fill the vacancy at the earliest possible date. 

 

B.  ELECTION OF OFFICERS 

 

1. Upon determining a quorum to be present, at the regularly scheduled meeting in the 

month of November of each year, the Chairperson shall call for nominations from 

amongst the Commission membership and conduct an election for the succeeding 

Chairperson and Vice-chairperson of the Commission.  The new Chairperson and Vice-

chairperson shall take office in January. 

 

2. Vacancies created by any cause shall be filled for the unexpired term by a new election at 

the next regular or special meeting. 

 

3. The Chairperson and Vice-chairperson shall be limited to two consecutive terms in their 

respective offices. 
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C.  OFFICERS AND DUTIES 

 

1. The officers of the Commission shall be the Chairperson and Vice-chairperson, each of 

whom shall serve for one (1) year (January through December), and until their successors 

are elected and qualified. 

 

2. It shall be the duties of the Chairperson to: 

  

(a) Preside at all meetings and direct all the rights, duties and prerogatives of the 

Planning Commission; 

 

 (b) Meet monthly with Planning Department staff to review the upcoming agenda; 

 

 (c) Represent Planning Commission recommendations at City Council meetings if 

necessary, or appoint a representative from the Commission to do so 

 

 (d) Appoint all committees. 

 

3. It shall be the duties of the Vice-chairperson to: 

 

(a) Perform the duties of the Chairperson in the absence or disability of the 

Chairperson; 

 

4. In the event of the absence of both the Chairperson and Vice-chairperson at an official 

Commission function, the Executive Secretary shall so inform the membership and 

request a motion for an Interim Chairperson.  Upon approval, the Executive Secretary 

shall turn the meeting over to the Interim Chairperson. 

 

D.   EXECUTIVE SECRETARY ROLES TO THE COMMISSION 

1. The Director of Community Development of the City of Bremerton, Washington, or the 

Director’s appointed representative, shall serve as the Executive Secretary and staff 

advisor to the Commission. 

 

2. The Executive Secretary is responsible for maintaining Commission files, accomplishing 

administrative duties, and preparing an agenda for meetings.  The goal for preparing and 

having available agenda packets for meetings shall be a minimum of five (5) calendar 

days in advance of a business meeting.  The Planning Division of the Department of 

Community Development may be requested, as reasonable and within approved budget 

limitations, to assist the Commission with staff services necessary to carry out the work 

of the Commission.  A secretary shall be provided by the Department of Community 

Development to prepare minutes conforming with Article VI (2) of the By-laws for pre-

distribution approval by the Chairperson and keeps such records and perform such duties 

as prescribed by the Director. 

 

3. The Executive Secretary will provide technical advice to the Commission and provide 

staff recommendations when requested.  The Commission may not direct the Department 

of Community Development staff to conduct major studies, establish official policy, or 

establish Department work programs. 

NEW BUSINESS



Rev.  February 2021 

 

4. The Executive Secretary shall maintain a roster of attendance of the Commission and 

shall make periodic reports to the Mayor indicating Commission attendance patterns. 

 

III. DUTIES OF THE COMMISSION 

 

A.  REGULAR MEETINGS 

 

1. Meetings of the Planning Commission will be scheduled the third Monday of each 

month, convening at a predetermined time in the main floor meeting chambers of the 

Norm Dicks Government Center (345 – 6th Street, Bremerton), or an agreed upon 

alternative meeting location. 

 

2. By a majority vote or poll, the Planning Commission may establish an alternative 

meeting date.  The meeting will be held no more than seven days before or seven days 

after the regularly scheduled meeting date. 

 

3. The date, time and place, and items to be discussed in public hearings will be advertised 

in accordance with applicable requirements. 

 

B.  SPECIAL MEETINGS 

 

1. The Commission may hold such special meetings as are deemed necessary by its 

Chairperson, by a majority of its members, or by the City Council. 

 

2. Notice of such special meetings shall be given personally or by mail or email to each 

Commission member, and to each local radio and television station, local newspaper of 

general circulation, and other interested parties who request to be notified of such special 

meetings.  Such notices shall be delivered personally or by mail at least twenty-four (24) 

hours before the time of such meeting.  A special meeting shall not be called with less 

than forty-eight (48) hours notice, except by the consent of a majority of the Commission 

members. 

 

3. When a special meeting is called, the call of the meeting shall include an agenda to be 

considered and only items on the agenda may be considered. 

 

C.  COMMITTEE MEETINGS 

 

1. Appointed committees of the Commission may hold such meetings as are deemed 

necessary and which are called as provided above for Special Meetings. 

 

2. Committee meeting agenda items, at the discretion of the moderator or vote of members 

present, may or may not be opened to public comment or discussion.  All meetings, 

except as expressly provided by law, shall be open to the public. 

 

3. Appointed committees that are appointed for a specific one-time task involving 

information gathering or to formulate a position or recommendation for the 

Commission’s consideration need not hold advertised public meetings. 
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V. QUORUM 

 

1. A simple majority of the Commission as a whole shall constitute a quorum.  No 

decisions, discussion, formal actions, nor other official business of the Commission may 

be conducted unless a quorum is present. 

 

2. In the case of a meeting being interrupted by the loss of a quorum during the taking of 

public comments or testimony, the Commission may continue to accept and record all the 

public comments that are offered, but may not take any action on that agenda item, nor 

may continue to another agenda item, other than to adjourn. 

 

3. When a quorum does not exist at a regularly scheduled or special meeting, a member or 

the Commission or the Executive Secretary may announce to all present that any public 

hearings are continued to a time, date, and location certain, thereby avoiding the need to 

re-advertise such public hearings. 

 

VI. VOTING 

 

1. A simple majority of the quorum present at voting shall be required for passage of any 

matter before the Commission. 

 

2. The minutes of the meeting shall reflect the ayes and nays cast on a particular measure as 

well as the vote of each member present. 

 

3. Whenever a tie vote occurs, such a vote shall be considered no decision concluded.  In 

such a case, the Chairperson shall call for a new motion, or hearing no new motion and 

determining the case under consideration cannot be resolved during the current meeting, 

shall announce and direct the case to be carried over to the next Commission agenda, at 

which time it shall be scheduled for further consideration; or, the Chairperson may direct 

the Executive Secretary to forward the request to the City Council with no 

recommendation accompanied by the minutes of the request. 

 

VII. CONFLICT OF INTEREST 

 

1. A Commission member to whom some private benefit may come as a result of public 

action or by a private or business relationship with the applicant, may have a conflict of 

interest therefore and should not be a participant in that action.  The private benefit may 

be direct or indirect and, in either case, the potential, not the actuality of a conflict of 

interest, should govern.  A Commission member experiencing a potential conflict of 

interest shall declare his/her interest publicly. 

 

2. When a member declares a potential conflict of interest, the member shall, prior to 

proceeding on the case, step down from his/her seat with the Commission and leave the 

room for the duration of the particular item.  The record shall reflect that the member left 

the meeting room and shall reflect the member rejoining the proceeding. 
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3. In the event of a majority or all of the membership have a potential conflict of interest, 

the Commission shall first determine a reasonable method of rendering the decision prior 

to any proceeding on the case. 

 

VIII. RULES OF CONDUCT 

 

1. The Chairperson shall act as spokesperson for the Commission.  The Chairperson shall 

refrain from originating a motion in reference to the public business before the 

Commission while acting as Chairperson. 

 

2. If the Chairperson wishes to originate a motion in regard to the public business at hand, 

the Chairperson must first relinquish the chair to an appropriate member and may not 

regain such chair until the conclusion of the specific business at hand.  Members may 

request advice from the special knowledge of the Chairperson, in which case the 

Chairperson will confine his/her remarks to the information requested. 

 

3. Members of the Commission and all persons present at the meeting will direct all 

comments to the Chairperson after being recognized by the said Chair.  The Chairperson 

may give permission for Commission members to interrogate anyone giving testimony.  

Members of the audience shall not be permitted to directly interrogate members of the 

Commission, staff, the applicant/appellant, or others present. 

 

4. Members may pass notes to the Chair during hearings to call attention to points in 

consideration or other matters to be discussed. 

 

5. When public hearings are in progress, all members should refrain from a show of 

emotions that can be interpreted as expressing approval or dissent.  All members shall 

refrain from passing notes or engaging in muffled or whispered conversations between 

members not intended for edification of all those present. 

 

6. When the Chairperson determines that all public discussion of the business at hand has 

been presented, he/she shall close the meeting to the public and call for deliberation by 

the Commission. 

 

7. When a motion is presented, a second to the motion is necessary to ratify acceptance.  

The Chairperson shall call for discussion.  The vote may not be attempted until all 

members signify that the discussion be concluded. 

 

8. Members may call for a recess at any time.  Acceptance may be at the discretion of the 

Chairperson, or in the event of an objection, by a majority vote of the members present. 

 

9. The Commission shall use the Rules of Conduct contained herein.  However, in instances 

of difficulty, The Standard Code of Parliamentary Procedure may be consulted for 

guidance.  The secretary shall have a copy available in the meeting room for reference. 
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IX. PROCEDURES FOR CONDUCTING MEETINGS 

 

A.  AGENDA 

 

1. The agenda shall should contain the following items in the order so stated; provided that 

upon approval by vote of the Commission, items may be arranged or deleted from the a 

published agenda. 

 

2. At the opening of the meeting, the Commission shall confirm the agenda for the meeting 

by a vote. 

 

SUGGESTED AGENDA FORMAT 

 

I. CALL TO ORDER 

II. ROLL CALL 

III. APPROVAL OF THE AGENDA 

IV. APPROVAL OF THE MINUTES 

V. PUBLIC MEETING 

 A. CALL TO THE PUBLIC 

 AB. PUBLIC HEARING (as necessary) 

• Staff Presentation on Public Hearing Items 

• Public Comment on Public Hearing Items 

• Planning Commission Deliberation & Recommendations 

 B.        PUBLIC WORKSHOP (as necessary) 

• Staff Presentation on Public Hearing Items 

• Public Comment on Public Hearing Items 

Planning Commission Deliberation & Recommendations 

VI. BUSINESS MEETING 

 A. CHAIR REPORT 

 B. DIRECTOR’S REPORT 

 C. OLD BUSINESS 

D. NEW BUSINESS 

VII. ADJOURNMENT 

 

X. AMENDMENTS 

 

1. Amendments to the Rules and By-laws of the Planning Commission may be proposed at 

any regular or special meeting of the Commission and acted upon at the following 

meeting.  Changes require a majority vote of the full Planning Commission.  Written and 

notarized proxy votes will be accepted. 

 

I certify the above to be accurate. 

 

 

 

              

NICK WOFFORD, Chair    DATE 
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ANDREA L. SPENCER, AICP      DATE 

Executive Secretary 
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