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1      Introduct ion 

1 .1   Background and Purpose 
This report has been prepared to document compliance of the Mill Creek Industrial project with 
the requirements of the Mill Creek Municipal Code (MCMC) 18.06 Environmentally Critical 
Areas. The project proponent, 17200 Mill Creek, LLC, is proposing construction of a warehouse 
storage building, parking, and associated utilities. Buffer averaging is proposed to 
accommodate the development, with buffer enhancement as additional compensatory 
mitigation. Restoration of temporary buffer impacts is also proposed. Mitigation sequencing 
and proposed compensatory mitigation ensure no net loss of critical area functions. 

This report references information from accompanying existing condition studies, including a 
wetland and stream assessment by Facet, dated July 23, 2024 (Appendix B), and a tree inventory 
and arborist memorandum prepared by Facet, dated October 8, 2024. Geotechnical findings 
related to slope stability, soil quality, and hazards are addressed separately in the project 
geotechnical report.  

1 .2   Locat ion 
The project is located west of the Bothell-Evertt Highway within the City of Mill Creek (parcel 
00602000000700). It is situated within Section 07 of Township 27 North, Range 05 East of the 
Public Land Survey System. A vicinity and project area map are provided below in Figure 1.   
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Figure 1. Vicinity and subject parcel map. Subject parcel outlined in purple.  

1 .3   Methods 
A wetland and stream assessment conducted by Facet to document existing site conditions was 
completed on July 23rd, 2024 (Appendix B). Mill Creek Municipal Code (MCMC) 18.06 – 
Environmentally Critical Areas (current through Ordinance No. 2023-905, passed January 2, 
2024) was reviewed and evaluated to provide a professional opinion on whether the project 
complies with applicable regulations. Critical area evaluations and mitigation design are 
prepared in conjunction with scientific literature regarded as best available science including 
but not limited to Granger et al. (2005), Hruby et al. (2009), Hruby (2012), Rentz et al. (2020), 
Sheldon et al. (2005), Quinn et al. (2020), the Washington State Department of Ecology et al. 
(2006), and the Washington State Department of Ecology et al. (2021). Publicly available 
databases and inventories were also reviewed as applicable. 
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2      Ex ist ing Condit ions  

2.1   Landscape Posit ion 
The Mill Creek, LCC, development is within the North Creek sub-basin of the Cedar - 
Sammamish Water Resource Inventory Area (WRIA 8). It is located northeast of North Creek 
Park, in the southern portion of Mill Creek. The site has a flat terrace that steeply slopes down 
to the north, south, and west.  

Land use in the vicinity includes undeveloped parcels, agriculture, aquatic areas, and 
residential parcels. The subject property is undeveloped but has been partially cleared and used 
to deposit large amounts of fill soil in the past. As a result, habitat within these disturbed areas 
of the parcel are highly degraded. The parcel is adjacent to North Creek Park and an extensive 
wetland system to the southwest extending north into privately owned land.  

2.2  S i te  Descr ipt ion 
The undeveloped property is approximately 4.56 acres in size. The central portion of the 
property is a flat terrace, created from imported fill material. Steep slopes around the perimeter 
of the terrace are forested and lead down to a large wetland that extends through North Creek 
Park (Wetland A). Poor top-soil conditions were noted throughout the central terrace, with 
large bare patches of clay soil mixed with gravel and cobble also observed. The vegetation in the 
central disturbed portion of the parcel consists of thickets of invasive Himalayan blackberry 
(Rubus armeniacus) and scotch broom (Cytisus scoparius). Black cottonwood (Populus balsamifera) 
trees line the margins of the forested slope. The slopes are dominated by a canopy of black 
cottonwood and red alder (Alnus rubra) with osoberry (Oemleria cerasiformis), salmonberry 
(Rubus spectabilis), Himalayan blackberry, and trailing blackberry (Rubus ursinus) in the 
understory.  
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Figure 2. View of bare patch along the northern section of the flat terrace (01/16/2024).  

 
Figure 3. View looking north at the slopes along the margin of the flat terrace (01/16/2024). 
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2.3  Cr i t ica l  Areas 

2.3.1  Wetlands 
One wetland (Wetland A) is present on the subject property. Wetland A is part of a large 
wetland that spans North Creek Park and is approximately 200 acres in size. Only a comparably 
small portion of the wetland is located on the subject property. Wetland A is Category I wetland 
that has depressional, riverine, and slope hydrogeomorphic classifications ; it is considered 
depressional for wetland rating purposes. Wetland A contains palustrine emergent, scrub-
shrub, and forested Cowardin vegetation classes. The onsite portion of the wetland is found at 
the base of the steep slopes that wrap the central terrace. Additional information is provided in 
the wetland delineation report (Appendix B). 

The existing conditions of the project-facing buffers for Wetland A were evaluated during site 
visits in June 2023 and January 2024. The buffer area for Wetland A is highly degraded due to 
past clearing, poor soil conditions, and a high density of invasive vegetation. The southern areas 
of the buffer are the most intact, with a slightly higher density of native vegetation and tree 
cover observed. Dense invasive vegetation was also found in the southern areas.  

 

 

Figure 4. View looking east at the degraded buffer area in the north central portion of site 
(1/16/2024). 
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2.3.2  Fish and Wildlife Habitat Areas 
Fish and wildlife habitat conservation areas (FWHCAs) are important for maintaining 
populations of species and their suitable habitats within their natural geographic distribution 
such that the habitat available is sufficient to support viable populations over the long term and 
isolated subpopulations are not created. The following are designated as FWHCAs in Mill 
Creek. 

• Streams, lakes, ponds, and other water bodies and their associated riparian habitat areas 

• Non-riparian habitat areas that support or have a primary association with: 
o State or federally designated endangered, threatened, and sensitive species; or 
o State priority habitats and areas associated with state priority species; or 
o Habitats and species of local importance, including habitat corridors connecting 

habitat blocks and open spaces. 

2.3.2.1  Streams 
One stream, Stream A, is found within the subject property and flows west towards Wetland A 
through the northern portion of the site. This stream section is short (approximately 150 feet) 
and loses channel definition through Wetland A. Stream A has a bank full width of 
approximately three feet on average, is up to six inches down cut in some locations, and has 
dense overhanging vegetation including red alder, salmonberry, vine maple (Acer circinatum), 
and skunk cabbage (Lysichiton americanus). Substrate consists of sorted gravel and sand above 
mucky soils. Abundant woody debris is present in and around the stream.  

 
Figure 5. View looking west at Stream A. 06/15/2023  
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2.3.2.2  Priority Habitats and Species, and Federal or State 
Endangered, Threatened, or Sensitive Species 

The proposed development is located within the highly degraded area of the property that does 
not contain suitable habitat for federal or state endangered, threatened, sensitive, or candidate 
species that have a known presence in Snohomish County. The Washington PHS list includes a 
wide range of species including some habitat generalists that may use cleared degraded sites 
but do not have a primary association. For example, Columbia black-tailed deer and priority bat 
species both use forest edges for foraging and could potentially be found in very degraded 
habitats. Western toads are also habitat generalists during the terrestrial portion of their life 
cycles and can be found in forests, shrubby sites, and grasslands. Western bumblebee can also 
be found in any site with floral nectar and can utilize invasive plants. Though these, and other 
priority species, could potentially be found at the site, habitat quality is very low and does not 
meet the intent of the critical area definition in our opinion. No habitats considered to be of 
primary association with any priority species are present on the subject property. 

However, Wetland A and Stream A are associated with the North Creek Wetland and are part 
of a relatively large habitat unit area that does contain listed species. This area, including a 
portion of the forest on-site, is designated as a biodiversity area by WDFW. This area includes 
habitat for listed salmon species that utilize Nickle Creek, which is located approximately 130 
feet from the property boundary. Coho salmon are documented within Nickel Creek, and the 
Statewide Washington Integrated Fish Distribution list the stream as gradient accessible for 
Chinook, sockeye, winter steelhead, and resident coastal cutthroat. However, due to the lack of 
channel definition within Wetland A and lack of standing water within the onsite portion of the 
wetland, there is no access for these species to enter Stream A and the subject parcel. This area 
also supports priority habitats, such as mature forests, snag and log rich areas, riparian and 
instream, and potentially suitable habitat for western toad, cavity nesting ducks, PHS-listed 
waterfowl, PHS-listed bats including roosting concentrations, Columbia black-tailed deer, and 
western bumblebee.  

2.3.3  Geologically Hazardous Areas 
Geologically hazardous areas are regulated as critical areas by Mill Creek but are not included 
in the scope of this assessment, as Facet does not provide geotechnical services. These critical 
areas will be assessed by the project geotechnical consultant.   
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3      Appl icable  Regulat ions  

3.1   Local  Regulat ions 

3.1.1  Wetlands  
Wetlands and streams in Mill Creek are regulated according to Mill Creek Municipal Code 
(MCMC) 18.06 – Environmentally Critical Areas. Wetlands are classified according to the 2014 
Washington State Wetland Rating System for Western Washington in which a wetland is 
assigned a category of one to four, and a habitat score from three through nine. Buffers in Mill 
Creek are determined according to the wetland category, habitat score, and intensity of the 
proposed land use. Mill Creek defines low impact and high impact land use as follows (MCMC 
18.06.210 – Definitions).  

“Low impact land use” means land uses which are not likely to have a significant adverse impact to 
critical areas because of the intensity of the use, levels of human activity, limited use of machinery or 
chemicals, site design, and other factors identified in this chapter. Examples include passive open space 
tracts and detention/retention ponds.” 

“High impact land use” means land uses likely to have a significant adverse impact to critical areas 
because of the intensity of the use, levels of human activity, use of machinery or chemicals, presence of 
domesticated animals, or the presence of light and noise. Examples include parking lots; buildings and 
yard areas of residential, commercial, and business park developments; private and public streets; active 
use parks and recreation facilities; and other uses/activities that are likely to significantly impact critical 
areas.” 

The proposed storage unit and parking areas fall under the definition of high impact land use. 
Should this project meet the minimization requirements of Table IX.2 – Required Measure to 
Minimize Impacts to Wetlands, then a 110-foot buffer is required (MCMC 18.06.930). If the 
applicant does not meet the minimization requirements, then a 150-foot buffer is required. The 
17200 Mill Creek, LLC project has committed to adhering to the measures to minimize impacts 
to wetlands. This is outlined in Section 9.  

3.1.1.1  Streams  
All streams other than North Creek and Tambark Creek, have standard buffers of 75 feet, 
regardless of the land use or mitigation measures (MCMC 18.06.1050).  

The Wetland A buffer is the most encumbering critical area buffer associated with the 
development. 
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3.1.1.2  Buffer Averaging  
Per MCMC 18.06.930 (C), buffer averaging may only be allowed upon the demonstration that 
the total area contained in the buffer area after averaging is no less than that which would be 
contained within the standard buffer; the buffer averaging does not reduce the functions or 
values of the wetland; the portion of the buffer reduced through buffer averaging is less than 25 
percent of the total buffer length on a project site; 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 buffer width shall not be reduced to less than 75 percent of the standard 
width, and in no case shall the reduced portion of the buffer be less than the width minimum 
buffer width outlined in Table IX.3 in the MCMC.  

3.1.1.3  Wetland Buffer Uses 
Most development or activities proposed in established wetland buffer areas are prohibited 
unless specifically allowed under MCMC 18.06.940, such as passive recreation, stormwater 
management facilities, or restoration activities. Because the proposed 17200 Mill Creek, LLC, 
development does not qualify as an allowed activity under MCMC 18.06.940, buffer averaging 
will is proposed for this project. See Appendix A for the buffer averaging plan. 

3.1.1.4  Protected Species and Habitats 
State and federally listed species and WDFW priority habitats and species are protected as fish 
and wildlife habitat conservation areas, see Section 2.3.3. Most species and habitats are 
regulated on a case-by-case basis since no standardized regulations exist for the myriad species 
which could be present in the region. For aquatic species such as fish and amphibians, the 
buffers around streams and wetlands are intended to be sufficient to protect the habitats of 
associated listed species. The project will comply with all applicable buffer regulations and, 
therefore, will not affect the species which occupy those habitats.  

The property contains a biodiversity area which may also provide habitat for other priority 
species as listed in Section 2.3.3. According to MCMC 18.06.1060, buffers must be established for 
non-riparian habitat areas, but no standardized widths are provided. In this circumstance, the 
wetland buffer is believed to be sufficient to protect all the remaining habitat because it 
encompasses the entire biodiversity areas and extends well into the degraded terrace on the 
property. Additionally, portions of the wetland buffer will be enhanced to increase habitat 
suitability for most species onsite.  WDFW does not include regulatory buffers for biodiversity 
areas, so this approach is more protective than state recommendations. This buffer and the 
quantity of retained habitat is believed to be sufficient for other PHS species which could 
potentially occupy the forest. There are no individually identified species that are highly 
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sensitive to disturbance that are believed to be present and would warrant protection greater 
than the buffers already established.   

4      Pro ject  Approach 

4.1   Project  Descr ipt ion 
17200 Mill Creek, LLC, is proposing to construct a metal framed warehouse, parking facilities, 
and associated utilities. Frontage improvements are proposed, including a paved access and 
sidewalks off Bothell-Everett Highway and landscaping. The site will be graded to prepare the 
site for development. 

Based on geotechnical constraints identified by the project engineering team, the warehouse 
structure is planned as far south as possible. Buffer averaging is is proposed to accommodate 
the warehouse location and associated parking.  

Stormwater will be routed through drainage pipes underneath the parking lot and held in a 
detention vault that leads to the municipal stormwater system along the Bothell-Everett 
Highway. One drainage pipe temporarily impacts the northeastern wetland buffer. This 
wetland buffer crossing will be restored following installation of the new drainage system and 
is necessary to connect to the municipal stormwater network. Treatment will meet the 
minimum requirements of the applicable stormwater manual. Another proposed underground 
utility line encroaches into wetland buffer south of the subject property on lot 27050700401000. 
This will also eventually connect to the municipal sewage system to the south and will be 
restored following installation.  

4.2  Measures to Minimize Impacts  to Wet lands  
The project will minimize wetland impacts by implementing the following measures listed in 
Table 1, below. This ensures that the standard buffer of 110 feet for Wetland A is allowed. 
Activities specific to the project listed in Table IX.2 of MCMC 18.08.930 are discussed.  
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Table 1. Measures to Minimize Wetland Impacts 
Disturbance  Activities and Uses That Cause 

Disturbances  
Measures to Minimize Impacts  

Lights  • Parking Lot 
• Commercial Building 

(warehouse)  

• Direct lights away from 
wetland. 

• Use lower-intensity LED 
lighting. 

• Dim light to the lowest 
acceptable intensity. 

Noises  • Parking lot 
• Noises associated with daily 

activity at the warehouse 

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

• OR construct a fence to 
reduce noise impacts on 
adjacent wetland and buffer. 

Toxic Runoff  • Parking lot  
• Commercial Building 

(warehouse) 

• New runoff from impervious 
surfaces will go through a 
detention vault prior to 
entering the City stormwater 
system, and meet minimum 
standards for the applicable 
stormwater manual.  

Stormwater Runoff • Parking lot  
• Commercial Building 

(warehouse) 

• New runoff from impervious 
surfaces will go through a 
detention vault prior to 
entering the City stormwater 
system, and meet minimum 
standards for the applicable 
stormwater manual. 

Pets and Human Disturbance • Parking lot  
• Commercial Building 

(warehouse) 
• Sidewalk  

• A split-rail fence and critical 
area signs will be installed to 
discourage intrusion. 

Dust  • Parking lot 
• Sidewalk 

• Routinely sweep or clean 
parking lots of sediments and 
debris. 

 

4.3  Buffer  Averaging 
The proposed buffer averaging will accommodate development by reducing 534 square feet of 
the Wetland A buffer along the southern and western area of the terrace. The buffer area to be 
reduced is currently undeveloped but is highly degraded, having poor soil quality, and a high-
density of invasive vegetation cover. A wetland buffer addition larger than the area of 
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decreased buffer, totaling 619 square feet, is proposed along the southern and western terraced 
area to ensure no net loss to the wetland buffer area. The proposed buffer addition is of similar 
quality to the remaining buffer and the buffer area to be reduced. The buffering averaging plan 
improves wetland protection by increasing wetland buffer area compared to the standard 
buffer requirements. Additionally, enhancement will be completed along the perimeter of the 
wetland boundary as outlined in Section 5 below.  

4.4  Permanent and Temporary  Impacts  
Frontage improvements will result in 646 square feet of permanent buffer impacts along the 
eastern parcel boundary. This area will be mitigated through wetland buffer enhancement as 
outlined below. 

Minor grading, and construction of the drainage pipe to the north result in 3,087 square feet of 
onsite temporary wetland buffer impacts. The minor grading will extend into the buffer along 
the perimeter of the project area to support development of the proposed parking lot and 
warehouse. Grading in the buffer is anticipated to result in temporary impacts to existing 
vegetation, which is nearly entirely invasive and non-native. This also includes minor fill in the 
critical root zones of a few trees, though trees will be retained, and no ecological impacts are 
anticipated. See arborist report for additional information regarding tree impacts. Once grading 
is complete, these areas will be restored in place and replenished with a suitable planting 
substrate and revegetated with native plants to similar or better conditions than current 
conditions.  

Another proposed underground utility line encroaches into wetland buffer south of the subject 
property on lot 27050700401000 temporarily impacting 2,378 square feet of offsite wetland 
buffer. This area will be restored in place and replenished with a suitable planting substrate and 
revegetated with native plants to similar or better conditions than current conditions. 

5      Mit igat ion 
Mitigation for the project includes a combination of wetland buffer enhancement and 
restoration in-place. The wetland buffer enhancement area is 5,090 square feet and is located 
around the perimeter of the wetland buffer. This area includes all areas where grading occurs in 
the buffer and is expanded to also compensate for all permanent impacts associated with 
frontage improvement and long-term temporary impacts to native forest at a ratio greater than 
1:1. The mitigation ratio for enhancement to the sum of these impacts, 4,693 square feet, is 
approximately 1.1:1.  
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Enhancement includes soil amendment and planting with a native forest plant community in 
the perimeter around the development. This area was chosen for enhancement due to its 
proximity to the development area, which allows it to have the greatest effect in mitigating 
project impacts. These areas also have sparse native vegetation cover, with opportunity for 
native planting. The mitigation area will be enhanced through invasive species removal, soil 
amendment and decompaction, and planting native trees, shrubs and groundcover. The 
existing low-quality soil will be decompacted to a depth of three feet, and it will be amended 
with six inches of topsoil and three inches of compost, mixed to 18 inches. 

All temporary impact areas will also be restored in-place to match existing conditions, totaling 
2,662 square feet. Of these, 960 square feet will be restored to native forest and the remaining 
1,702 square feet will be restored to lawn. The total combined planting area of enhancement and 
restoration is 7,752 square feet. This will increase the habitat function onsite and increase the 
buffer’s ability to mitigate disturbance from the proposed development. See the detailed 
mitigation plan in Appendix A for a full list of details, objectives, and performance standards.  

5.1   Mit igat ion Sequencing 
Avoidance : No direct wetland or stream impacts are proposed. However, full avoidance of 
wetland buffer impacts is not feasible given the large area that Wetland A’s buffer encumbers 
on the site and the warehouse needs to meet specific dimensions to meet the applicant’s 
development requirements. The only impact to occur within the modified Wetland A buffer is 
minor grading along the periphery, and placement of a small section of a stormwater pipe, and 
sewer pipe, all of which will be enhanced or restored in place.  

Minimization : The project has been designed to limit the construction footprint to the 
minimum necessary to achieve the required size objectives. The project will implement TESC 
measures and spill prevention measures during construction and will comply with all the 
minimization measures described in Table 1.     

Mitigation : A buffer averaging and enhancement plan has been designed to improve buffer 
functions. See Appendix A for the Mitigation Plan set. A functional analysis is provided in 
Section 6 that demonstrates there will be no net loss of critical area function.  

Monitoring: The mitigation area will be monitored according to the mitigation plan to ensure 
a successful establishment of the mitigation area. This includes a minimum maintenance and 
monitoring period of five years. See Appendix A for the Mitigation Plan set for the mitigation 
notes.  
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6      Buffer  Funct ional  Analys is  
By minimizing and mitigating impacts through buffer averaging and a buffer enhancement 
plan, the project has been designed to result in no net loss of ecological function. This section 
includes a qualitative and semi-quantitative evaluation of how the project will affect several 
categories of critical area. A buffer functional analysis is provided to support the buffer 
averaging plan.     

6.1.1  Wetland Buffer Functions (Indirect Effects) 
Critical area buffers provide a variety of ecosystems services functions which directly and 
indirectly improve wetland and instream conditions, also typically categorized under the 
umbrella of water quality, hydrology (water quantity), and habitat functions. This analysis only 
considers project effects that occur in the buffer.   

Water Qual ity 
There are numerous processes facilitated by vegetated buffers that improve water quality such 
as shading, bioretention and bioremediation of contaminants, and infiltration of stormwater. 
Water temperature can be improved and reduced through the shade from large trees and 
shrubs, which supports a cooler microclimate. Water chemistry can also be improved through 
infiltration and percolation of pollution laden stormwater through soils, which promotes the 
settling of sediments (which may contain bonded contaminant particulates or increase 
downstream turbidity) and/or provide an interface for bioremediation facilitated by soil biota. 
Enhanced filtering and a lowering of the velocity of surface water (either concentrated or sheet 
flow) is also supported by areas with dense ground-level vegetation or areas with a high degree 
of surface roughness (such as surface roots, woody debris, thick duff layer, and micro 
depressions). Well established vegetation also serves to foster healthy soil conditions over time 
which may improve infiltration capacity in the long-term.  

The mitigation plan will result in a net improvement of water quality functions since it will 
eventually increase the amount and structure of native trees, shrubs, and groundcover once 
they mature. There may be a minor short-term decrease in buffer function due to grading 
activities temporarily reducing existing vegetation cover f. However, once the planted 
vegetation establishes, water quality functions onsite will be improved. Stormwater from the 
development is also designed to meet applicable regulations and will be diverted into the 
municipal stormwater system.  

Hydrology (Water Quantity) 
Critical area buffers have varying capacity for hydrology benefits depending on site conditions, 
landscape position, and size relative to the contributing basin. The hydrology functions of 
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critical area buffers are similar to most other terrestrial lands but are more directly apparent due 
to the position adjacent to wetlands and streams. When natural buffers are compacted or 
converted to impervious surface, a large quantity of runoff is rapidly conveyed to streams, 
rather than infiltrating into soils and recharging groundwater. This can be avoided or reduced 
by fostering healthy buffer soils and vegetation that allow for infiltration, rainwater interception 
by vegetation, evapotranspiration, and reduce erosion. Rainwater interception and 
evapotranspiration improve with high levels of vegetative biomass, complex vertical structure 
(such as a multi-layered strata), and large canopy trees. Evergreen trees retain greater leaf 
surface area and can intercept more rainwater than deciduous trees during the wet season. 

Project impacts regarding buffer hydrology are anticipated to be net positive. As noted above, 
the enhancement area will result in more vegetative cover and improve soil infiltration capacity 
compared to existing conditions.  

Habitat 
Critical area buffers and riparian ecosystems provide habitat for flora and fauna that contribute 
to biodiversity and abundance. Not only do buffers improve the quality of wetlands and 
streams, but they also provide a terrestrial habitat component that is necessary for the life cycle 
of many water-dependent and water-associated species. Ecological features which are closely 
linked with biodiversity and abundance include habitat structure and complexity, connectivity 
with other ecosystems, sources of food and water, and the presence of appropriate 
microclimates (Knutson and Naef 1997). Vegetated buffers contribute directly to aquatic areas 
by improving microclimate conditions (shading, cooling, humidity, and reducing wind speed, 
etc.), introduction of dead wood, allochthonous input, and providing wildlife corridors. 
Common habitat components that support terrestrial faunal life cycle phases include snags and 
logs (nesting, denning, foraging, and refugia), food resources (edible plant parts such as fruit, 
foliage, and roots, or abundant prey species), plant cover (refuge from weather conditions and 
predators), and vertical and horizontal structural complexity (niche habitat availability, 
interspersion, and three-dimensional space). Native plants are recognized for their benefits in 
supporting wildlife habitat because they have supported and coevolved with native wildlife 
populations. In an urban landscape, both native and introduced plant species play an ecological 
role as habitat, often with complex ecological interactions. Some research indicates that 
vegetative structure, diversity, and function is more important than nativity as an explanatory 
factor of biodiversity and that introduced species can provide these benefits in an urban setting 
(Chalker-Scott 2015). Habitats which support a diversity of flora may include lands with a 
diversity of hydrologic, topographic, and light conditions, and suitable soil substrate. Most 
biota benefit from the presence of nearby natural areas and corridors that support populations 
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and metapopulations of flora and fauna, facilitate wildlife movements and migration, improve 
gene flow, and promote local reintroductions.  

The project proposes only minor changes to habitat within the critical area buffer through the 
removal of existing shrubby and invasive vegetation. A total of 5,090 square feet will be 
enhanced within the existing wetland buffer, increasing the long-term vegetation cover and 
habitat quality. Over time the replacement vegetation will grow until they eventually replace 
the existing vegetation functional benefits, and then greatly exceed them upon maturity.  

6.1.2  Functional Analysis Summary 
A net benefit to ecological function within the buffers is anticipated in all assessed categories 
including water quality, hydrology, and habitat.  

7      Buffer  Averaging Compl iance  
The proposed project will apply wetland buffer averaging in accordance with MCMC 18.06.930 
(C) to avoid direct wetland buffer impacts. The MCMC requirement and the manner or location 
which it is fulfilled is described below, as applicable. 

The director shall have the authority to “average” buffer widths on a case-by-case basis 
where a qualified professional demonstrates to the director’s satisfaction that all the 
following criteria are met: 

The total area contained in the buffer area after averaging is no less than that which would 
be contained within the standard buffer (MCMC 18.06.930(C)(1)) 

The proposed buffer averaging results in a net increase of 85 square feet to Wetland A buffer.  

The buffer averaging does not reduce the functions or values of the wetland (MCMC 
18.06.930(C)(2)) 

See Section 6 for a functional analysis that concludes the project will have a net improvement on 
ecological function within the critical area and critical area buffer. The existing condition of the 
entire buffer area is highly degraded and provides limited functions and wetland protection. 
The vegetation structure of the additional buffer area is similar to the area that is proposed to be 
removed. In addition, an area of 5,090 square feet will be enhanced with native vegetation. To 
ensure the establishment of the planted vegetation, the soil within the planting area will be 
amended with compost and topsoil and be decompacted. See Appendix A for details regarding 
the mitigation plan. 
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The portion of the buffer reduced through buffer averaging is less than 25 percent of the 
total buffer length on a project site (MCMC 18.06.930(C)(3)) 

The proposed buffer reduction length of 133 feet is less than 25% of total buffer length of 695 
feet. See the mitigation plan (Appendix A). 

The wetland contains variations in sensitivity due to existing physical characteristics or the 
character of the buffer varies in slope, soils, or vegetation (MCMC 18.06.930(C)(4)) 

Wetland A is large and heterogeneous with components of variabile sensitivity to disturbance. 
Vegetation in the wetland ranges in condition from highly disturbed and displaced by invasive 
species, to intact native forests and ecosystems. Wetland buffers are also present in varying 
conditions. The wetland also contains streams with ESA-listed salmonid species which require 
more protection than other parts of the site.  

Much of the wetland buffer onsite is uniformly degraded and has poor soil conditions, bare 
areas, and high densities of invasive vegetation. The buffer reduction is further from Stream A, 
and, therefore, less susceptible to the transport of surface runoff that will reach the interior core 
of Wetland A. The buffer restoration plan provides an improvement in buffer protection on the 
project site in the southern portion of the buffer area that is being reduced.  

The buffer width shall not be reduced to less than 75 percent of the standard width, and in 
no case shall the reduced portion of the buffer be less than the width indicated in Table IX.3. 
(MCMC 18.06.930(C)(5)) 

The buffer is not reduced to an amount less than 104 feet, 95% of the standard buffer width. 

8      Conclus ions 
The project proponent is proposing to construct a new storage warehouse with an associated 
parking lot and frontage upgrades. A buffer averaging and enhancement plan is proposed to 
compensate for minor impacts associated with vegetation removal and grading. Based on the 
evaluation provided in this report, it is our opinion that the project is in compliance with the 
critical areas code and will result in no net loss of ecological function. 
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Features depicted are not to scale. Sketches are based on available data and best professional 

judgment. 

Wetland Figures - 1 

 

WETLAND A (DEPRESSIONAL/RIVERINE/SLOPE) 

 

Figure 1. Cowardin plant classes – D1.3, H1.1, H1.4 

  



Features depicted are not to scale. Sketches are based on available data and best professional 

judgment. 

Wetland Figures - 2 

 

 

Figure 2. Hydroperiods, outlet(s), and 150-ft area – D1.1, D1.4, H1.2, D2.2, D5.2 
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Features depicted are not to scale. Sketches are based on available data and best professional 

judgment. 

Wetland Figures - 3 

 

 

Figure 3. Map of the contributing basin – D4.3, D5.3 

  

Contributing basin 
(Approx. 8,300 Acres) 

Wetland unit 
(Approx. 200 Acres) 

 



Features depicted are not to scale. Sketches are based on available data and best professional 

judgment. 

Wetland Figures - 4 

 

 
Figure 4. Undisturbed habitat and moderate-low intensity land uses within 1 km from wetland edge 

including polygon for accessible habitat – H2.1, H2.2, H2.3 

  



Features depicted are not to scale. Sketches are based on available data and best professional 

judgment. 

Wetland Figures - 5 

 

 

Figure 5. Screen-capture of 303(d) listed waters in basin – D3.1, D3.2 

 

Wetland A 



Features depicted are not to scale. Sketches are based on available data and best professional 

judgment. 

Wetland Figures - 6 

 

 
Figure 6. Screen-capture of TMDL map for sub-basin in which unit is found – D3.3 

Wetland A located in 
the North Creek 

Bacteria TMDL Project 
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