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EXECUTIVE SUMMARY 

PROJECT NAME: The Reserve at Woodinville 

CLIENT: Panattoni Development Company, Inc. 

SITE LOCATION: The Reserve at Woodinville property is an approximately 12.4-acre assemblage 
of three parcels, located at 15900 Woodinville-Redmond Road, Woodinville, 
Washington.  It is bounded on the east side by the Sammamish River and on the 
west side by the Woodinville-Redmond Road (State Route 202).  The King 
County Tax Parcel numbers for the site are 1526059053, 1526059060, and 
1526059068.  The Public Land Survey System location of the property is the NW 
¼ of Section 15, T26N, R5E, Willamette Meridian. 

PROJECT STAFF: Bill Shiels, Principal; Ann Olsen, Senior Project Manager; David R. Teesdale, 
PWS, Senior Wetland Ecologist, Alicia Schulz, Landscape Designer. 

FIELD SURVEY: 20 May and 11 August 2011. 

DETERMINATION:  The Sammamish River flows north along the eastern property boundary of the site.  
The Sammamish River within the Woodinville City limits is confined by levees.  The Sammamish River is 
classified by the City of Woodinville as a Type 1 Stream.  According to the Woodinville Municipal Code 
(WMC) Chapter 21.24.380, Type 1 streams require a standard buffer width of 150 feet, measured from 
the ordinary high water mark (OHWM).   

An additional critical area was identified off-site on the west side of SR-202.  This critical area is a 
palustrine wetland, delineated by Shockey Planning Group, and extending to a roadside ditch alongside 
SR-202.  Shockey Planning Group classified this as Class 3 wetland (WMC §21.24.320(2)), with a 
standard buffer width of 50 feet (WMC §21.24.330(1)(c)).  This wetland is outside of the project area and 
will not be affected by the project.  Regulatory buffers would end at the west edge of SR-202. 

STREAM BUFFER CONDITION:  The on-site portion of the stream buffer is currently vegetated with reed 
canarygrass and non-native blackberries.  Some native trees and shrubs occur in spots along the bank 
and these include:  Douglas fir, western red cedar, red alder, black cottonwood, common snowberry, rose 
sp., and a few clusters of tall Oregongrape.  A 10-foot-wide sanitary sewer easement is located on top of 
the levee and this area is routinely mowed for maintenance access.  An existing biofiltration swale is 
constructed at the toe of the interior portion of the levee.  Runoff from this swale flows north into a ditch at 
approximately the mid-point of the buffer.  This ditch flows east and through a culvert in the levee before 
discharging directly to the Sammamish River.  The outer half of the existing buffer is developed with 
buildings and parking areas. 

CRITICAL SPECIES:  The StreamNet and SalmonScape databases identify the following salmonids 
utilizing the reach of the Sammamish River adjacent to the Site. 

Table 1.  StreamNet Database Salmonid Presence 

 
There are no indications by either resource agency that any of the salmonid species listed above utilize 
any portion of the Site other than the Sammamish River. 

Species Usage Designation and Source Federal and State Listing 

Fall chinook 
(Oncorhynchus tshawytscha) 

StreamNet – Spawning and Rearing 
SalmonScape – Documented Spawning 

Federal – Threatened 
State - Candidate 

Coho 
(Onchorhynchus kisutch) 

StreamNet – Rearing and Migration 
SalmonScape – Documented Rearing 

Federal – Species of Concern 
State - Candidate 

Winter steelhead  
(Onchorhynchus mykiss) 

StreamNet – Migration Only 
SalmonScape – Documented Presence 

Federal – Threatened 
State - Candidate 

Sockeye  
(Onchorynchus nerka) 

StreamNet – Migration Only 
SalmonScape – Documented Presence 

Federal – None 
State – None 

Bull trout  
(Salvelinus confluentus) 

StreamNet – Migration Only 
SalmonScape – Documented Presence 

Federal – Threatened 
State - Candidate 
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PROPOSED PROJECT:  Panattoni Development Company proposes to redevelop the Woodinville 
Lumber property.  The proposed project consists of two speculative warehouse buildings with a combined 
footprint of about 199,700 square feet (sf) with a future second floor area totaling approximately 30,000 
sf.  Parking will be developed for approximately 200 cars.  Paved areas for parking and access will be 
located on all sides of the new buildings, and the warehouse portion of the structure will have loading 
docks on both the east and west sides.  Portions of the proposed buildings, along with paved parking and 
loading areas, will be located within the Urban Conservancy shoreline environment (the outer 100 feet) of 
the 200-foot shoreline zone.  These uses are permitted in the Urban Conservancy shoreline environment 
per Woodinville’s SMP.  No development will occur within the Conservancy shoreline environment (the 
inner, or waterward 100 feet) of the 200-foot shoreline zone. 

The site will be fully developed in a single phase including offsite improvement along Woodinville 
Redmond road (SR-202) and driveway improvement inside a vested access across the King County Park 
property from the public street.  On site work will include grading, storm drainage, connections to existing 
on site sewer and water lines, building construction and associated site improvements along with 
connections to offsite wet and dry utilities.   

Proposed stormwater management facilities will include several components.  An enhanced basic water 
quality treatment facility with constructed treatment wetland will be located at the southeast corner of the 
site and will treat runoff from pollutant-generating surfaces (e.g., parking areas). Treated runoff from this 
facility will be discharged to the Sammamish River via an existing outfall.  A media filter strip with 
plantings will treat and infiltrate direct runoff from parking adjacent to the river buffer.  Clean rooftop runoff 
will be discharged directly to an existing outfall within the Sammamish River buffer. 

Two short paths accessing two shoreline viewpoints will be constructed within the stream buffer to 
provide shoreline access per the requirements of Woodinville’s Shoreline Management Plan (SMP).   

ASSESSMENT OF DEVELOPMENT IMPACTS:  No impacts to the Sammamish River is proposed with 
the redevelopment proposal.  The project is proposing to reduce the standard buffer and there will be 
temporary impacts to floodplain storage.  These are described below.   

Stream Buffer Reduction:  The project proposes to reduce the on-site portion of the Sammamish River 
buffer from the 150-foot standard buffer to a reduced 100-foot minimum buffer.  WMC §21.24.380(1)(a) 
allows reduction of the 150-foot standard buffer to a reduced 115-foot buffer with enhancement, and then 
a further reduction to a minimum 100-foot buffer when a special study, based upon best available 
science, determines that the functions achieved in 100 feet are equal to the functions achieved in the 115 
feet for the site in question.  It should be noted that the buffer is already effectively reduced below the 
100-foot minimum.  Existing development currently encroaches into the outer portion of the 150-foot 
standard buffer, and the existing vegetated buffer width primarily ranges between approximately 32 and 
87 feet.  The project will actually restore existing paved areas to native buffer in order to achieve a 
consistent 100-foot width. 

Floodplain Storage Loss:  The project proposes to fill small portions of an existing stormwater discharge 

ditch and an existing grass-lined swale that are both located within the FEMA 100-year flood zone, also 

referred to as the flood hazard area.  This zone is referenced on the plans as Flood Zone AE.  A total of 

3,740 cubic feet (cf) of flood storage will be lost. 

PROPOSED MITIGATION:  Mitigation for the impacts listed above will provide a vastly improved stream 

buffer condition over the current partially developed and degraded buffer on the Site.  A total of 95,720 sf 

of buffer will be provided with this development proposal.  The following mitigation is proposed: 

Stream Buffer Re-establishment:  The project proposes re-establishing approximately 21,420 sf of 

existing impervious surface to a functioning stream buffer.  The re-establishment of the existing 

impervious surface area to native vegetated stream buffer will increase the total vegetated stream buffer 

to a width that is greater than existing conditions.   

Stream Buffer Enhancement:  To mitigate for reducing the 150-foot stream buffer to 100 feet, the project 

will enhance 74,300 sf of existing vegetated but degraded buffer.   
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Critical Area Fencing and Signs:  Following construction completion, a split-rail fence (or similar type) will 
be installed along the entire buffer boundary.  Where shoreline viewpoints are located in the buffer, split-
rail fencing will also be installed around the viewpoints and associated access paths to deter pedestrian 
intrusion into the buffer areas.   

Per WMC §21.24.160(2):  The boundary between a critical area tract and contiguous land shall be 
identified with permanent signs.  Per Section Three of the City of Woodinville Wetland and Stream 
Mitigation Guidelines, Part 1 – Design Guidelines, Section 4.0 – Structures, 4.2: “Critical Area Signs shall 
be mounted on posts set into the ground at 100’ intervals or 1 per lot for smaller lots”. 

Replace Floodplain Storage:  To mitigate for the loss of floodplain volume, the existing grass-lined swale 
located at the toe of the landward side of the existing levee will be graded deeper and wider to replace 
the 3,740 cf of floodplain storage lost due to construction impacts.  Approximately 5,430 cf of replacement 
flood storage volume will be provided, which will significantly exceed the minimum needed to compensate 
for the lost flood storage volume.  All re-graded swale areas will be restored with native vegetation.  The 
bottom of the swale will be seeded and stabilized per the engineering plans, and the side slopes of the 
swale will be planted with native shrubs per the buffer mitigation plans.  

PERFORMANCE MONITORING:  All of the re-established and enhanced stream buffer areas will be 
monitored for ten years to ensure compliance with the mitigation goals, objectives, and performance 
standards defined in this report and as approved by the City.   

FINANCIAL SURETY:  In addition, a performance security will be provided to ensure that the monitoring 
and maintenance is carried out as specified in the approved mitigation plan for the duration of the 
monitoring period.  
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CHAPTER 1. INTRODUCTION 

This report is the result of a critical areas study of the Woodinville Lumber property (referred to 
hereinafter as the Project Site or Site) located in Woodinville, Washington (Figure 1).  The 
purpose of this report is to identify and describe critical areas (wetlands, streams, water bodies, 
etc.) and critical species on or adjacent to the Site, provide a regulatory review of applicable 
local, State, and Federal regulations that apply to the proposed project (including the 
Woodinville Municipal Code (WMC) §21.24) for site planning purposes, and describe the 
mitigation proposed for critical areas impacts.  The Site is the location of a proposed 
redevelopment to construct two buildings with associated parking and infrastructure 
improvements.   

The Project Site is located adjacent to the Sammamish River, which has known runs of 
Federally- and State-listed threatened and endangered salmonids.  A portion of the property is 
contained within the 100-year floodplain for the Sammamish River.   

This document will address the reporting requirements for the proposed project.  Source 
Agencies for these requirements include: 

 City of Woodinville Municipal Code; 

 Washington Department of Fish and Wildlife; 

 National Marine Fisheries Service; and, 

 Federal Emergency Management Agency. 

This report will provide and describe the following information: 

 General Property Description; 

 Methodology for Critical Areas Investigation; 

 Results of Critical Areas Background Review and Field Investigation; 

 Regulatory Review; 

 Description of the Proposed Project; 

 Assessment of Project Impacts to Critical Areas; 

 Proposed Mitigation; 

 Site Specific Goals, Objectives, and Performance Standards; 

 Stream Buffer Functional Value Analysis 

 Construction Management; 

 Monitoring, Maintenance and Contingency Plans; and 

 Performance Security. 

1.1 Statement of Accuracy 
Stream and wetland characterizations and ratings were conducted by trained professionals at 
Talasaea Consultants, Inc., and adhered to the protocols, guidelines, and generally accepted 
industry standards available at the time the work was performed.  The conclusions in this report 
are based on the results of analyses performed by Talasaea Consultants and represent our best 
professional judgment.  To that extent and within the limitation of project scope and budget, we 
believe the information provided herein is accurate and true to the best of our knowledge.  
Talasaea does not warrant any assumptions or conclusions not expressly made in this report, or 
based on information or analyses other than what is included herein. 
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CHAPTER 2. GENERAL PROPERTY DESCRIPTION AND LAND USE 

2.1 Project Location  
The Project Site is an approximately 12.4-acre assemblage of three parcels, located at 15900 
Woodinville-Redmond Road, Woodinville, Washington (Figure 2).  It is bounded on the east 
side by the Sammamish River and on the west side by Woodinville-Redmond Road (State 
Route 202).  The King County Tax Parcel numbers for the site are 1526059053, 1526059060 
and 1526059068.  The Public Land Survey System location of the property is the NW ¼ of 
Section 15, T26N, R5E, Willamette Meridian. 

2.2 Existing Site Development 
The Site is the former location of a wholesale lumber and lumber prefabrication facility 
(Woodinville Lumber), which catered to residential and commercial property developments.  
Woodinville Lumber is no longer in business and the property is currently vacant (all existing 
buildings and have been removed).  Approximately 532,310 sf of the approximately 597,064 sf 
site is paved with impervious surfaces or buildings (approximately 89%).  Stormwater 
discharges to the river from two pipe outlets located near the property’s northeast corner.  One 
pipe (North Discharge Point) is approximately 140 feet southeast of the Site’s northeast corner.  
The pipe discharges to a relatively short ditch, approximately 80 linear feet (lf), before entering 
the Sammamish River.  The second pipe (South Discharge Point) is approximately 290 feet 
southeast of the Site’s northeast property corner.  Discharge from this pipe flows in a 
constructed ditch in an easterly direction for approximately 180 feet before comingling with the 
River.  Both pipe outfalls are within the property boundaries.   

Approximately 64,754 sf of the property along the Sammamish River is vegetated with both 
native trees and shrubs and non-native invasive species including:  red alder (Alnus rubra), 
black cottonwood (Populus balsamifera), rose (Rosa spp.), Himalayan blackberry (Rubus 
armeniacus) and others.  Herbaceous vegetation includes reed canarygrass (Phalaris 
arundinacea).  The remaining portions of the Site are landscaped with typical ornamental 
landscaping species.   

2.3 Adjacent Land Use 
Properties to the north and south of the Site consist of commercial businesses.  Properties to 
the west across SR-202 include commercial businesses and two vacant parcels.  Vegetation on 
the portions of the vacant parcels visible from SR-202 includes mixed grasses, areas of reed 
canarygrass, and dense patches of Himalayan blackberry.  A currently unused railroad right-of-
way runs between the project site and SR-202.  East of the site on the right bank of the 
Sammamish River is the Sammamish River Trail corridor, a public park which contains the 
paved multi-use Sammamish River Trail.  The properties to the east of the trail consist primarily 
of farmland. 

2.4 Land Use and Zoning 
The project site is located directly adjacent to the Sammamish River, a Shoreline of the State, 
and as such development on the Site must follow the regulations of Woodinville’s Shoreline 
Master Program, in addition to all other applicable codes and development regulations.   

CHAPTER 3. METHODOLOGY 

The critical areas analysis of the Site involved a two-part effort.  The first part consisted of a 
preliminary assessment of the Site and the immediate surrounding area using published 
environmental information.  This information includes: 

1) Wetland and soils information from resource agencies; 
2) Critical Areas information from the City of Woodinville and King County, Washington, 
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3) Anadromous fish presence information from: 
a. StreamNet database 
b. SalmonScape database 

4) Ortho-photography and LIDAR imagery; and, 
5) Relevant studies completed or ongoing in the vicinity of the Site. 

The second part consisted of site investigations where direct observations and measurements 
of existing environmental conditions were made.  Observations included plant communities, 
soils, signs of wetland hydrology, and determination of the ordinary high water mark along the 
left bank of the Sammamish River.  This information was used to help characterize the site and 
define the limits of critical areas onsite and offsite for regulatory purposes (see Section 3.2 – 
Field Investigation below). 

3.1 Background Data Reviewed 
Background information reviewed prior to field investigations included: 

 U.S. Fish and Wildlife Service Wetlands Online Mapper 
(http://wetlandsfws.er.usgs.gov/wtlnds/launch.html): 

 Natural Resources conservation Service, Web Soil Survey 
(http://websoilsurvey.nrcs.usda.gov/app/); 

 Natural Resources Conservation Service, National Hydric Soils List by State 
(http://soils.usda.gov/use/hydric/list/state.html); 

 King County GIS database (King County, 2006); 

 StreamNet database, 2014 (www.streamnet.org); 

 SalmonScape database, 2014 (www.wdfw.wa.gov/mapping/salmonscape/databases);
 
 

 WDFW Priority Habitats and Species (PHS) Database on the Web (Washington State 
Department of Fish and Wildlife 2014) (http://wdfw.wa.gov/mapping/phs/);  

 Washington Department of Natural Resources (WDNR) Natural Heritage Database;  

 WDOE Washington State’s Water Quality Assessment and 303(d) List 
(http://www.ecy.wa.gov/programs/wq/303d/currentassessmt.html); and 

 Orthophotography from USDA’s National Agricultural Imagery Program (NAIP 2009), 
EarthExplorer (USGS), and Google Earth. 

3.2 Field Investigation 
Talasaea consultants evaluated site conditions on 20 May 2011 and delineated the OWHM on 
11 August 2011.  The site evaluation consisted of a visual observation of existing conditions to 
identify the general location of critical areas and habitats.  These critical areas and habitats 
included wetlands and streams.  The OHWM for the Sammamish River was determined and 
delineated using the methodology described by Washington State Department of Ecology’s 
“Determining the Ordinary High Water Mark on Streams in Washington State”. (Olson and 
Stockdale 2008).  This determination included examining the banks for signs of soil erosion or 
soil deposition patterns, wrack, matted vegetation, and patterns of vegetation.  The location of 
the OHWM was marked in the field with numbered lathe and surveyed.   

No wetlands were found on the Site itself.  A wetland was identified on the two vacant lots to the 
west of the Site (i.e., the Asko Property).  A roadside ditch is located on the west side of SR-
202.  This ditch extends northward parallel to the Site, but is located off-site on the opposite side 
of SR-202.  

Plant species were identified according to the taxonomy of Hitchcock and Cronquist (Hitchcock, 
et al. 1969).  Taxonomic names were updated and plant wetland status was assigned according 
to North American Digital Flora: National Wetland Plant List, Version 2.4.0 (Lichvar, et al. 2012).   
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CHAPTER 4. RESULTS 

This section describes the results of our in-house research and field investigations.  For the 
purpose of this report, the term “vicinity” describes an area approximately ½ mile around the 
Project Site.  We found no evidence of wetlands on the Site.  The Site has been completely 
paved and developed, with the exception of the Sammamish River buffer.  This buffer area has 
been partially impacted by the existing development and the existing vegetated buffer width 
primarily ranges between approximately 32 and 87 feet. 

4.1 Analysis of Existing Information 
The following sources provided information on site conditions based on data compiled from 
resource agencies and local government: 

4.1.1 National Wetlands Inventory 
We reviewed the National Wetlands Inventory (NWI) maps for the Kirkland and Bothell 
Quadrangles (Figure 3).  The Site is located near the north boundary of the Kirkland 
Quadrangle, which necessitated a review of the Bothell Quadrangle as well. 

The NWI does not map any wetlands on the Site.  It does, however, map the Sammamish River 
adjacent to the Site.  The NWI identifies the Sammamish River as a lower perennial riverine 
system with an unconsolidated bottom (R2UBH). 

The NWI maps several wetlands adjacent to the Site.  These wetlands are all east of the Site in 
the vicinity of the right bank of the Sammamish River.  These wetlands include palustrine 
emergent wetlands that are seasonally flooded and partially drained or ditched (PEMCd), 
palustrine emergent wetlands that are temporarily flooded and partially drained or ditched 
(PEMAd), and a palustrine scrub-shrub wetland that is seasonally flooded (PSSC). 

4.1.2 Natural Resources Conservation Service 
The Natural Resources Conservation Service (NRSC) identifies one soil type on the Site.  This 
soil is Earlmont silt loam.  Earlmont silt loam is made up of somewhat poorly drained soils that 
formed in diatomaceous materials located in floodplains.  The surface layer is a dark grayish-
brown silt loam about nine inches thick.  The subsoil is typically grayish brown to brown silt loam 
and silty clay loam about 35 inches thick.  The substratum is stratified very fine sandy loam, 
muck, and diatomite to a depth of approximately 60 inches.  Earlmont silt loam is listed as a 
hydric soil by the National Technical Committee on Hydric Soils. 

4.1.3 King County GIS Database 
The King County GIS database contains information on wetlands and streams.   

King County SAO Wetlands 
King County does not indicate any wetlands on the Site.  There are two wetlands adjacent to the 
Site (Figure 4).  One wetland is mapped approximately 260 feet south of the Site.  It is unlikely 
that this wetland exists because the area of the mapped wetland is shown to be a commercial-
industrial property with five buildings and paved parking.  The second wetland is approximately 
1,200 feet northwest of the Site adjacent to 140th Place NE on properties that are mostly 
agricultural fields.  There appear to be some buildings within the mapped wetland adjacent to 
140th Place NE. 

King County GIS Streams 
King County does not indicate any streams on the Site.  There are several drainages located on 
parcels around the Site (Figure 4A).  Most of these drainages appear to be drainage ditches for 
the agricultural fields on the east side of the Sammamish River.  Three drainages are in the 
vicinity of, but are not directly adjacent to the Site.  One drainage is approximately 930 feet 
north of the north property line.  The second drainage is approximately 1,045 feet south of the 
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south property line.  A third drainage flows eastward towards the subject property, crossing SR-
202 and the BN, Inc. road (aka Burlington Northern Railroad) approximately 260 feet to the 
southwest of the Site.  This drainage enters the Sammamish River approximately 250 feet to the 
south of the Site. 

4.1.4 Resource Agency Fish Presence Databases 
The StreamNet and SalmonScape databases identify the following salmonids utilizing the reach 
of the Sammamish River adjacent to the Site. 

Table1.  StreamNet Database Salmonid Presence 

 

There are no indications by either resource agency that any of the salmonid species listed 
above utilize any portion of the Site other than the Sammamish River. 

4.1.5 WDNR Natural Heritage Database 
The Washington Department of Natural Resources does not indicate any natural heritage 
species or habitats on the Site. 

4.1.6 WDFW Priority Habitats and Species Database 
There are no mapped PHS habitats on the Site and we observed none during our site 
evaluation.  There are six wetlands mapped by WDFW within ½ mile of the site.  Five of these 
wetlands are on the east side of the Sammamish River and are not likely to be affected by any 
activities on the subject property.  The sixth wetland is on the west side of the Sammamish 
River, but upstream of the subject property.  It, too, would not likely be affected by any activities 
on the subject property. 

The PHS database lists several anadromous fish species as present in the vicinity of the Site.  
These species are Chinook salmon, coho salmon, sockeye salmon, bull trout, and steelhead (an 
anadromous form of rainbow trout).  Other salmonids present include kokanee (a non-
anadromous sockeye), rainbow trout, and coastal cutthroat trout.  The PHS database provides 
information on the relative health of certain populations of these fish species in the vicinity of the 
Site.  Table 2 below contains the Federal and State status of each of these fish species along 
with the indication of the local health of the population. 

  

Species Usage Designation and Source Federal and State Listing 

Fall chinook 
(Oncorhynchus 
tshawytscha) 

StreamNet – Spawning and Rearing 
SalmonScape – Documented Spawning 

Federal – Threatened 
State - Candidate 

Coho 
(Onchorhynchus kisutch) 

StreamNet – Rearing and Migration 
SalmonScape – Documented Rearing 

Federal – Species of Concern 
State - Candidate 

Winter steelhead  
(Onchorhynchus mykiss) 

StreamNet – Migration Only 
SalmonScape – Documented Presence 

Federal – Threatened 
State - Candidate 

Sockeye  
(Onchorynchus nerka) 

StreamNet – Migration Only 
SalmonScape – Documented Presence 

Federal – None 
State – None 

Bull trout  
(Salvelinus confluentus) 

StreamNet – Migration Only 
SalmonScape – Documented Presence 

Federal – Threatened 
State - Candidate 
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Table 2.  Federal and State Status and Stock Heath of Local Salmon and Trout 
Populations. 

Species 
Population 
Health* 

Status of Local Population 

Federal Listing State Listing 

Bull Trout No data Threatened Candidate 

Chinook Healthy Threatened Candidate 

Coho Depressed Threatened Candidate 

Kokanee No data Candidate None 

Sockeye Healthy None (Puget Sound) Candidate 

Steelhead Critical Threatened None (Puget Sound) 

Rainbow Trout No data None None 

Coastal Cutthroat Trout No data None None 

*Data from Washington Department of Fish and Wildlife Salmonid Stock Inventory. 

4.1.7 Washington State’s Water Quality Assessment 303(d) 
The Sammamish River is listed on the approved 2008 Washington State 303(d) list for 
exceedances of temperature, dissolved oxygen, and fecal coliform standard levels (WDFW, 
accessed 28 February 2009).  Summertime daytime temperatures in the river have been 
measured as high as 26.6° C, which is well above lethal limits for salmonids (SRCAP, 2002).  
Temperature issues in the Sammamish River begin at the head of the river where warm lake 
waters form the initial flow.  Tributary flows from Big Bear Creek decrease these warmer lake 
waters to some extent.  However, beginning in the City of Redmond, and north to the City of 
Woodinville, the river channel is devoid of almost all vegetative cover and is relatively straight, 
exposing it to almost constant solar insolation throughout a major portion of the daylight hours.  
West of the confluence with North Creek, downstream of the project site, the Sammamish River 
receives improved shading from trees and shrubs. 

4.2 Analysis of Existing Field Conditions 
We performed an initial site evaluation on 20 May 2011 to look for the presence of critical areas 
(wetland, streams), and delineated the OHWM for the Sammamish River on 11 August 2011.  
See Sheet W1.0 for a plan of existing site conditions.  These features are described below. 

4.2.1 Sammamish River 
The Sammamish River flows north along the eastern property boundary of the site.  The 
Sammamish River within the Woodinville City limits is confined by levees.  The slope of the left 
bank of the Sammamish River adjacent to the Site ranges between approximately 32% to 
approximately 60%.  The levee, itself, appears to be stable with no signs of erosion or other 
damage.  The Army Corps of Engineers is responsible for the maintenance of bank armoring 
the levees.   

The Sammamish River is classified by the City of Woodinville as a Type 1 Stream.  According to 
the Woodinville Municipal Code (WMC) Chapter 21.24.380, Type 1 streams require a standard 
buffer width of 150 feet, measured from the ordinary high water mark (OHWM).  WMC 
§21.24.380(1)(a) allows reduction of the 150-foot standard buffer to a reduced 115-foot buffer 
with enhancement, and then a further reduction to a minimum 100-foot buffer when a special 
study, based upon best available science, determines that the functions achieved in 100 feet 
are equal to the functions achieved in the 115 feet for the site in question.  It should be noted 
that the buffer is already effectively reduced below the 100-foot minimum.  Existing development 
currently encroaches into the outer portion of the 150-foot standard buffer, and the existing 
vegetated buffer width primarily ranges between approximately 32 and 87 feet, less than even 
the minimum 100-foot width. 
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4.2.2 Sammamish River Buffer – Existing Conditions 
The stream buffer for the left bank is currently vegetated predominantly with reed canarygrass 
(Phalaris arundinaceae) and non-native blackberries (Rubus ameniacus and R. laciniatus).  
Some native trees and shrubs occur in spots along the bank and these include:  Douglas fir 
(Pseudotsuga menziesii), western red cedar (Thuja plicata), red alder, common snowberry 
(Symphoricarpos albus), rose species (Rosa spp.), and a few clusters of tall Oregon grape 
(Mahonia aquifolium).  A 10-foot-wide sanitary sewer easement is located on top of the levee 
and this area is routinely mowed for maintenance access.  Figure 5 provides photos of the 
current existing conditions of the buffer.  An existing biofiltration swale is constructed at the toe 
of the interior portion of the levee.  Runoff from this swale flows north into a ditch at 
approximately the mid-point of the buffer.  This ditch flows east and through a pipe in the levee 
before discharging directly to the Sammamish River.  The outer half of the existing buffer is 
developed with buildings and parking areas. 

4.2.3 Functions and Values of the Sammamish River Buffer 
The functions and values of the Sammamish River stream buffer were assessed qualitatively.  
Functions assessed included Shade/Temperature Control, Woody Debris Recruitment, Water 
Quality Improvement, Erosion Control, and Habitat Value (Table 3).  Only the portion of the 
buffer on the Site was assessed.   

Table 3.  Functional Value Analysis of Existing Buffer Conditions. 

Function Shade/ 
Temperature 
Control 

Woody Debris 
Recruitment 

Water Quality 
Improvement 

Erosion 
Control 

Habitat Value 

Existing 
Conditions 

(Rating & 
Explanation for 
Rating) 

Low/Moderate:  

The buffer is 
predominantly 
vegetated by 
non-native 
blackberries and 
reed 
canarygrass.  
There are some 
trees on the 
interior portion of 
the buffer that 
will eventually 
provide shade to 
the river as they 
mature. 

Low:  Trees are 

not a major 
component of 
the buffer.  
Large woody 
debris 
recruitment 
potential is very 
low. 

Low: Buffer 

currently ranges 
from 32 feet to 
87 feet from the 
OHWM.  
Stormwater is 
discharged both 
directly to the 
Sammamish 
River and to a 
bioswale at the 
south end of the 
property. 

Moderate:  The 

portion of the 
buffer not paved 
is well vegetated 
with non-native 
blackberries or 
reed 
canarygrass.  
Stormwater is 
discharged to 
well vegetated 
ditches. 

Moderate:  Most 

of buffer is 
vegetated with 
non-native 
blackberries, 
which does 
provide some 
habitat value for 
birds and small 
mammals.  
However, there 
is little diversity 
in the habitat 
available due to 
the pre-
dominance of 
blackberry. 

 

The stream buffer currently has low to moderate value for providing shade and thus temperature 
control to the stream.  Due to the absence of large trees, especially conifer trees in the majority 
of the buffer area, the stream buffer does not have a high level of function for 
shade/temperature control.  The buffer lacks significant woody material and therefore rated low 
for the Woody Debris Recruitment function.  The buffer was rated Low for water quality 
improvements.  Water quality was rated low because the majority of the vegetated portion of the 
buffer ranges in width between approximately 32 to 87 feet wide (much smaller than the 
required standard 150-foot buffer) and because some stormwater is discharged directly to the 
Sammamish River.  Only a portion of the stormwater collected on the Site under existing 
conditions is treated in a bioswale within the buffer prior to being released to the Sammamish 
River.  The buffer was rated Moderate for erosion control and habitat value.   
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4.3 Off-Site Features 
During a site reconnaissance, a critical area (a wetland) was identified on the two vacant lots to 
the west of the Site (i.e., the Asko Property).  The wetland was delineated by the Shockey 
Planning Group in 2013, and is shown as extending to the western edge of the SR-202 fill 
prism.  This wetland has been determined to be jurisdictional.  Shockey Planning Group 
classified this wetland as Class 3 (WMC §21.24.320(2)).  The City of Woodinville code specifies 
a standard buffer width of 50 feet for Class 3 wetlands (WMC §21.24.330(1)(c)).    

The buffer for the wetland extends eastward to SR-202, but ends at the paved roadway surface.  
Therefore, we recommend that the west edge of paving at SR-202 remain in its current location 
to avoid impacting the wetland.  This wetland and buffer are outside of the project area and will 
not be affected by the project. 

CHAPTER 5. REGULATORY REVIEW 

5.1 City of Woodinville Municipal Code 
We performed a regulatory review of the Woodinville Municipal Code, Chapter 21.24 – 
Development Standards – Critical Areas, to categorize the Sammamish River, its required 
buffer, and allowed activities in the buffer.  The following summarizes code requirements and 
permitted alterations. 

5.1.1 Streams (WMC 21.24.370-400) 
Designation and Rating 
The Sammamish River is classified by the City of Woodinville as a Type 1 Stream per WMC 
§21.24.370(1).   

Development Standards 

According to WMC §21.24.380(1), Type 1 streams require a 150-foot standard buffer width, 
established from the OHWM, or from the top of bank if the OHWM is not readily discernable.  
According to WMC 21.24.380(1)(a):  

The standard buffer width will be established unless the existing stream buffer is 
significantly degraded.  If the existing stream buffer is significantly degraded, the 
applicant may use the reduced buffer of 115 feet as long as enhancement measures are 
implemented to provide a net improvement in the overall stream and buffer function and 
value as determined by a qualified biologist.   

In addition, WMC §21.24.380(1)(a) states: 

A 100-foot buffer may be allowed by the Development Services Director when a special 
study based upon best available science, determines that the functions achieved in 100 
feet are equal to the functions achieved in 115 feet for the site in question. 

Permitted Alterations 
WMC §21.24.390 allows alterations to streams and buffers as follows: 

WMC §21.24.390(4) allows for the following surface water management activities and 
facilities in stream buffers:   

(a) Surface water discharge to a stream from a detention facility, presettlement pond or 
other surface water management activity or facility may be allowed if the discharge is 
in compliance with the King County Surface Water Design Manual (2009); 

(b) Storm Water Management Facilities.  Grass-lined swales and dispersal trenches 
may be located in the outer 25 percent of the buffer areas. 
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WMC §21.24.390(5) allows public and private trails, and visual access to the stream is 
encouraged in stream buffers provided: 

(a) Trail surface shall not be made of impervious materials, except that public multi-
purpose trails may be made of impervious materials if they meet all other 
requirements including water quality. 

Critical Area Markers and Signs 
Per WMC §21.24.160(2):  The boundary between a critical area tract and contiguous land shall 
be identified with permanent signs.  Per Section Three of the City of Woodinville Wetland and 
Stream Mitigation Guidelines, Part 1 – Design Guidelines, Section 4.0 – Structures, 4.2: Critical 
Area Signs shall be mounted on posts set into the ground at 100’ intervals or 1 per lot for 
smaller lots. 

5.1.2 Fish and Wildlife Habitat Conservation Areas (WMC 21.24.410-440) 
The Sammamish River and its buffer are designated as a fish and wildlife habitat conservation 
area.  WMC §21.24.430(1) (titled Habitat Management Plan) states the following: 

A habitat management plan shall be required whenever the priority habitats and species 
maps or natural heritage program maps maintained by the City, or other information, 
indicate the presence of areas with which species listed as endangered or threatened 
under Federal law have a primary association, or which contain heron nests. 

A Floodplain Habitat Assessment Report, prepared by Talasaea Consultants, Inc. dated 16 
January 2016, has been prepared and is enclosed for City review with this application.  This 
report was prepared to meet FEMA requirements for a Floodplain Habitat Assessment required 
for development within the FEMA-regulated 100-year floodplain.  The information provided in 
this report also meets the Habitat Management Plan requirements of WMC 21.24.430. 

5.1.3 Floodplain Development (WMC 21.24.210-260)  
WMC 21.24.210 through 260 specifies the regulations governing development within “flood 
hazard areas”.  Flood hazard areas are areas determined to be within a zone “for a flood having 
a one percent chance of being equaled or exceeded in any given year, often referred to as the 
‘100 year flood’ ” (WMC 21.24.210(2).  Flood hazard areas include the following components 
per WMC 21.24.210(1): 

1. Floodplain 
2. Flood fringe 
3. Zero-rise floodway 
4. FEMA floodway 

For the purposes of officially defining the 100-year special flood hazard areas, the City of 
Woodinville has adopted the boundaries as defined in the scientific and engineering report 
prepared by FEMA entitled “Flood Insurance Study for King County” dated 8 November 1999, 
with accompanying Flood Insurance Rate Maps (FIRMs).  The map that contains the project site 
is FIRM map panel no. 53033C0360G. 

The flood hazard area (100-year flood zone) on the project site as previously depicted on FIRM 
map panel no. 53033C0360G has been amended as outlined in the Letter of Map Amendment 
(LOMA) dated 10 January 2012, issued by FEMA under case no. 11-10-1973A (the 100-year 
flood zone is referred to as the Special Flood Hazard Area (SFHA) in the LOMA).  A copy of this 
letter is included in Appendix A.  The revised SFHA/100-year floodplain has been substantially 
reduced vs. the existing boundary depicted on the FIRM map.  This was based on a detailed 
topographic survey of the project site, which allowed for more accurate, site-specific mapping of 
the base flood elevation on the site.  The base flood elevation per the LOMA has been defined 
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as 25.4 feet based on NGVD29 (the equivalent elevation using the NAVD88 datum is 29.01 
feet)   

The proposed development does not propose any new buildings within the updated SFHA/100-
year floodplain.  However, a portion of the proposed parking area will impact and fill a small 
portion of the 100-year floodplain.  WMC 21.24.230 states that “development shall not reduce 
the effective base flood storage volume of the floodplain”.  Therefore, compensatory flood 
volume storage is required for the proposed project for this impact.  

5.2 City of Woodinville Shoreline Regulations 
Washington State’s Shoreline Management Act (SMA §90.58 RCW, the Shoreline Act of 1971) 
established a cooperative agreement between the State and local jurisdictions to define 
frameworks for regulating and defining growth along State shorelines.  The purpose was to 
prevent unregulated and uncoordinated growth from irreparably harming the shoreline 
environment.  Local governments respond to the provisions of the SMA through developing 
Shoreline Master Programs (SMP).  The Washington Department of Ecology works with the 
local jurisdictions to ensure that each SMP complies with the SMA, and, in turn, will support the 
implementation of the local SMP.  Each jurisdiction’s SMP regulates development activities and 
uses within shorelands.  By definition, shorelands include all land 200 feet landward from the 
OHWM of a State shoreline, or the boundary of the 100-year floodplain1, whichever is greater.   

The Project Site is directly adjacent to the Sammamish River, which is a Shoreline of the State.  
Thus, all land on the project site within 200 feet of the OHWM of the Sammamish River is 
defined as shorelands (also referred to herein as the shoreline zone) and all development in this 
zone is subject to the City of Woodinville’s SMP regulations.  For any development within the 
shoreline zone the applicant must obtain a Shoreline Substantial Development Permit (SSDP) 
from the City of Woodinville, in addition to other applicable permits.   

The City of Woodinville’s latest SMP was adopted August 2008 and revised December 2009.  It 
defines four shoreline environmental designations, based on location within the 200-foot 
shoreline zone and sensitivity of the associated shoreline environment.  These shoreline 
environmental designations are:  Aquatic, Conservancy, Shoreline Residence, and Urban 
Conservancy.  Each shoreline environmental designation has a defined list of allowed uses 
stemming from the guidelines and requirements contained in the SMA.  Chapter 6 of 
Woodinville’s SMP contains a shoreline use matrix (Table 6-1) that defines allowed uses for the 
four shoreline environmental designations.   

Pursuant to the City of Woodinville Shoreline Designation Map, the Project Site contains both 
Conservancy and Urban Conservancy shoreline environmental designations.  The Conservancy 
environment consists of the inner (waterward) 100 feet of the 200-foot shoreline zone, and the 
Urban Conservancy environment consists of the outer (landward) 100 feet of the 200-foot 
shoreline zone.   

In general, development is prohibited in the Conservancy environment.  Per Section 5.2.2 of the 
SMP, the purpose of the Shoreline Conservancy environment is to “protect and restore 
ecological functions, while making the areas available for limited human use, when appropriate 
and non-destructive of critical areas…Allowed uses should meet the Shoreline Management Act 
guideline (WAC 173-26-211(2)(a)) of being non-consumptive of the physical and biological 

                                                
1 A floodplain (based on 44 CFR Ch.1 §59.1) means any land area susceptible to being inundated by 
water from any source.  Floodway, or regulatory floodway, means the channel of a river or other water 
course and the adjacent land areas that must be reserved in order to discharge the base flood without 
cumulatively increasing the water surface elevation more than a designated height (i.e., development will 
not increase upstream flooding). 
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resources of the area”.  In contrast, certain development activities are allowed in the Urban 
Conservancy environment.  Section 5.2.4 of the SMP states:  “The purpose of the Urban 
Conservancy designation is to protect and restore ecological functions of open space, floodplain 
and other sensitive lands where they exist in urban and developed settings, while allowing a 
variety of compatible uses as established by the Comprehensive Plan”.  Per the shoreline use 
matrix in Table 6-1 of the SMP, both commercial office space and warehousing are allowed 
uses in the Urban Conservancy environment on the Woodinville Lumber property.  These uses 
are prohibited, however, in the Conservancy environment. 

5.3 ESA Review for Development within the FEMA Floodplain 
All local jurisdictions (cities and counties) participating in the National Flood Insurance Program 
(NFIP) administered by FEMA must adopt regulations at the local level governing development 
within flood hazard areas (the FEMA-designated 100-year floodplain) that are consistent with 
established FEMA criteria and requirements for floodplain development.  Property owners within 
local jurisdictions are not eligible to obtain flood insurance through the NFIP unless their local 
jurisdiction has adopted such regulations.  The City of Woodinville participates in the NFIP and 
has adopted such regulations as detailed in WMC sections 21.24.210-280, as described 
previously in Section 5.1.3.   

On September 22, 2008, the National Marine Fisheries Service (NMFS) issued a Biological 
Opinion stating that the National Flood Insurance Program (NFIP), as currently administered by 
FEMA, encouraged development actions within floodplain areas that adversely affect federally-
listed (ESA threatened and endangered) species in the Puget Sound Watershed.  This 
Biological Opinion outlined changes needed to the way the NFIP is administered by FEMA for 
communities within the Puget Sound Watershed in order to bring the NFIP into compliance with 
ESA requirements.  The Biological Opinion articulated a comprehensive Reasonable and 
Prudent Alternative (RPA) that describes necessary changes to the NFIP in order to avoid 
adverse effects to listed species resulting from floodplain development activities permitted by 
local jurisdictions. 

In response to the NMFS Biological Opinion, FEMA (Region X) developed a “three-door” 
approach under which local jurisdictions have three options for ensuring that floodplain 
development within their jurisdictions is consistent with the RPA (and is therefore also compliant 
with ESA requirements).  Local jurisdictions may either:  a) adopt the Model Ordinance 
developed by FEMA (“Door 1”), b) show that their existing ordinances (e.g., growth 
management, zoning, or critical areas) enforce the same requirements as the Model Ordinance 
(“Door 2”), or c) demonstrate on a permit-by permit basis that proposed floodplain development 
projects are ESA-compliant (“Door 3”). 

The City of Woodinville chose to pursue the “Door 3” option, which requires that each project 
applicant assess potential impacts to listed species vis-à-vis ESA, and demonstrate that there 
will be no adverse effects to the habitat functions (direct, indirect, or cumulative) of the 
floodplain that would result in a take of listed species pursuant to ESA.  This typically requires 
that the project applicant prepare and submit a Floodplain Habitat Assessment report to NMFS 
for review to ensure the project is ESA-compliant.  FEMA has required that communities 
choosing the “Door 3” option ensure that all project applicants have completed and submitted 
the necessary Floodplain Habitat Assessment report to NMFS for review and consultation prior 
to issuing any permits for floodplain development within their jurisdiction.  Because the Reserve 
at Woodinville project proposes development within a portion of the 100-year floodplain on the 
project site, the City of Woodinville is requiring that a Floodplain Habitat Assessment report be 
prepared (per FEMA guidance) and submitted to NMFS for review prior to issuing development 
permits for the project.  This report has been prepared by Talasaea Consultants as a stand-
alone document and separate from this Critical Areas Special Study report. 
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CHAPTER 6. PROPOSED DEVELOPMENT AND CRITICAL AREAS IMPACTS 

6.1 Project Description 
Panattoni Development Company proposes to redevelop the Woodinville Lumber property.  The 
proposed project consists of two speculative warehouse buildings with a combined footprint of 
about 199,700 square feet (sf) with a future second floor area totaling approximately 30,000 sf.  
Parking will be developed for approximately 200 cars.  Paved areas for parking and access will 
be located on all sides of the new buildings, and the warehouse portion of the structure will have 
loading docks on both the east and west sides.  All but one existing building on the site will be 
removed.  The building to remain is located in the northwest corner of the site and will serve as 
office space.  The new buildings will take up the majority of the eastern portion of the site.  Site 
landscaping will be provided per Woodinville code requirements and will include parking lot 
landscaping, perimeter landscaping, and landscaping adjacent to the office spaces.   

Portions of the proposed buildings, along with paved parking and loading areas, will be located 
within the Urban Conservancy shoreline environment (the outer 100 feet) of the 200-foot 
shoreline zone.  These uses are permitted in the Urban Conservancy shoreline environment per 
Woodinville’s SMP.  No development is allowed and none is proposed within the inner 100-foot 
shoreline Conservancy environment directly adjacent to the Sammamish River.  The 100-foot 
shoreline Conservancy environment is also concurrent with the 100-foot reduced stream buffer 
defined by the City of Woodinville critical areas regulations.  

The site will be fully developed in a single phase including offsite improvement along 
Woodinville Redmond road (SR-202) and driveway improvement inside a vested access across 
the King County Park property from the public street.  On site work will include grading, storm 
drainage, connections to existing on site sewer and water lines, building construction and 
associated site improvements along with connections to offsite wet and dry utilities.   

Proposed stormwater management facilities will include several components.  An enhanced 
basic water quality treatment facility with constructed treatment wetland will be located at the 
southeast corner of the site and will treat runoff from pollutant-generating surfaces (e.g., parking 
areas). Treated runoff from this facility will be discharged to the Sammamish River via an 
existing outfall.  A media filter strip with plantings will treat and infiltrate direct runoff from 
parking adjacent to the river buffer.  Clean rooftop runoff will be discharged directly to an 
existing outfall within the Sammamish River buffer. 

Two short paths accessing two shoreline viewpoints will be constructed within the stream buffer 
to provide shoreline access per the requirements of Woodinville’s Shoreline Management Plan 
(SMP).   

Stormwater management infrastructure will also be included in the proposed design as 
described in the following section. 

6.1.1 Stormwater Management Design 
The proposed stormwater management for the Project will be improved over existing conditions, 
but discharge to the Sammamish River will still occur at the two existing discharge points (North 
Discharge Point and South Discharge Point).  Improvements to be implemented include 
enhanced basic water quality treatment.  Stormwater detention is not currently provided on the 
site and is not proposed or required for the proposed redevelopment.  Stormwater management 
and treatment will be designed according to the 2009 King County Surface Water Design 
Manual, per City of Woodinville municipal code. 

Stormwater Treatment for Pollutant-Generating Surfaces 
The new stormwater system will include a series of catch basins and tightlines to convey water 
from pollutant-generating surfaces (primarily paved areas for parking and loading) to a 
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stormwater treatment water quality facility at the southeast corner of the site.  This facility will 
consist of a pre-settlement pond to capture sediment and a constructed wetland treatment area.  
The constructed wetland treatment area will consist of a depression with a low-gradient swale at 
the bottom to allow water to slowly flow through.  The depression and swale will be planted with 
native emergents to enhance treatment.  The side slopes of the facility will be planted with 
native shrubs.  The treated stormwater from this facility will be conveyed via tightline and 
discharged at the South Discharge Point within the Sammamish River buffer. 

Clean Rooftop Runoff 
In addition to stormwater treatment within the water quality facility described above, clean 
rooftop runoff will be collected and conveyed without treatment and discharged at the North 
Discharge Point within the river buffer. 

Media Filter Strip for Parking Lot Runoff 
The project also proposes to utilize a filter strip to directly treat runoff from the parking area 
between the new warehouse building and the river buffer.  Stormwater will sheet flow to the 
edge of the buffer where it will be infiltrated and treated within an engineered media filter strip.  
The filter strip will consist of several different zones of engineered permeable soil and gravel 
mixtures designed to treat and infiltrate the majority of the runoff from this area of pavement.  
The filter strip will also be planted with native shrubs adapted to both wet and dry conditions for 
enhanced treatment, soil stabilization, and aesthetics.  Any runoff that is not infiltrated will be 
collected in a shallow swale and conveyed to the southernmost existing stormwater outfall ditch, 
where it will discharge to the Sammamish River.  The filter strip has been designed in 
accordance with the general water quality maintenance standards of the 2009 King County 
Surface Water Design Manual.   

Stormwater Management Facilities Allowed Within Stream Buffers 
According to WMC §21.24.390(4), the following surface water management activities and 
facilities may be allowed in stream buffers: 

a) Surface water discharge to a stream from a detention facility, presettlement pond or 
other surface water management activity or facility may be allowed if the discharge is 
in compliance with the King County Surface Water Design Manual. 

b) Storm Water Management Facilities.  Grass-lined swales and dispersal trenches 
may be located in the outer 25 percent of the buffer area. 

The discharge of stormwater from the proposed site will meet or exceed all current stormwater 
design standards and will not adversely affect the quality of water within the Sammamish River 
adjacent to the Site.  The engineered media filter strip for treatment of parking lot runoff will be 
located within the outer 25 percent of the Sammamish river buffer as allowed pursuant to “b” 
above. 

6.1.2 Shoreline Viewpoints 
WMC §21.24.390(5) allows public and private trails, and visual access to the stream is 
encouraged in stream buffers provided: 

a. Trail surface shall not be made of impervious materials, except that public multi-
purpose trails may be made of impervious materials if they meet all other 
requirements including water quality. 

b. Buffers shall be expanded, where possible, equal to the width of the trail corridor 
including disturbed areas. 

The proposed project includes two short paths accessing two shoreline viewpoints within the 
stream buffer.   Each viewpoint will have a bench for seating, and the paths and viewpoint areas 
will be surfaced with woodchips, per WMC §21.24.390(5)(a) noted above (condition “b” above 
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does not apply).  These viewpoints are being provided as amenities to occupants and users of 
the new buildings and associated offices, and also to provide shoreline access per the 
requirements of Woodinville’s SMP.  See the mitigation plans in Appendix B for a depiction of 
the viewpoint locations.    

6.2 Assessment of Development Impacts 
The proposed project will have two main critical areas impacts, stream buffer reduction, and 
floodplain storage loss, as described in the following sections.  

6.2.1 Stream Buffer Reduction 
The project proposes to reduce the on-site portion of the Sammamish River buffer from the 150-
foot standard buffer to a reduced 100-foot minimum buffer.  WMC §21.24.380(1)(a) allows 
reduction of the 150-foot standard buffer to a reduced 115-foot buffer with enhancement, and 
then a further reduction to a minimum 100-foot buffer when a special study, based upon best 
available science, determines that the functions achieved in 100 feet are equal to the functions 
achieved in the 115 feet for the site in question.  It should be noted that the buffer is already 
effectively reduced below the 100-foot minimum.  Development currently encroaches into the 
outer portion of the 150-foot standard buffer, and the existing vegetated buffer width primarily 
ranges between approximately 32 and 87 feet, less than even the minimum 100-foot width.  The 
project will actually restore paved areas to native buffer in order to achieve a consistent 100-foot 
width, as described in Section 7.1.1. 

6.2.2 Floodplain Storage Loss 
The project proposes to fill small portions of an existing stormwater discharge ditch and an 
existing grass-lined swale that are both located within the FEMA 100-year flood zone, also 
referred to as the flood hazard area.  This zone is referenced on the plans as Flood Zone AE.  
See Sheet W1.1 for a graphic depiction of these areas.  A total of 3,740 cubic feet (cf) of flood 
storage will be lost.    

6.2.3 Off-Site Improvements 
The proposed project also includes off-site frontage improvements within the SR-202 right-of-
way.  These improvements would widen the east side of SR-202, within the road right-of-way, to 
provide three 11-foot lanes, and would remain within the existing paved road surface on the 
west.   

Off-site critical areas are likely present to the west of SR-202, but any critical areas or related 
buffers would terminate at the existing paved roadway surface.  Since frontage improvement 
work on the west side of SR-202 would be confined to existing paved roadway, the project will 
not affect any off-site critical areas or their buffers.  Based on the potential presence of these 
critical areas west of SR-202, we recommend that no work be done beyond the west paved 
edge of SR-202.   

CHAPTER 7. PROPOSED MITIGATION 

7.1 Mitigation Measures 
Mitigation for the impacts listed above will provide a vastly improved stream buffer condition 
over the currently degraded buffer on the Site (see mitigation plan sheets, Appendix B).  A total 
of 95,720 square feet (sf) of native vegetated buffer will be provided with this development 
proposal.  The following sections describe the proposed mitigation. 

7.1.1 Stream Buffer Re-establishment 
Buffer re-establishment is defined in the Department of Ecology manual, Wetland Mitigation in 
Washington State (DOE, 2006) as the manipulation of the physical, chemical, or biological 
characteristics of a site with the goal of returning natural or historic functions to a former buffer 
area.  The project proposes re-establishing approximately 21,420 sf of existing impervious 
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surface to a functioning stream buffer (Sheet W1.1).  The re-establishment of the existing 
impervious surfaces to native vegetated buffer area will increase the total vegetated stream 
buffer to a width that is greater than existing conditions.  The re-establishment measures will 
include: 

 Removal of the existing asphalt paved areas, including parking, storage areas, and drive 
isles, 

 Removal of all buildings and sidewalks, 
 Removal of non-native/invasive species, 
 Soil decompaction in the areas of removed asphalt and buildings, 
 Providing soil amendments or imported topsoil as necessary, 

 Installation of habitat features (e.g., snags with swallow nest boxes and large woody 
debris (LWD) such as down logs and stumps), 

 Placement of 3-inches of bark mulch, and 
 Revegetation with a wide variety of native evergreen and deciduous trees, shrubs and 

groundcovers. 

7.1.2 Stream Buffer Enhancement 
To mitigate for reducing the 150-foot stream buffer to 100 feet, the project will enhance 74,300 
sf of degraded buffer.  Enhancement measures will include: 

 Clearing and grubbing of non-native/invasive species in the buffer above the OHWM, 

 Providing soil amendments or imported topsoil as necessary in all cleared and grubbed 
areas, 

 Installation of habitat features (e.g., snags with swallow nest boxes and large woody 
debris (LWD) such as down logs and stumps), 

 Placement of 3 inches of bark mulch around new plantings, and 

 Enhancement of existing vegetation by planting native trees, shrubs, and groundcovers 
in all cleared and grubbed areas. 

These enhancement measures will provide an increase in the functions and values of the buffer 
over existing conditions.  See Chapter 8 for a functional value analysis of the proposed 
mitigation. 

7.1.3 Critical Area Fencing and Signs 
Following construction completion, a split-rail fence (or similar type) will be installed along the 
entire buffer boundary.  Where shoreline viewpoints are located in the buffer, split-rail fencing 
will also be installed around the viewpoints and associated access paths to deter pedestrian 
intrusion into the buffer areas.   

Per WMC §21.24.160(2):  The boundary between a critical area tract and contiguous land shall 
be identified with permanent signs.  Per Section Three of the City of Woodinville Wetland and 
Stream Mitigation Guidelines, Part 1 – Design Guidelines, Section 4.0 – Structures, 4.2: “Critical 
Area Signs shall be mounted on posts set into the ground at 100’ intervals or 1 per lot for 
smaller lots”. 

7.1.4 Floodplain Storage Replacement 
To mitigate for the loss of floodplain volume, the existing grass-lined swale located at the toe of 
the landward side of the existing levee will be graded deeper and wider to replace the 3,740 cf 
of floodplain storage lost due to construction impacts.  Approximately 5,430 cf of replacement 
flood storage volume will be provided, which will significantly exceed the minimum needed to 
compensate for the lost flood storage volume.  All re-graded swale areas will be restored with 
native vegetation.  The bottom of the swale will be seeded and stabilized per the engineering 
plans, and the side slopes of the swale will be planted with native shrubs per the buffer 
mitigation plans.  
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7.2 Mitigation Design Elements 

7.2.1 Plantings 
A variety of evergreen and deciduous native trees and shrubs species will be used to plant the 
mitigation areas (Sheet W2.0-2.1).  A Plant Schedule on Sheet W2.0 provides a full list of 
proposed species.  Plant materials will generally consist of a combination of balled-and-
burlapped, bare-root, and container stock. Plant species were chosen for a variety of qualities, 
including: adaptation to specific water regimes, value to wildlife, value as a physical or visual 
barrier, pattern of growth (structural diversity), and aesthetic values.  Native tree and shrub 
species were chosen to increase both the structural and species diversity of the mitigation 
areas, thereby increasing the value of the mitigation areas to wildlife for food and cover.  
Planting will be planned to occur during the dormant season (late fall, winter, or early spring) to 
maximize the chance for successful plant establishment and survival.  Detailed planting 
specifications are included on Sheet W2.2.  

7.2.2 Habitat Features 
Snags, down logs, and stumps will be incorporated into the buffer mitigation areas to provide 
ecologically important habitat features for wildlife.  All down woody material shall be coniferous 
species (western red cedar, Douglas fir, western hemlock, or Sitka spruce).  Snags shall be 
cedar or fir species.   

Snags provide perching, feeding, and nesting sites for a variety of native birds.  Cavity nesting 
bird species, such as tree swallows, violet-green swallows, chickadees, and woodpeckers would 
be expected to utilize such features.  A bird-nesting box will be attached to each installed snag 
to initially augment the natural habitat for swallow species.  Down logs and stumps provide the 
slow release of nutrients as the wood decays and also provide cover for amphibians, small 
mammals, and other wildlife.  If boulders are recovered from site excavation they will be placed 
in small piles within the mitigation areas where appropriate.  These piles can provide habitat for 
reptiles and small mammals. 

7.2.3 Temporary Irrigation 
An above-ground temporary irrigation system capable of full head to head coverage will be 
provided to the cleared/grubbed and graded buffer mitigation areas.  The temporary irrigation 
system shall either utilize controller and point of connection (POC) from the existing site 
landscaping irrigation system or shall include a separate POC and controller with a backflow 
prevention device per water jurisdiction inspection and approval.  The system shall be zoned to 
provide optimal pressure and uniformity of coverage, as well as separation for areas of full sun 
or shade and slopes in excess of 5 percent.   

The system shall be operational by June 15 (or at time of planting) and winterized by October 
15.  Irrigation shall be provided for the first 2 years of the monitoring period.  The irrigation 
system shall be programmed to provide 1/2" of water every three days (one cycle with two start 
times per week or every three days).  A chart describing the location of all installed or open 
zones and corresponding controller numbers shall be placed inside the controller and given to 
the owner’s representative.  Prior to release of the bond at the end of the monitoring period, all 
components of the irrigation system shall be removed from all mitigation areas. 

7.3 Mitigation Goal, Objectives and Performance Standards 
The overall goal of the mitigation plan is to enhance the functions and values of the reduced 
100-foot Sammamish River Buffer.  To accomplish this goal the proposed mitigation plan will:  

 Re-establish 21,420 sf of existing impervious surface to fully-functioning stream buffer. 

 Enhance 74,300 sf of existing degraded stream buffer. 
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Mitigation actions will be evaluated through the following objectives and performance standards.  
Mitigation monitoring will be performed by a qualified biologist.   

Objective A:  Create structural and plant species diversity in both the re-established and 
enhanced stream buffer areas (95,720 sf total).  

Performance Standard A1:  At least 15 species of desirable native plants will be present in the 
mitigation buffer areas during the monitoring period.  Percent survival of planted woody species 
must be at least 100% at the end of Year 1 (per contractor warranty), and at least 80% for each 
subsequent year of the monitoring period. 

Performance Standard A2--Years 1-3:  Native woody species (planted or volunteer) will achieve 
an average stem density of at least 0.03 stems per square foot by the end of Year 1, and an 
average stem density of at least 0.04 stems per square foot by the end of Year 3. 

Performance Standard A3 -- Years 4-5:  Total percent aerial woody plant coverage must be at 
least 35% by Year 4 and 50% by Year 5.  Woody coverage may be comprised of both planted 
and recolonized native species; however, to maintain species diversity, at no time shall a 
recolonized species (i.e., red alder) comprise more than 35% of the total woody coverage.  
There must be at least three native species providing at least 20% each, or four native species 
providing at least 15% each, or five native species providing at least 10% each of the total aerial 
woody plant coverage in the re-established buffer area. 

Objective B:  Increase the overall habitat functions of the stream buffer by incorporating habitat 
features (i.e., snags with swallow nest boxes, down logs, stumps, and boulder piles, as 
appropriate) into the mitigation buffer areas. 

Performance Standard B:  After construction and for the entirety of the monitoring period, the 
mitigation buffer areas will contain at least 17 habitat features per acre (1 piece/2,500 sf) 
including down woody material (logs, stumps, etc.) and snags.  Large down logs shall be a 
minimum of 20 feet in length and 15" diameter at breast height, with or without roots.  Stumps 
shall be either well-decayed relocated stumps, or fresh cut stumps with roots with a minimum 3-
foot length of trunk.  Stumps will be placed both upright and horizontally.  Additional habitat 
features can be placed within the mitigation areas only after specified quantities and sizes have 
been met.  Each snag shall have a swallow nest box installed. 

Objective C: Limit the amount of invasive and exotic species within the re-established and 
enhanced buffer areas.   

Performance Standard C1:  For discretely rooted woody invasive species such as Himalayan 
and evergreen blackberry, Scot’s broom, purple loosestrife, hedge bindweed, creeping 
nightshade, etc., 100% removal shall be achieved during mitigation construction* (to be 
documented at the baseline assessment).   For years 1-5 of the monitoring period, coverage of 
discretely rooted invasive species shall be maintained at 10% or less**. 

Performance Standard C2:  For rhizomatous colonizing invasive species such as Japanese 
knotweed, reed canarygrass, etc., overtopping with native canopy species must reach 100% by 
year 5*, and documented reductions of vigor and density must be recorded by year 5*.  

* Per Chapter 8 of Section Two of the City of Woodinville Wetland and Stream Mitigation 
Guidelines. 
** Per Chapter 8 (sub-section 8.5) of Section One of the City of Woodinville Wetland and 
Stream Mitigation Guidelines. 
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CHAPTER 8. STREAM BUFFER FUNCTIONAL VALUE ANALYSIS WITH MITIGATION 

Table 4 below evaluates the stream buffer in terms of five different functions, and provides a 
qualitative comparison of functions provided by the proposed enhanced 100-foot buffer vs. 
existing conditions and a hypothetical 115-foot buffer.   

Table 4.  Functional Value Analysis Summary. 

Function Existing Conditions 
With Enhancement 

(100-foot Buffer) 
Difference Between 100-
foot and 115-foot Buffer 

Shade/ 
Temperature 
Control 

Low/Moderate: The buffer 

is predominantly vegetated 
by non-native blackberries 
and reed canarygrass.  
There are few trees that 
provide shade to the river. 

Moderate/High:  The current 

vegetated portion of the buffer 
will increase from a minimum of 
32 feet to a uniform 100 feet.  
Trees and shrubs will be 
planted up to the OHWM of the 
river, which will eventually 
provide shade and temperature 
control to the river. 

No Change:  The reduced 

115-foot buffer would still 
require mitigation, but the 
additional 15 feet would not 
provide any additional shade 
or temperature control to the 
river.  Only the trees and 
shrubs planted nearest to the 
OHWM will provide shade and 
temperature control to the 
river. 

Woody Debris 
Recruitment 

Low: Trees are not a 

major component of the 
buffer.  Large woody 
debris recruitment 
potential is very low 

Moderate/High:  Large woody 

debris will be installed outside 
of the OHWM as part of the 
mitigation plan.  In addition, 
trees will be planted throughout 
the buffer, which will provide for 
woody debris recruitment. 

No Change:  The reduced 

115-foot buffer would still 
require mitigation and would 
likely have woody debris and 
trees planted as mitigation.  
Trees will provide woody 
debris recruitment as they 
mature.   

Water Quality 
Improvement 

Low:  Buffer currently 

ranges from 32 feet to 87 
feet from the OHWM.  
Stormwater is discharged 
both directly to the 
Sammamish River and to 
a bioswale at the south 
end of the property. 

High:  The buffer will be a 

uniform, vegetated 100 feet 
along the Sammamish River.  
The existing non-native 
blackberries and reed 
canarygrass will be removed 
and replaced with native 
species.  All stormwater will be 
treated on site through filter 
strips or stormwater wetlands 
before release to the river. 

No Change:  The outer 15-

feet of vegetated buffer will not 
significantly increase water 
quality improvement, but the 
adjacent development will 
treat, detain and provide 
controlled release of 
stormwater. 

Erosion 
Control 

Moderate:  The portion of 

the buffer not paved is well 
vegetated with non-native 
blackberries or reed 
canarygrass.  Stormwater 
is discharged to well 
vegetated ditches. 

High:  Non-native blackberries 

can intercept precipitation, but 
are typically devoid of any 
vegetation under the blackberry 
canes.  Sheetflow of water 
under the canes can lead to 
erosion.  Removal of the non-
native blackberries and 
replacement with native trees 
and shrubs will provide better 
vegetative cover for the soil.. 

No Change:  The reduced 

115-foot buffer would still 
require mitigation and would 
have the non-native 
blackberries replaced with 
native trees and shrubs. 

Habitat Value 

Moderate:  Most of buffer 

is vegetated with non-
native blackberries, which 
does provide some habitat 
value for birds and small 
mammals.  However, there 
is little diversity in the 
habitat available due to the 
predominance of 
blackberry. 

High:  The buffer will be 

revegetated with native trees 
and shrubs.  In addition, snags 
and large woody debris will be 
provided.  Vegetative diversity 
as well as structural diversity 
will increase the value of the 
buffer habitat compared to 
existing conditions. 

No Change:  The reduced 

115-foot buffer would still 
require mitigation and would 
likely have the same 
combinations of native trees 
and shrubs with large woody 
debris installed.   

Exhibit 8 
Page 26 of 52



The Reserve at Woodinville Critical Areas Special Study  

15 January 2016 Copyright © 2016 Talasaea Consultants, Inc. 
1349D Critical Areas Special Study-1 (15Jan2016) Page 19 

 
Shade will be provided to the stream corridor through the installation of both evergreen and 
deciduous trees.  Trees and shrubs will also eventually provide a future source of woody debris 
to the stream as they mature.  Installing native trees and shrubs will enhance the wildlife habitat 
value.  These plants will provide both food and cover for wildlife.  Wildlife habitat will be 
significantly enhanced through the placement of snags, down logs, and stumps in the enhanced 
buffer area.  These features will provide habitat for nesting, perching, and shelter for which the 
existing buffer is lacking. 

As demonstrated in Table 4 above, the proposed buffer re-establishment and enhancement 
measures will result in a significant increase in the functions and values of the stream buffer 
over existing conditions, and the functions and values achieved in the proposed 100-foot buffer 
(existing buffer ranges from 32 feet to 87 feet wide) will be equal to the functions and values that 
would be achieved in a 115-foot buffer. 

CHAPTER 9. CONSTRUCTION MANAGEMENT 

9.1 Mitigation Construction Sequence 
The following provides the general sequence of activities anticipated to be necessary to 
complete this mitigation project.  Some of these activities may be conducted concurrently as the 
project progresses. 

1. Conduct a site meeting between the Contractor, Talasaea Consultants, and the Owner's 
Representative to review the project plans. 

2. Survey clearing limits. 
3. Install silt fence and any other erosion and sedimentation control BMPs necessary for 

work in the mitigation areas. 
4. Construct project per civil plans. 
5. Clear and grub non-native/invasive vegetation from buffer. 
6. Amend soil, as necessary, and place large woody material. 
7. Complete site cleanup and install plant material as indicated on the Buffer Mitigation 

Planting Plans. 
8. Install split-rail fence at buffer boundary and post critical area signs. 

9.2 Post-Construction Approval 
Talasaea Consultants shall notify the City in writing when the mitigation planting is completed 
for a final site inspection and subsequent final approval.  Once final approval is obtained in 
writing from the City, the monitoring period will begin.   

9.3 Post-Construction Assessment 
Once construction is approved, a qualified wetland biologist/ecologist from Talasaea 
Consultants shall conduct a post-construction assessment.  The purpose of this assessment will 
be to establish baseline conditions at Year 0 of the required monitoring period.  A Baseline 
Assessment report including “as-built” drawings will be submitted to the City. The as-built plan 
set will identify and describe any changes in grading, planting or other constructed features in 
relation to the original approved mitigation plan. 

CHAPTER 10.  MONITORING PLAN 

10.1 Monitoring Schedule 
All of the buffer mitigation areas will be monitored for ten years to ensure compliance with the 
stated mitigation goals, objectives and performance standards approved by the City.  Monitoring 
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events will be conducted according to the schedule presented in Table 5 below.  Monitoring will 
be performed by a qualified biologist or ecologist.  

Table 5.  Projected Schedule for Performance Monitoring and Maintenance Events. 
Year Date Maintenance 

Review 
Performance 
Monitoring 

Report Due to 
City 

Year 0, As-built and 
Baseline Assessment 

Fall X X X 

1 Spring 4 times/year X  

Fall X X 

2 Spring 4 times/year X  

 Fall  X X 

3 Spring 4 times/year   

Fall X X 

4 Spring 4 times/year   

Fall X X 

5 Spring 4 times/year   

Fall X X 

6 Spring  2 times/year   

Fall   

7 Spring 2 times/year   

Fall X X 

8 Spring 2 times/year   

Fall   

9 Spring 2 times/year   

Fall   

10 Spring 2 times/year   

Fall X X* 

*Obtain final approval from the City of Woodinville (presumes performance criteria are met). 

10.2 Monitoring Reports 
Monitoring reports shall follow the general guidelines in Chapter 8 of Section I and Chapter 8 of 
Section II of the City of Woodinville Wetland and Stream Mitigation Guidelines document.  The 
reports will include:  1) Project Overview, 2) Requirements, 3) Summary Data, 4) Maps and 
Plans, and 5) Conclusions.  If the performance criteria are met, monitoring for the City will cease 
at the end of year five, unless objectives are met at an earlier date and the City accepts the 
mitigation project as successfully completed prior to year 5. 

10.3 Methods for Monitoring Vegetation Establishment 
Vegetation monitoring methods may include counts; photo-points; random sampling; sampling 
plots, quadrats, or transects; stem density; visual inspection; and/or other methods deemed 
appropriate by the permitting agency or agencies.  Vegetation monitoring components shall 
include general appearance, health, mortality, colonization rates, percent cover, percent 
survival, volunteer plant species, and invasive weed cover. 

Permanent vegetation sampling plots, quadrats, and/or transects will be established at selected 
locations to adequately sample and represent all of the plant communities within the mitigation 
project areas.  The number, exact size, and location of transects, sampling plots, and quadrats 
will be determined at the time of the baseline assessment. 

Percent areal cover of woody vegetation (forested and/or scrub-shrub plant communities) will be 
evaluated through the use of point-intercept sampling methodology.  Using this methodology, a 
tape will be extended between two permanent markers at each end of an established transect.  
Trees and shrubs intercepted by the tape will be identified, and the intercept distance recorded.  
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Percent cover by species will then be calculated by adding the intercept distances and 
expressing them as a total proportion of the tape length.   

Percent areal cover of herbaceous vegetation (emergent plant communities) in created or 
enhanced wetland areas will be measured using quadrats and/or sampling plots.  Quadrats may 
be randomly located throughout the herbaceous community, or may be located along 
established transects.  Larger sampling plots may also be established to evaluate large areas. 

The established vegetation sampling locations will be monitored and compared to the baseline 
data during each performance monitoring event to aid in determining the success of plant 
establishment.  Percent survival of shrubs and trees will be evaluated in a 10-foot-wide strip 
along each established transect.  The species and location of all shrubs and trees within this 
area will be recorded at the time of the baseline assessment, and will be evaluated during each 
monitoring event to determine percent survival.  .   

10.4 Photo Documentation 
Locations will be established within the mitigation areas from which panoramic photographs will 
be taken throughout the monitoring period.  These photographs will document general 
appearance and relative changes within the plant community.  Review of the photos over time 
will provide a semi-quantitative representation of success of the planting plan.  Vegetation 
sampling plot and photo-point locations will be shown on a map and submitted with the baseline 
assessment report and yearly performance monitoring reports. 

10.5 Wildlife Use and Condition of Habitat Features 
Birds, mammals, reptiles, amphibians, and invertebrates observed in the mitigation areas (either 
by direct or indirect means) will be identified and recorded during scheduled monitoring events, 
and at any other times observations are made.  Direct observations include actual sightings, 
while indirect observations include tracks, scat, nests, song, or other indicative signs.  The kinds 
and locations of the habitat with greatest use by each species will be noted, as will any breeding 
or nesting activities.  Installed habitat features (e.g., stumps, snags, down logs) will be 
monitored to ensure that they remain in place and are functioning as intended. 

10.6 Site Stability 
Observations will be made on the stability of slopes in the mitigation areas.  Any erosion or 
slumping of the slopes will be recorded and corrective measures will be taken. 

CHAPTER 11.  MAINTENANCE AND CONTINGENCY 

Regular maintenance reviews will be performed according to schedule presented in Table 5 to 
address any conditions that could jeopardize the success of the mitigation project.  Following 
maintenance reviews by the biologist or ecologist, required maintenance on the site will be 
implemented within ten (10) business days of submission of a maintenance memo to the 
maintenance contractor and permittee.   

Established performance standards for the project will be compared to the yearly monitoring 
results to judge the success of the mitigation.  If, during the course of the monitoring period, 
there appears to be a significant problem with achieving the performance standards, the 
permittee shall work with the City to develop a Contingency Plan in order to get the project back 
into compliance with the performance standards.  Contingency plans can include, but are not 
limited to, the following actions: additional plant installation, erosion control, modifications to 
hydrology, and plant substitutions of type, size, quantity, and/or location.  If required, a 
Contingency Plan shall be submitted to City by December 31st of any year when deficiencies are 
discovered.   
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The following list includes examples of maintenance (M) and contingency (C) actions that may 
be implemented during the course of the monitoring period.  This list is not intended to be 
exhaustive, and other actions may be implemented as deemed necessary. 

 During year one, replace all dead woody plant material (M). 

 Water plantings in the buffer restoration/creation areas at a rate of 1” of water every 
week between June 15 – October 15 during the first two years after installation, and for 
the first two years after any replacement plantings (C & M). 

 Replace dead plants with the same species or a substitute species that meets the goals 
and objectives of the mitigation plan, subject to Talasaea and agency approval (C). 

 Re-plant area after reason for failure has been identified (e.g., moisture regime, poor 
plant stock, disease, shade/sun conditions, wildlife damage, etc.) (C). 

 After consulting with City staff, minor excavations, if deemed to be more beneficial to the 
existing conditions than currently exists, will be made to correct surface drainage 
patterns (C). 

 Remove/control weedy or exotic invasive plants (e.g., Scot's broom, reed canarygrass, 
Himalayan blackberry, purple loosestrife, Japanese knotweed, etc.) by manual or 
chemical means approved by permitting agencies.  Use of herbicides or pesticides within 
the mitigation area would only be implemented if other measures failed or were 
considered unlikely to be successful, and would require prior agency approval.  All non-
native vegetation must be removed and disposed of off-site. (C & M). 

 Weed all trees and shrubs to the dripline and provide 3-inch deep mulch rings 24 inches 
in diameter for shrubs and 36 inches in diameter for trees (M).   

 Remove trash and other debris from the mitigation areas twice a year (M). 

 Selectively prune woody plants at the direction of Talasaea Consultants to meet the 
mitigation plan's goal and objectives (e.g., thinning and removal of dead or diseased 
portions of trees/shrubs) (M). 

 Repair or replace damaged structures including:  signs, fences (M). 

CHAPTER 12.   PERFORMANCE SECURITY 

Pursuant to WMC 21.24.150, a performance security device shall be secured by the applicant to 
ensure that all mitigation work is constructed and completed according to the approved plans.  A 
separate performance security device shall also be secured to ensure monitoring and 
maintenance is carried out as specified in the approved mitigation plan for the duration of the 
required monitoring period.  Per the City of Woodinville’s Wetland and Stream Mitigation 
Guidelines, the performance security shall be in the amount of 150% of the cost of the installed 
mitigation work.  A mitigation cost worksheet, per the provided template in Appendix E of the 
Wetland and Stream Mitigation Guidelines, will be provided to the City to determine the required 
amount of the performance security. 

CHAPTER 13.   SUMMARY 

Panattoni Development Company proposes to redevelop the Woodinville Lumber property.  The 
project site is located directly adjacent to the Sammamish River, a Shoreline of the State, and 
as such development on the Site must follow the regulations of Woodinville’s Shoreline Master 
Program, in addition to all other applicable codes and development regulations.  The proposed 
project consists of two speculative warehouse buildings with a combined footprint of about 
199,700 square feet (sf) with a future second floor area totaling approximately 30,000 sf.   
Parking will be developed for approximately 200 cars.  Portions of the proposed building, along 
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with paved parking and loading areas, will be located within the Urban Conservancy shoreline 
environment (the outer 100 feet) of the 200-foot shoreline zone.  These uses are permitted in 
the Urban Conservancy shoreline environment per Woodinville’s SMP.  No development will 
occur within the Conservancy shoreline environment (the inner, or waterward 100 feet) of the 
200-foot shoreline zone. 

The site will be fully developed in a single phase including offsite improvement along 
Woodinville Redmond road (SR-202) and driveway improvement inside a vested access across 
the King County Park property from the public street.  Two short paths accessing two shoreline 
viewpoints will be constructed within the stream buffer to provide shoreline access per the 
requirements of Woodinville’s Shoreline Management Plan.  

The project proposes to reduce the on-site portion of the Sammamish River buffer from the 150-
foot standard buffer to a reduced 100-foot minimum buffer per WMC §21.24.380(1)(a).  A small 
portion of the FEMA 100-year floodplain will be filled to accommodate construction of the 
proposed parking lot.   

Although critical areas were identified off-site to the west of the proposed project, the project in 
this vicinity is confined to the existing paved roadway on the west side of SR-202.  As a result, 
there will be no impacts to these off-site critical areas or their buffers, which would end at the 
paved roadway. 

Mitigation for the impacts listed above will provide a vastly improved condition for the 
Sammamish River buffer, which is currently degraded and partially developed.  The project has 
been designed to actually increase the overall area of functioning river buffer on site vs. existing 
conditions, and the project proposes re-establishing approximately 21,420 sf of existing 
impervious surface to functioning vegetated buffer.  To mitigate for reducing the 150-foot 
standard Sammamish River buffer to 100 feet, the project will enhance 74,300 sf of existing 
vegetated but degraded buffer.  A total of 95,720 square feet (sf) of enhanced and re-
established buffer will be provided with this development proposal.  Mitigation for the loss of 
floodplain volume will be provided with a net increase of 1,690 cf.   

All of the re-established and enhanced buffer areas will be monitored for ten years to ensure 
compliance with the stated mitigation goals, objectives, and performance standards approved 
by the City.  In addition, a performance security will be provided to ensure that the monitoring 
and maintenance is carried out as specified in the approved mitigation plan for the duration of 
the required monitoring period.  
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APPENDIX A 
 

FEMA Letter of Map Amendment (LOMA) dated 10 January 2012 
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APPENDIX B 
 

Buffer Mitigation Plan (full-size plan sheets) 
Sheet W1.0: Existing Conditions Plan 
Sheet W1.1: Proposed Site Plan, Impacts and Mitigation Overview 
Sheet W1.2: Clearing and Grubbing Plan, Notes & Details 
Sheet W2.0: Planting Plan, Plant Schedule & Notes 
Sheet W2.1: Planting Plan & Details 
Sheet W2.2: Planting Specifications 
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