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Clearwater Commons LLC
Habitat Management Plan and Critical Areas Study
Snohomish County, Washington

INTRODUCTION

The proposed project is located at 1415 196™ Street SE, between 194™ Street SE and 196" Street
SEE in the Bothell area of unincorporated Snohomish County (Figures | and 2). The site is
approximately 7.4 acres in size and is comprised of one parcel with tax numbers
2705800401300 and 27051800404100. There are three delineated wetlands on the site as well
as North Creek.

A group of families proposes to develop the site as an airspace condominium and co-housing
project with a total of 16 housing units (15 new). The group’s goals are to providc a pedestrian
friendly community with shared on-site amenities, minimize the development impacts on the
environment, and to restore the functions and values of wetlands and siream buffers on this site.
The community is working with Snohomish County Surface Water Management to restore 1,400
lincar feet of North Creek salmon habitat both on site and at the Clearwater School (southeast of
the development).

The property previously had a nine-unit short plat submitial in with Snohomish County. It was
submitted by the previous owner, Riverbend North LLC, and the project number is 05-
121911SP. A wetland delineation and ordinary high water mark (OHWM) study was completed
by The Watershed Company in July 2005. North Creek and three wetland areas were identified
on the site. This study was approved and accepted by Patrick McGraner, Senior Biologist, and
Elizabeth Larsen, Biologist. both of Snohomish County Planning and Development Services. A
pre-application report was completed by ESM Consulting Engineers, also in July 2005. In
Spring 2006, the property was sold to Clcarwater Commons L1.C and the proposal was revised
(project number 06-1310SILU). On September 28. 2006, a pre-application mecting was held
with Snohomish County Development Services Staff for the revised 16-unit housing project.

This project is regulated under the Snohomish County Code (SCC), Chapter 30.62, Critical
Areas Regulations (CAR). North Creek is also subject to Snohomish County’s Salmonid Habitat
Managemeni Plan Administrative Rule (SCC 30.62.100 & 30.62.110). The intent of this report
is to show how the proposed project meets the Standard Requirements (Option A) of the Habitat
Management Plan Requirements, as well as the Critical Area Study and Mitigation Plan
requirements of the CAR.

DESCRIPTION OF PROJECT

The proposed development would retain an cxisting residence, garage, and related landscaping.
A new site driveway would be developed off 194™ Street SE and would serve 15 new detached
and scmi-detached smaller single-family homes and a 31-stall central parking area. The
proposed clustered development will include the existing residence, five new single-family
residences, and five new duplexes for a total of 16 residential units.

The Watershed Company TWC Ref#: 041020
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Figure 1.  Vicinity map of the project site {MapQuest).

Figure 2.  Aerial photograph of the immediate project area (Windows Live Local, 2005).
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The project will also include a common house, accessory/storage buildings, community gardens,
and play areas. A private alley will double as a fire access lane and pedestrian path. The alley
will start at the parking area and only limited vehicular access to the site will be allowed.

The site development will make extensive use of Low-Impact Development techniques detailed
in the Low-impact Development Technical Guidance Manual for Puget Sound (Snohomish
County Code SCC 30.63C.010, Amended Ordinance 06-044, cffective July 16, 2006). Green
roofs and/or pin-pile foundations are being designed for all ncw buildings and a small footprint
of 800 square feet for ncw residences will minimize the impact on the site. The alley/firclane
and major paths are being designed using pervious surfaces, and the parking area will use a
combination of pervious and impervious surfaces. Compost-amended soil will be tilled into
selected open space areas and distributed rain gardens along the road will provide additional
infiltration of stormwater. The use of improved infiltration techniques eliminates the need for
discharge to North Creek, and closely mimics the forested conditions of the pre-developed site.
In order to minimize impacts to wetlands and to promote low impact development along 194"
Street SE, while still mecting Snohomish County requirements, the project is designed with a 20-
foot roadway, shoulder, curb, gutter, and 5-foot sidewalk at its narrowest section (28 feet).

Individual residences will be three-bedroom with a smaller than standard total square footage
(1,580 to 1,630) to minimize material usage and the overall impact of the buildings on the site.
The residences will be designed to minimize material waste and the project will promote
recycling of construction debris. The project will also promote the use of local and/or Forest
Stewardship Council (FSC) certified wood products as well as recycled and reclaimed materials.
Energy efficiency will be implemented through such techniques as advanced framing, energy
star appliances and lighting, and the use of both passive and active solar energy. The residences
will also incorporate materials and finishes that arc both renewable and improve indoor air
quality.

The project requires 81 square feet of permanent wetland fill and 7,396 square feet of permanent
wetland and stream buffer loss to accommodate widening of 194™ Street SE, construction of new
sidewalks, the eastern portion of the required parking area, construction of Unit 8-C, paths and
parking area associated with the existing housc, and asphalt apron associated with the utility line.
Mitigation includes 4,091 square feet of wetland buffer gain (dedicated arca) and 7,825 square
feet of wetland and buffer enhancement area. A total of 202,297 square feet (4.64 acres) of
critical areas and buffers would be permanently protected under the proposal in a Native Growth
Protection Area {(NGPA). The founders of Clearwater Commons hope to create an
environmentally responsible project that fosters a strong sense of community and helps promote
low-impact development.

DESCRIPTION OF PROJECT AREA

As stated previously, this property is approximately 7.4 acres in size and slopes gradually to the
southwest. There are businesses to the eas, a private school and day care facility to the south, a
mobile home park to the north, and residential areas to the west and south, including a fairly
recent development called Victoria Heights. This property is located within the Urban section of
Snohomish County.

The Watershed Company TWC Ref#; 041020
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There are three delineated wetlands on the site as well as North Creek. North Creek is a Type 2
stream that falls under the County’s Salmonid Habitat Management Plan Administrative Rule
that defines habital preservation for threatened or endangered species. North Creek flows
through the southern portion of the site. North Creck provides habitat for spawning fall-run
Chinook salmon. Wetland A is a Category 2 riparian wetland located in the southern portion of
the site. It lies north of the creek edge and extends toward the existing house and gravel
driveway. Wetland A extends offsite to the west and south. Wetland B is a Category 3 wetland
in an area of emergent vegetation north of Wetland A. The largest wetland, Wetland DEF, is a
Category 3 wetland in the northeast section of the site near 194" Street SE. This wetland
extends off-site to the east through several adjacent propertics. The wetlands comprise 2.24
acres of the site, with their corresponding buffers comprising 1.65 acres. North Creek and its
riparian setback comprise an additional 1.16 acres, leaving approximately 2.4 acres of buildable
area outside of critical areas and buffers.

Currently, the site is vegetated with pasture grasses in the north half, developed and maintained
landscaped arcas in the central portion of the site and a variety of trees and native and invasive
shrubs in the south half. There is also a small Category 3 wetland off-site to the north and a
small unnamed Type 4 stream off-site to the east that flows under 194" Street SE and through a
wetland area on the south side of the road. These features are adjacent to areas of required road
improvements associated with the project.

Pictures of the project area are included in Appendix A.

Sensitive Habitats

As stated above, North Creek and three wetland areas have been identified on site. A small
unnamed stream and two wetland areas also have been identified off-site, in the vicinity of
proposed road improvements, These features are described in greater detail below.

Streams and Bulffers

North Creek flows through the southern half of the subject property. North Creek is more than
12 miles long and enters the Sammamish River from the north on the right bank at River Mile
4.3 in the City of Bothell. North Creek drains a basin of approximately 23.3 square miles in area
that inctudes portions of King County. Snohomish County, Bothell, Mill Creek, and Everett.
The proposed development site is located approximately 5.25 miles upstiream of the stream’s
mouth, between 194" Street SE and 196" Street SE north of the City of Bothell in
unincorporated Snohomish County. The North Creek basin is extensively urbanized, with both
developed residential and commercial areas.

North Creek is considered a Type 2 stream according to the Snohomish County CAR. North
Creek is also subject to the County’s Salmonid Habiiat Management Plan Administrative Rule.
This administrative rule provides for identification of Fish and Wildlife Habitat Conservation
Areas (FWHCA) that have a primary association with any salmonid species listed as threatened
or endangered under the Endangered Species Act. The rule prescribes additional environmental
protection and mitigation steps that must be taken when development is proposed upon land
containing habitat features that are considered essential for a federally threatened or endangered
species.

TWC Ref#: 041020 The Watershed Company
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The rule establishes a 150-foot buffer from the Ordinary High Water Mark (OCHWM) of North
Creek, as the creck is considered a FWHCA. In addition to the 150-foot buffer, “effective
impervious surface” is not to be placed within 300 feet of listed saimonid-bearing waters. The
County al50 requires a I5-foot building setback from critical arca buffers. However, based on
specific direction provided by Patrick McGraner at the September 28, 2006 pre-application
mecting, limited intrusions in the 15-foot BSBL are allowed if room is provided for maintenance
of structures and no trees will be impacted by the proposed intrusions.

The small unnamed stream (o the east flows north to south through a culvert from under a mobile
home park on the north side of 194™ Street SE through a short open section, into another culvert
under the road, and into a muddy channcl associated with a wetland area on the south side of the
road. The small open section between existing culverts is approximately 2.5 feet wide and
approximatcly 5 fect long. This stream is a Type 4 stream with a 25-foot buffer.

Wetlands and Buffers

There are three wetland areas on the site of the proposed project. These wetlands were identified
as Wetlands A, B, and DEF. According to the Snohomish County CAR, Wetland A is a
Category 2 riparian wetland which extends off-site to the west and south, Wetland A is required
to have a standard buffer width of 50 feet. Wetland B is a Category 3 wetland and is considered
a riparian wetland due to its location within 150 feet of North Creek. It therefore has a 25-foot
buffer. Wetland DEF extends ofl-site to the east through several adjacent properties. This
wetland is rated Category 3 and requires a 25-foot buffer. Where stream and wetland buffers
ovcerlap, the wider buffer applies.

There is also a small wetland area on adjacent property north of the existing 194" Strect SE, as
shown on the site plans and attached mitigation plan. This wetland is also considered a Category
3 wetland with a 25-foot buffer. The wetland shown on the plans to the east of the site, south of
the proposed culvert extension, has been identified and approximated on site plans. It has not
been delineated or classified, but is likely a Category 3 wetland. There will be no impacts to this
wetland area since the proposed work is limited to the north side of the road; see site plan.

Wetland A

Wetland A is associated with the north side of North Creek and extends northward toward the
existing house and gravel driveway. The wetland continues off-site to the west and to the south.
The on-site portion of this wetland on the north side of North Creek measures 38,997 square fect
(0.90 acre). It includes largely riparian, non-native, ornamental and emergent vegetation.
Japanese knotwced, reed canarygrass, and creeping buttercup are dominant in this wetland. A
small ditch supporting soft rush is located along the west side of the house. Surrounding upland
areas are dominated by reed canarygrass, creeping buttercup, and Himalayan blackberry. Few
vegetative differences exist between the wetland and upland to the north.

Wetland B

Wetland B is an area of emergent vegeiation north of Wetland A. This small (3,231 square
feet/0.07 acre) wetland is a shallow depression dominated by reed canarygrass, with creeping
buttercup and soft rush also present. Vegetation in the surrounding upland is similar to that

The Watershed Company TWC Ref#: 041020
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within Wetland B, bul includes some upland species, such as evergreen blackberry and common
plantain.

Wetland DEF

Wetland DEF is the largest (55,414 square feet/1.27 acre) of the wetlands on the site. The
wetland is in the northeast section of the sitc and continues off-site to the cast. It is primarily
pasture wetland with a small amount of overhanging tree canopy at the east property boundary.
Reed canarygrass, creeping buttercup, and sofl rush are dominant plant specics. Upland arcas
surrounding Wetland DEF support Himalayan blackberry, reed canarygrass, red clover, common
dandelion, and various grasses.

Sensitive Species - Salmonids

As stated above, North Creek is subject to the County’s Salmonid Habiiat Management Plan
Administrative Rule, which prescribes additional environmental protection and mitigation steps
to be taken when development is proposed upon land containing habitat features that are
considered essential for a federally threatened or endangered species. Listed fish species in the
Lake Washington watershed, which includes Nerth Creek,. are Puget Sound Chinook salmon,
Puget Sound steelhead, and Coastal-Puget Sound bull trout, all listed as “Threatened” under the
Endangered Species Act (U.S. Federal Register, 24 March 1999; |1 May 2007; and il
November 1999, respectively). These species may be present in North Creek for at least brief
periods of time during their life cycle.

Chinock Salmon

Chinook use of North Creek may extend as far upstream as the vicinity of McCollum Park at
128" Street SE, approximately five miles upstream of the project area. The Snohomisi Counry
Chinook Salmon Distribution Map shows possible Chinook salmon use extending up to the
Interstate 5 crossing. Fall-run Chinook salmon migrate through Lake Washinglon and the
Sammamish River to reach spawning grounds associated with the Sammamish River (primarily
North Creek and Bear Creek) and Lake Sammamish tributaries (primarily lssaquah Creek,
including WDFW's Issaquah Creck hatchery). Chinook spawning escapement for North Creek
is not known according to the 1992 Washington State Salmon and Steelhead Stock Inventory
(SASSI) (WDF et al. 1993). The stock status of North Lake Washington Tributaries
Summer/Fall Chinook salmon is listed as unknown by the SASSI, possibly due to the difficulty
of ascertaining the stock status given the large number of haichery-reared chinook which migrate
up the Sammamish River and eventually to the hatchery on Issaquah Creek.

Steelhead

Steclhead have one of the most complex life history patterns of any anadromous Pacific
salmonid species. 1In Washington, there are two major run types, winter and summer steelhead.
The Lake Washington Basin does not have a summer steelhead stock and winter steelhead adults
begin river entry in a mature reproductive state in December and generally spawn from February
through May (Kerwin 2001). Naturally produced juvenile winter steelhead can either migrate to
sea (anadromy) or remain in fresh water as resident rainbow trout. The vast majority of juvenile
steelhead in the Lake Washington Basin smolt and migrate to salt water. Lake Washington
Basin steelhead usually spend one to three years in freshwater, with the greatest proportion

TWC Ref#: 041020 The Watershed Company
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spending two years (Busby et al. 1996). Because of this, juvenile steelhead rely heavily on the
freshwater habitat and are present in streams all year long (Kerwin 2001).

Fish from the Lake Washington Winter Steelhead stock are currently recognized as occurring in
the Sammamish River and its tributaries, including North Creek. Similar to Chinook, steelhead
use of North Creek may extend as far upstream as the vicinity of McCollum Park at 128% Street
SE, approximately five miles upstream of the project area (http://dnr.metrokc.gov/Wrias/8/fish-
maps/steclhead/index.htm). The Lake Washington Winter Steethead are characterized as a
native stock with wild production, and their stock status was adjusted downward from
“depressed™ to *critical” in 2002 duc to chronically low escapements and severe shor-term
declines in escapement in 2000 and 2001. As of 2004, these cscapement numbers had not
increased (WDFW 2002), and iotal escapement cstimales for the Lake Washington basin
between 2000 and 2004 have ranged between 20 and 48 (ish. Only a few of these fish are likely
to return to North Creek for spawning. Tolal steelhead escapement estimates for the Lake
Washington basin were estimated at 1.816 in 1986 (the carliest year on record), and have
steadily declined since that time. The current escapement goal set by WDFW is 1,600 fish.

Bull Trout

The 1998 Washington Salmonid Stock Inventory (SASI), published in July 1998 by WDFW,
states that reproducing populations of bull trout “have not been confirmed in the lower Cedar
River, Lake Washington, Lake Sammamish, or their tributaries.” Bull trout spawning in North
Creek is highly unlikely because successful bull trout spawning in this region typically occurs
only above the winter snow line, and no portion of the North Creck basin is high enough in
clevation to have a winter snow line. Bull trout generally require colder water than can be
provided by North Creek for successful spawning and egg incubation. Occasional rearing of
stray or wandering bull trout in North Creek may be possibie, but would not be common or
usual, due to seasonally low stream flows and expected high temperatures. Temperatures in
Issaquah Creek (and by extension, the Sammamish River and its tributaries, since they are
farther downstream and likely even warmer) are probably 100 high to support bull trout (WDFW
1998).

ANTICIPATED IMPACTS OF THE PROPOSED ACTION

Stream and Wetland Impacts

Impacts to streams and wetlands have been avoided and minimized in the revised project design.
There will be limited temporary and permanent impacts to streams, stream buffers, wetlands, and
wetland buffers as detailed below.

Snohomish County requires frontage improvements to 194™ Street SE along the north side of the
site. The new road width at the site entrance will be 20 feet with a rain garden between the
sidewalk and road to handle stormwater runoff through on-site infiltration, The new road scction
will consist of 20 feet of asphalt with 2-foot shoulders, a:5-foot rain garden planting strip, and a
4-foot sidewalk on the south side, resulting in a total frontage improvement width of 33 feet. Sce
civil site plans for details.

The Watershed Company TWC Ref#: 041020
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Impacts to wetlands have been avoided and minimized by including a Deltal.ok retaining wall in
the proposed design along the edge of the wetlands on the north and south sides of the road; see
site plans. The access drive has been redesigned to minimize buffer impacts and all of the
proposed new building envelopes are completely outside of the 150-foot riparian buffer
(FWHCA) associated with North Creek. Existing landscaping, access driveway and structures
within riparian and wetland buffers near the existing housc will continue to be maintained as
shown in the project plans. The proposed new development will be connected to an existing
sewer line to the southwest, and gas, cable, and electric utilities to the southeast, as shown on site
plans. The utility line will include a new asphalt apron which will replace the existing gravel
driveway apron at the entrance from 196" Street, as per Snohomish County Public Works
requirements.

o  Stream impacts. There will be no impacts to North Creek. Required road widening
along 194” Street SE will result in reduction ol the short open section of the unnamed
stream to the cast from 5 feet to 2.33 feet in length.

s Wetland impacts.

Permanent impacts: There will be 76 square feet of permanent wetland fill of
Wetland DEF for widening of the road along 194" Street SE. Therc will be 5
square feet of permanent wetland fill of Wetland A for installation of the sewer
manhole. Total permanent wetland impacts cqual 81 square feet,

Temporary impacts: There will be 1,234 square fect of temporary wetland
disturbance of Wetland DEF and the unnamed wetland north of the site from road
construction.  There will also be 103 square feet of temporary wetland
disturbance of Wetland A from installation of the sewer line. These impacts are
detailed on the Critical Area Mitigation and Enhancement Plan. Total temporary
wetland impacts equal 1,337 square feet.

o Stream and wetland huffer impacts.

Permanent impacts. There will be 120 square feet of permanent stream buffer
loss associated with the culvert extension of the Type 4 stream cast of the site
required for road widening along 194™ Street SE.

There will be 3,301 square feet of permanent wetland buffer loss associated with
the widening of the road along 194® Street SE. n addition, approximately 979
square feet of wetland bufer along the northwest comer of Wetland DEF will be
lost for the construction of the required parking area. Approximately 718 square
feet of wetland buffer north of Wetland B will be impacted by the construction of
Unit 8-C. There will also be 1,989 square feet of permanent buffer loss associated
with a footpath to the exisling residence, community paths, parking area near the
garage, and from the asphalt apron associated with the new utility line. Additions
to the existing residence are being permitted separately under permit number 06-
133734RK. Thesc areas equal 289 square feet. Total permanent wetland bufTer
loss equals 7,396 square feet.

TWC Refi#t: 041020 The Watershed Company
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Temporary impacts: There will be 929 square feet of temporary impact to the
150-foot riparian buffer assoctated with installation of the sewerline, 36 square
feet of temporary impact associated with the abandoned/demolished septic tank,
and 336 square feet of temporary impact associated with the community pathway,
and gas, cable and electric utilities. There will also be 1,617 squarc feet of
temgorary wetland buffer disturbance associated with the widening the road along
194" Street SE and 112 square feet of temporary buffer disturbance associated
with the parking area. Total temporary stream and wetland buffer impacts cqual
3,030 square feet.

Consistency with Salmonid Habitat Administrative Rule

There will be no impacts to North Creek associated with this proposed project. The project has
been designed to comply with Option A of the Habitat Management Plan Requirements
prescribed in the Salmonid Habitat Management Plan Administraiive Rule, as explained below.

Fish and Wildlife Habitat Conservation Area (Stream buffer). The first standard mitigation
measure listed in Option A is the establishment of the 150-foot wide Fish and Wildlifec Habitat
Conservation Area (FWHCA) in a Native Growth Protection Arca (NGPA) (see Appendix B).
This measure further specifies “that existing legally established structures, and non-native or
ornamental landscaping, including but not necessarily limited to; gardens, vards, pastures,
orchards, are not required to be designated as native growth protection arcas; and that where
such conditions presently exist, no subsequent development of any greater intensity shall be
allowed.”

The 150-foot setback has been established and is shown on site plans (see Appendix B). There is
an existing residence to be retained within this zone on the north side of North Creek. Existing
associated outbuildings, including the garage and barn, will be retained. The existing shed north
of the garage will be demolished. With the exception of the utility lines, all of the new proposed
structures and improvements will be located outside of the FWHCA. The boundary of the
NGPA, NGPA sign locations, and NGPA sign specifications are included in Appendix B plans.

Vegeiation Replacement Ratios. The second standard mitigation measure listed in Option A
addresses vegetation replacement ratios. As outlined in the Proposed Mitigation section below,
buffer loss within wetland and stream buffers is compensated by providing buffer replacement
areas as shown. I[n addition, plantings of native trees, shrubs and groundcovers are provided at a
greater than 1:1 replacement ratio, consistent with the requirement to compensate for herbaceous
vegetation loss. It is important to note that the existing wetland bufler vegetation that will be
impacled is dominated by non-native and invasive species.

Temporal Losses. ’I'emporanz impact arcas associated with installation of the scwer line, utility
line, and widening of 194" Street SE will be restored as detailed on the mitigation and
enhancement plan.

Ifvdrologic Impacts. T'he Salmonid Rule also stipulates that, “effective impervious surface shall
not be placed within 300 feet of listed salmonid-bearing waters”. The site development will
make extensive use of Low Impact Development (LID) techniques as detailed in the Low-Impact

The Watershed Company TWC Ref#: 041020
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Development Technical Guidance Manual for Puget Sound. Green roofs and pin-pile
foundations have been designed for all new buildings. The driveway, parking area (except actual
stalls), alleyways and most pathways are designed using pervious surfaces (pervious concrete,
pervious pavers). Compost-amended soil will be tilled into the on-site open space to a depth of
12 inches in areas outside wetland buffers and wetlands. Distributed rain gardens provide
additional infiltration of stormwater. The use of improved infiltration techniques eliminates the
need for discharge to North Creek and closely mimics the forested conditions of the pre-
developed site.

Snohomish County Code water quality and quantity requirements will be met through the use of
thesc same low-impact site development techniques. The site was modeled for stormwater
runoff using Western Washington Hydrology Model, Version 2, a continuous simulation flow
model that provides the most conservative design for stormwater facilities, and the approach
recommended in the Low Impact Development Technical Guidance Manual adopted by
Snohomish County. The modeling technique developed for this site is discussed in the LID
Supplemental forms included as part of this submittal. Stormwater detention and water quality
treatment will be achieved by improving the infiltration of the on-site soils by amending them
with compost, and by constructing a modification of a porous sidewalk design that provides
additional water storage capacily, allowing stormwater to slowly infiltrate into the surrounding
soils.

The approach and assumptions used to model stormwater run-off are described in the Drainage
Report and LID supporting documents. The results of the model demonstrate that 100%
infiltration of stormwater generated on site will be achieved under the proposal. Therefore the
project will not create any effective impervious surface within 300 feet of North Creek. On the
rest of the on-site arca, the tolal amount of new impervious surface is 11,020 square feet.

The off-site increase in impervious surface from the road-widening project is 5,019 square feet.
Stormwater management (treatment and detention) of the road-widening component of the
project is designed to meet Ecology’s 2005 Stormwater Manugement Manual for Western
Washington. Discharge limits are set al pre-settlement forested conditions. Infiltration is used
where feasible, and the road runoff will still follow its current drainage patterns.

Thermal Impacts. The Sulmonid Rule further specifics that, “the temperature of stormwater
discharged from a project site to a body of water containing a listed salmonid shall not exceed
Washington State Water Quality Standards for lemperature”. All stormwater runofY from the site
will be infiltrated as previously described. Unlike typical developments, stormwater will not be
collected by a system of pipes and catch basins. This will eliminate the need to construct
detention ponds, vaults and point discharges that can impact the temperature of stormwater run-
off and receiving bodies. Therefore, the proposed project design, which emphasizes infiltration
and enhancement of the natural run-off characteristics of the site, meets this requirement.

PROPOSED MITIGATION

Mitigation is proposed in the form of buffer area replacement and vegetation enhancement of
wetland and buffer areas. See Critical Area Enhancement and Mitigation Plan in Appendix B.

TWC Ref#: 041020 The Watershed Company
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A total of 4,091 square [cct of new bufler gain area will be dedicated and protected within a total
Native Growth Protection Area of 202,297 square feet (4.64 acres). This permanently protected
area constitutes 63 percent of the total site area. Buffer and wetland plantings will result in a
significant improvement over the present condition, as detailed below. This is consistent with
both the Salmonid Rule and the Snohomish County CAR Innovative development design (SCC
30.62.370).

Specific mitigation measures are detailed below:
o Weitland mitigation.

Wetland filling impacts (81 square feet) will be mitigated by providing enhancement
plantings within Wetland DLEF at the Washington Department of Ecology prescribed ratio
of 8:1 for Category Il wetlands (648 square feet required). Presently Wetland DEF is
primarily pasturc that is dominated by non-native plants with little diversity in either
species composition or community structurc. Wetland enhancement plantings near the
north edge of this wetland and cast of the parking lot, totaling approximately 2,522
square feet, will increase wetland functions and values by providing a variety of food and
cover plants to increase vegetative structure, increasing the richness of plant species and
improving the interspersion of habitats, Enhancement plantings will be planted in
clusters to mimic natural conditions and maximize edge habirat.

o Stream and wetland buffer mitigation.

Buffer reduction arcas have been offset with buffer gain arcas as much as is possible.
There will be 7,396 square feet of buffer loss. Approximately 3,869 square feet of stream
and wetland buffer area will be added to the 150-foot riparian corridor, and 222 squarc
feet will be added (o the Wetland DEF buffer at the northwest edge. This equals a total
of 4,091 square feet of stream and wetland buffer gain; see Critical Area Mitigation and
Enhancement Plan in Appendix B.

Remaining bufler loss arcas are to be mitigated with buffer cnhancement plantings
equaling 5,303 square feet. Total enhancement area on site, including wetland, wetland
buffer, and stream buffer cquals 7,825 square feet. This includes 289 square feet of
additional planting restoration area in the stream/wetland buffer southeast of the existing
residecnce as compensation for additions to the house under permit number 06-
133734RK.

Buffer areas temporarily disturbed as a result of road widening will be planted as shown
on the mitigation plan. Buffer areas temporarily disturbed as a result of installation of the
sewerline, gas and clectric utilities will be restored 10 pre-construction condition as
shown.

Since buffer averaging and buffer width reduction cannot be achicved as per the CAR on this
site. the proposed mitigation has becn designed to meet the /mnovative development design
criteria of SCC 30.62.370. Specifically, implementation of the Critical Area Mitigation and
Enhancement Plan as shown in Appendix B will result in a net improvement of the functions and

The Watershed Company TWC Ref#: 041020
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values of the wetland and its buffer when compared to cither the existing condition or what
would be permitted under the strict application of the code. The innovative project design is
consistent with the purpose and objectives of SCC Chapter 30.62 as articulated in SCC Section
30.62.010, including the protection of critical arcas and the balancing of private property rights

with the need to protect public health, safety, and welfare and the preservation of

environmentally sensitive areas. The project will not be matcrially detrimental to the public
welfare or injurious to property or improvements in the vicinity because it will result in a net
improvement in wetland and buffer functions and values.

The existing wetland, wetland buffer and stream buffers are presently vegetated with a mixture
of mostly non-native grasses, clover, dandelion, and other herbaceous species, which provide
little diversity in cither species composition or community structure.  Enhancement plantings
totaling approximately 9,378 square feet will increase wetland and stream buffer functions and
values by providing a variety of native plants to increase vegelative structure, increasing the
richness of plant species, and improving the interspersion of habitats. Buffer enhancement
plantings will also increase Lhe screening and protection of the critical areas, while maximizing
edge habitat and providing berrics and other plant parts for wildlife food and structural diversity
for wildlife cover. The miligation plan will be implemented concurrent with or prior to
completion of the proposed project. The completed mitigation project will be monitored for
three years as outlined in Appendix B.

TWC Ref#: 041020 The Watershed Company
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View of project area facing southeast. Existing shop/garage is shown in the center of photo.
Existing house 1o be retained is also shown just behind the white truck.

View of project area facing east. Shows wetland and wetland buffer impact area associated with
the required improvements to 194" St. SE and the proposed parking area.
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View of Wetland DEF from north. Shows wetland and wetland buffer enhancement areas.
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Critical Area Mitigation and Enhancement Plan

The Watershed Company TWC Ref#: 041020
December 2008 Appendix B




LV P

Ww

<, E =_

- —

THE
N COMPANY

750 Sixth Stroet South
Kirkiand WA 98033

p 4I5S EIL3242 (4256278118

werw waershedoo.com

Science & Design

-
s

AREA OF OPEN STREAM

206.229.8709

CHAD PORT
1415 196TH STREET SE

BOTHELL, WA 58012

LOW IMPACT DEVELOPMENT
CLIENT CONTACT:
BANYON TREE DESIGN

SITE ADDRESS:

——
—_———

E CLEARWATER COMMONS, LLC

)
m
2
=

NO. DATE  ISSUE

11-6-06 REVIEW SET
12-7-06  PERMIT SET
13-2107 PERMIT REV.
1-3008  PERMIT REV.
&5-08  PERMIT REV.
12-23-08 PERMIT REV.

O W b N —

REMARIS/NOTES:
ORIGINAL PLANS 2204
¥ : o 0 FETADLESS - ADJUST SCALES ACCORDINGLY
e R PERUAMG!T WETLAND AND STREAU BUFFERLOSS 7.6 6F
§ . S o wenuo neacts 13976
e %mmmwm AT SF
FZF] WETAD AND STREAM BUFFER GAN 40N SF
ﬂm]]]]]mmmnmmsemmm A5 5F
‘:;-"', 7 NOUFFER. piort
SENSITIVE AREA IMPACTS
SHEET INDEX:
__ i. SENSITIVE AREAS PLAN
B 2. IMPACT DETAIL Project Manager: G5
= 3. NGPABOUNDARY & DETAIL e TS
FrE s 4. REVEGETATION PLAN Cecn: jc
oo - 5. PLANT SPECIFICATIONS AND DETAILS Fis rame:
“", — i = i L 6. MIIGATION PLAN NOTES MITIPLANS. 2008.0WG
: JO8 NUMBER:
CRITICAL AREA MITIGATION AND ENHANCEMENT PLAN | ST
SCALE: |° = 40'0° 0 SHEET NUMBER
WI OF 6

WATERSHED




rs r

L SN

4

\\‘;\

oo .
g - '
S ewrneg. ,-A..--,...(4~-

_ _...-_..t..j_ 4.-.7__

—-—-—f-‘-‘_-*-v‘-ﬂd-'#—--d

7’

rd

e 7 f‘,’.-’ o
v .

- .n..‘d:.._’,;a_nﬁ—.a\?_-—-.-.?.-_.A

~
ALY

7--—-4(,—-&..--(_&4_ !a L

Lo e, e i 7z ST
- LTI A B - )

. ] I
Y S S -

Lo . "".’ LA

- s 4 s v

A S I
g ; = £

s a o,

LR S R A
R 4

STl e U

Pl eyt a,-cé-‘-w-ﬂ-—L'

fow

-

I
II

s
e 3,
ms L
i “28F
- 3
= 2mF— NN P
L\ T AT AT ey
N S
NS
j s = .‘\\\ \:}\\\.\\\.\\:\ c.-.
7 "llllli"”ll"" ;
45 SF j L
;. 1 Toe )
12 v . ‘
Y A
r o
L
. . e
. LOR 4
l i » ' -
| r - #
. . ’
L. ’ . . .
A
. - ’ <
L e
N ’ v . -
N .o . 7 .

TR NN v AN

SN N w N

HIH)H.

-—

THE
WATERSHED
|\ COMPANY

750 Sbeth Strest South
Kiridand WA 98031

PAISBILSIY [ 415827813
www.witershodco.com

Sclence & Design

\
¢
t
i

L S W Y

]

!
]
]
!

i
)
1.7
Al

”—---.-_--—c--.-..h

e A

- [T
e —— -
"“ﬁ—._____-....___ ' , r/ r
- ‘ |
'__—-'"‘—n-__._. " , : -
——— ! . : ’
, . Fd Ld
i ’ -\
'\"_,I ’ ]
-~ ——— g ‘ !
~ . ’
\ '
.,
, .. NOTE: SEE CIVIL SHEET 11
o2 PLANS & DETALS
_ \‘\ FOR CULVERT & HEADWALL
: - T e
‘\--._‘_
. S
;. -
D, . | ENuARGED VIEW AREA OF OPEN STREAM
’ ’ e .- OF Ol
\ Lo G
. . Vs 4 7
v oLt L. <0 7
. [ s ’ i L4
., . ” . 7 PR r -
- S P I »
S T A g .
ra ’ < 4 e ‘-
P ‘ i
. . . 2k e - _
,., r 4 ’ < r - - . N
+ - - " 4 £ 4 mcHMM°_
< S s T T ‘ EXISTING ROAD
, Fa - .
L, 4 ¢ s r ’ “ . ‘_‘_x\i —_—
. ) - ” s /. . . -
VR T S -
oy ; ra i —t

CHAD PORT
: 206.229.8709
1415 196TH STREET SE

BOTHELL, WA 98012

BANYON TREE DESIGN

LOW IMPACT DEVELOPMENT
SITE ADDRESS:

CLEENT CONTACT

REVIEW SET
PERMIT SET
PERMIT REV.
PERMIT REV.
PERMIT REV.
PERMIT REV.

ENLARGEMENT SCALE: |* = I'0*

ORIGINAL PLANS 104
ADJUST SCALES ACOURDINGLY

(T evessorcescens asee ke ALarTING LM
IN WETLAND 252 SF
IN BUFFER 5,300 6F

///.';V.L_L.-

=]

T rerument wenao Loss BISF
PERMANENT WETUAND AND STREAM BUFFERLOSS  7.398'SF
] TEMPORARY WETLAND INPACTS 1307 SF
[ TeMPORARY WETLAND BUFFER IMPACTS bl
WETLAND AND STREAM BUFFER GAIN 4,001 &F
1828 5F

IMPACT DETAIL

=
"~ SENSITIVE AREA IMPACTS

SCALE: I" = 40'0"




' THE
t WATERSHED
Native Growth Protection Area Al COMPANY
Sign Installation Guidelines ( B+ 750 Soah Sret Suth
NOT USED p 4158225242 [ 425E17.8134
TYPE 2 SIGN / www.watershedco.com
. : - Sclence & Design
17 110 Menica tya w1 okl
i wr—
Il eme por pratucrel louters
To & e plick.
inirsem of twe galsouized or weieien U
TS G T ——— - S
M~
€11 proca yaced wodee v E 2 u
pectad 17" i of . 4 2 Ak
Sogua laczzor e (3, oo, e, Qo E o E
8 pay all, o) el BT o S|oge
oot whung NGPA low. s E g ;_ E
Q0
Onk-ar Conrta 8 > % gﬂ
o E b fa “'—"§
Wliog, =8
GEl e
Compacied onthey seiericd e o
2| £9 =
- 0:[
NOTES: N 7 g § uE‘ O Qi
1. NGPA signs shall be phocad no greatar then 106 test apert orogad the perimatar of the Natve Growth Prottion Arsa. iitinum pleemant tholl indode — — o) 3% EO
oo Yype 1 sign par wethaned and of beost s Fype | sign shal be pleced in gy kot tht Borders the Native Growth Protedion Area, ondess ofberetss appromd F U|%20a Ga
by the Coumy botogist,
2. Sign pineement skofl bo subjed to the approval of Saokmmich Cagnty, Altarmoffve sign designs may be submifted to Saohomsh Coomy for approvel PHASE:
3. Al sigms most bo secye ond penmonent. PERMIT
\\\\ NO. DATE _ ISSUE
‘\\\t\ g 1 11606 REVIEWSET
\\\\ . i 1 13706 PERMITSET
NN P ) 1221407 PERMITREV,
S \\ A 4 13008 PERMITREV.
™~ e T 5 6500  PERMITREV.
RN AN
. i . /,."“',.“‘ ’
NN e
~ "77{‘ e f“m" Wh’ REMARKS/NOTES:
Lo .}«/,/:,'/ ) ORIGINAL PLANS 22204
NATIVE GROWTH "’r w L e ADJUST SCALES ACCORDINGLY
PROTECTION AREA ; PR o
—— BOUNDARY (202,297 S.F.; 4.64 AC.) sl L
o NGPASIGNS @ 100-FOOT -/
INTERVALS, TYP. (21) e, TS
Ly # o r VvV, EJ -,
- T - & KRN
\ w;\\ N
\ L p}‘\.f/{ Project Maragar: G5
Desigred: MG
Dnfted: MG
Checkad:  |C
Flio narmac
NATIVE GROWTH PROTECTION AREA P 2008.0WG
SCALE: I° = 400" °| £ 3 | | m"g:‘:?m
SHEET NUMBER:
W3 OF 6




‘ THE
ELANTLEGEND: PP xRS HED
AT ror) Coraon eem m o [\ COMPANY
@mmlwm I " .
FRAYCNRZS LATIROLIA S OIEGON ASH [T 750 Sbeth Stroet South
amwu-naimm AL 8 Kirktand WA 98033
€3 mencomamniscama e 7 pA45.8225242 [ 4258278136
@wm:mm 1TV www.watershodeo.com
@ TWIUJA PLICATA } WESTERM NED CEDWMA 1GAL 1] scie"ce & Des’-gn
@mmimm 1GAL 1
enm i ¥ S O I T ey RN N K
© samcrmuran waans ew n -- .. B R P A L N NN AN
AMALANGS EEL ALNFOLA | EERVICFREREY [T — s Y G c’-’é@ w.‘.v@.g(ohogﬁ; o
(5) COPMASTOLONPEIA I RID CHER DOGWOCD  1GAL 01 - 0. ‘ -~ Oy @090'00'0
@ CONYLLA CORMUTA /AT MAZTLNUT e 8 2 : . o 8
® DAL Do o +  WETLAND AND BUFFER . O §_
@ HOLODELS DSCOLOR / DCEAN BPAY 1CAL - ENHANCEMENT AREA - - (-] 5'-!
LOMCERA VOLUCRATA/ LACK TWIREIMEY  |GAL. 0 r ’ . % [ 4 R
6 MOONAAONOULNITALOMGONGAAM (G ¢ s T . d o E 2 ~ h
@mmnmrm:m G s ~ L 8 E
LN EPMAIGINATA { BCTTER CHERIY oA 3 . ) * » Z z g o~
() ncma rocara. e nocy L m P . S N ’ s Z Q. 'z- E
6  EWA OTCTARL { SALMONKERRY IGAL 11D —L = s . . - o 9 (& U] g
@mm:mm JaaL 1 " - - o . : , s U .e E =
@ AKPOH AL | oA om z E b 0 2—
1 TR .o ‘ ' ‘ . ' . T ’ w g & W Eg
o, . . - > - - - ” X i Fs E U E E "<
vl - T, WEmANDWDEF S$|28% &5
z DTOET AT MIOY LMD e FOC KD ) o (;ATEGORY3 g % E % 5:"
I . — w
mBumowW o ul 2z E
A ATHTRUM FLDGAINATUADY EN 1 CAL -1MisTFEGL, 3 o o | Eo
= G, reoI@woc n L B Q v m
K MRYITCHLT PUNITUM/ WORD FERN  GaL - I I )
PERMIT
-
P |
:':- NO. DATE ISSUE
FEED AT A RATE O 1 LS FER IED. 1 11608 REVIEWSET
SNTATITRATS 1 12-700  PERMIT SET
COWNED WOGDT DEROE LAMGE LOGT, PITIAR Y k| 12-2)-07 PERAMIT REV.
wrml:urnm‘g.nrrmmmm it 4 3008  PERMIT REV.
RS AR FTELY PR 11 SATERAD 5 6508  PERMITREV.
COMPANTY. & 12300 PERMIT REV.
REMARKS/NOTES:
ORIGIMAL PLANS 204
ADJUST SCALES ACCOADINGLY
GENERAL FLANTING NOTES:
I, REMOVE ALL INVASIVE NON-NATIVE PLANT SPECIES {ENGLISH VY, ) ) . ) -,
HMALAYAN SLACKEBERRY. SCOTS BAOH. NIGHT SHALE. ETC) | - . : : s i L ; ‘ o3 B0 PRI
THROUGHOUT THE PLANTING AREAS PROJECT. 7 ) ‘ i N . - YWy Sapdd a8l
e T ST e o e - - "L
WATERSHED COMPANY. ., o
3. PLANTS MAY BE RELD ADJUSTED DEPENDING ON MICROSITE K :‘A{ . ) .
CONDITIONS. WETLAND "A” LINE EASEMENT TO BE RESEEDED w/
. CANARY GRASS TO THE LOWEST POSSIBLE HEIGHT, 3 .
! WM FROM A 24" DIA. CIRCLE [N THE LOCATION OF CATEGORY 2-. PROTIME B40 M (SEE LEGEND FOR DETAILS)
EACH NEW PLANT TO € INSTALLED. o - - ‘ Project Manager: GS
8. PROJECT 5 SUBJECT TO INSPECTION AT ANY TIME. AN INITIAL / < s ‘ ‘ Designat MG
LAYOUT INSPECTION AND A FINAL INSPECTION ARE RECUARED. . P Orafiat MG
Cheockad:  |C
Flie narme:
MITIPLAND-2008 DWG
JOB NUMBER:
041020
SHEET NUMBER:
SCALE: I" = 20'-0"

N .. T — W4 OF 6

-




NOTES:

L PLANTING FIT SHALL NOT BE LESS THAN (2)
TIHES THE MIDTH OF THE ROOT BALL DIA.

2 LOGSEN SIDES AND BOTTOMS GF PLANTING FIT

3. SOAK PLANTING AT AFTER PLANTING

REMOVE FROM POT 1 RAUGHHP ROCT BPALL
BEFORE INSTALLING. UNTANGLE AND STRALGHTEN
CIRCLING ROOTS - PRUE IF NECESGARY, F
PLANT 15 EXCEFTIONALLY ROOT-BOND, DO NOT
PLAKT AND RETURN 10 RIRSERY FOR AN
ACCEPTAELE ALTERNATIVE

4* MUCH | AYER (ARBORIST CHIPS PREFERFED).
HOLD BACK. MLCH FROH TRINK/STEHE

SLOW FREEASE GRANILAR FERTILIZER, OSHOCOTE
OR APPROVED BGIRY. (QUTSLE OF OHMM. ORLY)
APFLIED ONE YEAR AFTER INITIAL PLAKTING

REMOVE [EBRIS AND LARGE ROCKS AD
BACKFILL MTH RATIVE SOl FRM UP 501L
AROHD PLANT

I PLANTING PIT SHALL NOT BE LESS THAR (2} TIMES
THE HIDTH OF THE ROOT BALL DA
2 LOOSEN SiDES AND BOTTOME OF PLANTING PIT

REMOVE FROM POT 4 ROUSHHIP ROGT BALL
PEFORE INGTALLING. UNTANGLE AND STRAIGHTEN
CIRCLING ROOTS - PRIME [F MECESGARY. IF
PLANT 15 EXCEPTIORALLY ROOT-BAND, DO NOT
PLANT AND RETURN TO NJRSERY FOR AN
ACCEPTABLE ALTERNATIVE

HOLD BACK, MACH FROM STEMS

SLOW RELEASE GRANILAR FERTILIZER, OSMOCOTE
OR APPROVED EGLAY. (OUTSIDE OF OHAM, ONLY)
AFFLIED OHE YFAR AFTER NTIAL PLANTING

SPECIPIED ON-CENTER REMOVE DEBRIS AND LAREE ROCKS AND
e —_— BACKLL WITH HATIVE SO FRMUP SOL
ARCND PLANT

PERENNIAL AND GROUNDCOVER PLANTING

34" HLOH LAYER (ARBORIST CHIPS PREFERRED),

NTS

NOTES:

L CUTTING SHOALD EE ANSLE CUT (45°) AT THE BASE ND

PERPBIDICLAR CUT 15T ABOVE A NODE (BUD)
2. INSTALL CTTRNG A MIN. OF 2/3RD5 INTO 501
3, NGRE THAT NODES (BUDS) ARE POINTING P

PLANT INSTALLATION SPECIRCATIONS

Note: Thase specifications are a legally binding contract.
GENERAL NOTES

Quality Assurance

I. Ptants shall meet or exceed the specifications of Federal, Sate, 2nd local krwa requiring
Inspection for plant disease and insect control,

1 Plants shall be hoatthy, vigorous, and well-formad, with well developed, fibrous root systems,
free from dead branches or roots. Plants shall be free from damage caused by temperature
extremes, lick or excess of moisture, Insects, disease, and mechanical injury. Plants in leaf shall
be well foliated and of good color. Planty shall be habinntad to the outdoor environmental
conditions into which they will ba planted (hardened-off).

3. Trees with danmaged, crooked, multiple or broken leaders will be rejected. Woody plants with
abrasions of the bark or sunscald will be rejected,

4. Nomenciarure: Plant names shall conform to Flora of tha Pacific Northwest by Hitchcock and
Cronguist, University of Washington Press, 1973 snd/or to A Field Gulde to the Conmen
Wetland Plants of Western Washington & Northwestern Oregon, ed, Sarzh Spear Cooke,
Seatrds Audubon Sodiaty, [997.

Definitions

I. Plantw/plant materiats. Plants and plant materiats shall nclude any live plant matertal used on the
preject. This includes but is not limited to comainer grown, B&B or barercot plants; live stakes
and fascinas (watties); tubers, corms, bulbs, etc.; sprigs, plugs, and liners.

2. Corntalner grown, Container grown plans are those whose rootballs are enclosed in a pot or
bag in which that plart grew.

3. Live mmakes, Live stakes are cut from dormant, healthy, living individuals of the specified plam
speties at the specified size 2nd are to be planted before roots form. Uive stakes shall have a
stralght top cut immediately 2bove but not into a noda. The lower, rooting end of the Ive stake
shall be eut at 5 45-degres angle. Live stakes are cut from one to two year old wood snd have
no branches.

Substiton

I. his the contractor's respansibility to cbtain specifisd matertals in advance H special growing,
marketing or othar arrangements must be made In onder to supply specified materialy.

1. Substitution of plant materials not on the project (st will not be permitted unless authorized in
writing by the Wetland Restoration Consuftant.

3. If proof is submitted that any plant marerial specifted Is not obtainable, a proposal will be
considered for use of the nearest equivalent size of alternative species, with corresponding
adjustinent of conTact price.

4. Such proof will be substantfated and submittad in writing to the consultant at least 30 days prior
to start of work under this section.

I. Plants shall be subject to Inspection and approval by tha Wetland Restoration Consultant for
conformance to specifictions, either at time of delivery on-site or at the grower’s nursery.
Approval of plant materials at any time thall not Impair the subsaquent right of inspection and
rejection during progress of the work.

2. Plams Impected on site and rejected for not meeting specifications must be remaved

from site or red-tagged and removed as soon s possible.

3. The wethand restoration consultant may elact to Inspece plant materials at the place of growth.
After Inspection and scceptance, the restoration consultant may require the Inspected plants be
hkbeled and reserved for project. Substitution of thess plants with other Individualy, even of the
same species and size, s unaoccepable.

Measurements of Plants
I. Plarts shall conform o sizes specified unless substitutions are made @ outlinad in this contract.
2. Helght and tpread dimenions specified refer to main body of plant and not branch or root tip
to tip. Plant dimenslons shall be mezsurad when thelr branches or roots are In their normal

positon.

3. Where a range of size is given, no plant shall be less than the mintmum size and at least 5096 of
the plants thall be as large 23 the medlan of the size ranga. (Bample: If the size range is 12" o
18*, at least 509 of plants must be 15° wll.)

SUBMITTALS

Propaossd Plant Sources
1. Within 30 days aftar award of the contract, submit a complets list of plant materials proposed o
be provided demonstrating conformance with tha requirements specified. Inchudo the names
and addresses of 2l growers and nurseries.

I. Plant Materials List - Submit documentation to consuftant at kezst 30 days prior to start of work
under this section that plant materialy have been orderad. Arrange procedure for inspection of
plant material with consuftant at time of submission.

1. Have copies of vendor's or growery’ invoices or packing slips for all plans on site during
imtallation. Invoice or packing slip should [ist species by sclentific name, quantity, and date
deliverad (and genetic origin if that Informution was previously requested).

DELIVERY, HANDUNG, & STORAGE

Notification: Contractor must notify consuhant 48 hours or more in advance of defiveries so
that consuftant may wrange for impection.

Plant Mamrials

I. Transportation - During shipping, plants shall be packed to provide protection agalnst climate
extremes, breakags and drying. Proper ventilation and prevention of damage to bark, branches,
and roat systams must be ersured.

2. Scheduling and storage - Plants shall bo defivered 33 close to planting as possible. Plants in
norage must be protected against any condition thar is detrimentsl w thelr continued health
and vigor,

3. Handling - Plant materials shall not be handled by the trunk, limbs, or follage but only by the
container, ball, box, or other protective structure, except bareroot ptants shall be kept in
bundles until panting and then handled carefully by the trunk or stem.

4. Labels - Ptanty sha!l have durable, fegible labels stating correct sclemtfic mme and size. Ten
percent of contziner grown plants In individual pots shall be labeied. Plants supplied in flars,
racks, boxes, bags, or bundles shall have one labe! per group.

WARRANTY

1. Plants must be guarantoed to be true to scientific name and specified size, and to be healthy and
capabla of vigorous growth,

2. Plants not found mesting all of the required conditions must be removed from site and replaced
immedianely at the consultant’s discretion.

PLANT MATERIAL

General
1. Plants thall be nurzery grown in ascordance with good horticuinmral practices under dbmate
conditons simitar to or more severe than thosa of the project siee.
2. Plants shall ba tnue to species and variaty or subspecies. No cultivars or named varieties ghall
be used unless specifiad as such.

Quantities
Sea plant list on accompanying plars.

Root treatment

1. Container grown plants (indudes plugs): Plant root balls must hold together when the plant is
removed from the pot, except that a small amount of iocsa soil may be on the top of the
rootball,

2. Plants must not ba roat-bound; thera must be na circling roots present In any plant nspected.

3. Rootballs that have cracked or broken when removed from the container shall be rejectad.

4. Live Stakes (Includes fascines, willow wattles), Live stakes must be installed before rooting
occury. Plants that already have roots at the time of installation will be rejectsd.
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PLANT SPECIFICATIONS AND DETAILS




CONSTRUCTION SEQUENCE

Mitigation Plan Notes

Mitigation Summary: A group of families propases to develop this site a3 an airspace condominium and
co-housing project with a total of |6 housing units (15 new). The group's gaals 2re to provida a
pedestrian friendly community with shared on-sits amenities, minimize che development impacts on
the environmant, and restors the functions and values of wetlands and stream buffers. The
community is working with the Snohamish County Public Works Department to restore tha North
Creek saimon habitat both on site and at the Clearwater School.

Tha proposed development would retain an existing residencs, barn, garage and refatad landscaping.

The propased clustered development will include one (1) existing residencs, five (5) new single family
residences and five (5) new duploxes for a total of sixteen (16) residential units. Thas project will also

Include a common house, accessoryfstorage bulldings, community gardens and play areas. A new sits
driveway will be developed off |194th Street SE with a 32-space central parking area. A private alloy

wiil double as a fire accoss lana and pedestrian path. Thea alley/path will smart at the parking area and

removable bollards will limit vehicular access to the site.

The site development will make extenive use of Low-impact Development tachniques detalied in the
Low-impact Development Technico! Guidance Manuaf for Puget Sound (Snohomish County Code SCC
30.63C.010, Amended Ordinance 06-044, effective July 16, 2006). Green roofs and/or pin-pile
foundations are being designed for all new buildings and 2 small footprint of 800 square fest for new
residences will minimiza the mpact on the site.  The alley/firelans and major paths are being desigred
using pervious surfaces, and the parking area will use a combination of pervious and impervious
surfaces  Compost-amended soll will be tllled Into selectad open space areas and distributed raln
gardens along the road will provide additional infiltration of stormwater.  The wse of improved
infiltration techniques efiminates the need for discharga to Narth Creelq, 2nd dosely mimics the
forestod conditions of the pre-developed site.  In order @ minimize Impacts to wetands and to
promots low impact devetopment along | 94th Street SE, while still meeting Snohomish County
requirements, the preject is designed with a 20-foot roadway, shoulder, curb, gutter, and S5-foot
sidawalk at its narrowast section (28 feet).

The project requires §| square feet of parmmanent wedand fill and 7,396 square feat of permanent
watland and stream buffer loss to accommodate widening of |94th Street SE, construction of new
silewalks, the exstern portion of tha required parking area, construction of Unit 8-C, paths and
parking area associated with the sxdisting hoane, and asphalt apron assockared with the drivevay.
Mitigation Includes 4,091 square fest of watland buffer gain (dedicated area) and 7,825 square feet of
wettand and buffer enhancernent area. A total of 202,297 square foat (4.64 acres) of critical areas and
buffers would be permanendy protected under the propesal in a Native Growth Protection Area
(NGPA). The founders of Clearwater Commons hope to creats an envircnmentally respensible
project that fosters a strong sense of community and helps promote low-tmpact developmant.

Approval: Implementation of these plans requires review and approval by the Snohomish County
Department of Planning and Development Services (PDS), US Army Corps of Engineers, and
Washington Department of Figh and Wildlife.

Supervision: A biologist or the designing landscape architect (Restoration Consuhant) that is familiar

with this plan and Ity Intent shafl be on hand to inspect and approve all plant matertaly and t approve
final placement of installed vegemtion.

Sequencing
I.  Any disturbed wetznd and buffer areas should be seeded with Pro-Time 840 Native Blo-Fliter

Seed Mix (can be obtalned from Hobbs & Hopkins Lod, 503.239.7516).

Establish plantting area boundaries as shown on the plan.

Remove all exdsting non-native and/or invasive ptant species from the planting area. Species

specifically targetad for removal include any Himatzyan blackberry, reed cararygram, Scot’s broom

and thistie. Reed canarygrass shall be mowed to the lowest possible helght and removed from a

24-inch dameter cirde at the loction of each new plant. Other non-rative and/or ivasive spacies

listed by the Washingeon Stater Noxious Weed Board as Clams A, Class B, or Class C weeds sre to
be remocved by their roots, grubbing and/or hand digging as necessary. Inddental disturbance to
surrounding native plant species should be minimized.

4. Loosen any compacred solls In the planting areas with a shovel, plck or rock bar.

5. Plant the areas indicated on the planting plan with the native tree and shrub species shown per ptan
during the first dormant season (October through March). Adjust plantings a5 needed to avoid
exdsting rative species.

6. Apply slow-reiesse, granutar ferdlizer such as Osmocote TM or equal product to shrub phantings
one year after Initial planting, Follow manufacturer's instructions for 2l ferdlizer applications.
Keep fertilizer in weather-tight contalners while on site.

7. Water Individual plants with 2 Inches of water immediately fter planting to eliminate air pockets
and o3 ensure roat to sofl contact. Pravide temporary irrigation symem or water truck to supply &
minimum of 2 inches of water per week from [une through September for the first two years
following insmllation. Continue to irrigate nstailed plants 23 necessary unitll established and

thriving.

8. After plants have been installed, place a 4-inch-deep mulch tayer in a 12* radius around Instalied
plants In arder to control weeds and ald In soll moksture retention.

9. Survival In a healthy condition is to be guaranteed for all of the planted specimens through their
entire first growing sexton, A post-construction acceptance inspection (coincident with Year Ona
monitering) ks to bo made within § to 10 months following the infta! dormant season planting and
any dead, missing, or unhesithy specimens are to be replaced. Replacement Is to occur during the
then-upcoming

w

dormant season.

Objectives and Performance Standards

The following objectives and performance standards have been ostablished to measure the success of
this plan. Success will be monitored acconding to methodology that is outlined in the following
“Monftoring and Maintenance™ section.

Oblectiv |: Native tree and chrub vegetation conmunities will ba established in the planting areas
within three years after planting.

Performance Standard |: Within the planting areas, conteiner-grown plants shall meet a 100 percent
survival standard at the end of Year One (to be guarantaod by the contractor acquiring and Installing
the plants); and an 80 pearcent survival standard at the end of Year Two and Year Three, with
additional plariting if these sandards are not met. At the end of Year Three, Instaflad trees and shrubs
in the planting area shall sxchibit st least 50 parcont cover, Weody cover by species listed by the
Washington Strte Noxious Weed Board as Class A, Class B, or Clasy C weeds may not exceed 15

percent coverage within the planting areas.

Monitoring and Maintenance:
To ensure the success of this plan, a three-year monitoring and maintenance ptan will be mplemented.

: The installed vegetation community will be monitored for three years after nftial
instaitation. Within two months of plant installation, an As-Bull Report will ba prepared that
documents the general implementation of tha mitigation plan, Ay minor changes to the approved
revegetation plan that are required by fleld conditions or plant avaliatility during plan tmplementation
must bo documentad In the As-Buik Report and submitted to Snohomish County for approval. The
monhtoring period begins once the As-Bullt Report has been approved by Snohomish County PDS,
The approved As-Bullt Report then becomes the approved mitigation plan for future Inspaction
purposes.

Monitoring visits shall occur berween July | and Seprember 15. During Year Ona, an additional weed
inspection will oocur in April. The dditiemal woed inspaction will not be necessary in the remalning
years uniess invasive/nan-ative species exceed 15 percent cover in the previous year,

During each manitoring visit, color photographs will be taken from points to be idemtified in the
As-Built Report that provide complats coverage of the planting areas. In addition, the following itenns
will ba nated:

1) the percent survival of planted species (Years Ona and Two ondy);

2) the percent cover of plamed species based on visual estdmata (Year Three);

3) tha species compasition, noting whether a species is nativa or axotic and whether plants present

were planted or are volunteers;
4) tha percent cover of non-native or invasive species; and
5) the general health of vegetatian, noting whether pests or disexse are present.

Particular artention shall be pald to the encroachment or emergence of Himalayan blackberry, reed
canarygrass, thistle, and Scot's Broom. The emergunce of these or arty species [isted by the
Washingron Stats Noxdous Weed Board g3 Class A, Class B, or Class C weads within planting areas
will be noted and recommendations for immediate manual removal will be made,

Following each year's monitoring vis't, a short letter-style report shall be prepared deniiing the
findings of che visit. This report shall Include Information on the survival and condition of the instafled
plants; photographs of the site; a discussion of invasive weed cover in the planting area; and ary
recommendations for maintenance. This report shall be submitted to Snohomish County PDS within a
month’s time of each year's monitoring visit. All maintenznes and repalr recommendations shall be
completed within four months of each monitoring report, with a memo to PDS detailing any sctions
that were aken

Maintermance: This project will include at feast cne malntenance visit per year, for thres years
following implementation of the mitigation plan. During these maintenancs visits, the installed planting
areas will be weeded by hand to remove any new thoots of non-rative and/or invasive vegetation that
are emerging. Mainterancs visits will occur in August. If invasive/non-rative species exceed 15
percent cover in the previous year's monitoring report, two malintenance visits will be conductad: one
in April and the tecond in August.

During the first and second summer following plant Instaltagion (Years One & Two), plantings in the
buffer mitigation areas will be suppllied with a minimum of 2 inches of water per week from june
through September. Further, If plants appear to be stressed dus to drought during the third summer
after plant Instaflation (Yezr Three). two inches of water per week shauld again be supplied from june
through September.

Addltioral maintenance visits may also be required to respond to other monitoring recommendations.
mens are to be replaced. Replacement b to occur during the then-upcoming dormant season.

|BOND QUANTITY: $41,876.03. SEE ATTACHED CRITICAL AREAS MITIGATION WORKSHEET. |

MITIGATION PLAN NOTES
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