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1.0 Introduction

The applicants are proposing to expand the existing commercial warehouse to accommodate
the growth of the business and to better utilize the layout of the three parcels for Dimensional
Communications. This expansion of building, parking, and circular drive will facilitate better
access to the entire site for management purposes. These activities will require the relocation
and enhancement of a section of Maddox Creek on Parcels P128692, P128693, P128694,
P29511, located on Anderson Road, in Mount Vernon, Washington. The properties are
currently in commercial / light industrial use.

The 13.33-acre project site is comprised of four parcels and two businesses along Anderson
Road (located at 1220 and 1314 Anderson Road), and existing agricultural pasture land. The
majority of the lot is relatively flat floodplain with a large wetland feature along the eastern
property boundary and two streams that join and flow from north and east to the south.

Per Mount Vernon Municipal County Code 15.40 and Skagit County Code 14.24, this Critical
Area Report is required because the project is located in the vicinity of wetlands, wetland
buffer, and Fish and Wildlife Habitat Conservation Areas. Additionally, this report provides a
complete biological evaluation of the project site and the surroundings as required by Army
Corps of Engineers permitting, and a FEMA Floodplain Habitat Assessment to evaluate any
critical habitat or protected species that may be adversely impacted by the proposed
development.

2.0 Critical Area Qualifications

Puget Consulting & Restoration (PC&R) provides environmental consultation for development
projects and specializes in critical area assessments, wetland delineations, shoreline
development, as well as mitigation and restoration. The Qualified Biologist for this project Tess
Cooper, Owner / Principle Ecologist, has a Bachelor’s Degree in Geography, Environment and
Resource Management from Western Washington University, a Professional Certificate in Parks
Law Enforcement (Environmental Law and Policy) from Skagit Valley College, and multiple
professional development training courses in wetlands, critical areas, and shoreline processes.
In addition to consulting she has over ten years of combined experience working for state and
local jurisdictions in riparian restoration, natural resource management, environmental
compliance, critical area planning and biological evaluation. Jazmen Yoder, Intern and Botany
student assisted with data collection for wetland delineation.
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3.0 Project Location

The property is situated in Section 32, Township 34 North, Range 04 East, within the local
jurisdiction of City of Mount Vernon, while a portion of parcel P29511 is located within Skagit
County UGA. The project site is located on Anderson Road in Mount Vernon, Washington and
within Watershed Resource Inventory Area (WRIA) 3, the Lower Skagit Basin. The property
within the project site is zoned Commercial Limited Industrial C-L, Community Commercial C-3,
and Medium Density R-1.

4.0 Project Description

The project is proposed in relation to the expansion of an existing commercial facility for
Dimensional Communications at 1220 Anderson Road. The site is currently fragmented by
multiple critical areas and buffers and is dominated by vacant agriculture fields. In an effort to
make the commercial property more conforming to city zoning and the existing use, the site
requires better accessibility. The project is described as three separate actions: 1. Building an
addition onto the existing warehouse, 2. Expansion of the current paved parking area and
access road, to include improvements to and replacement of a dilapidated stream crossing road
and bridge, 3. Relocation and enhancement of a portion of Maddox Creek with the current
channel path filled to match existing grade to accommodate the proposed expansion activities.
The project has been designed in a way to balance the expectation of the property owner to
reasonable economic use of the urban property with the need to preserve and avoid any loss of
ecological function. The project development team has carefully created a plan that will result
overall in improvements to the watershed including a longer stream channel, more channel
complexity, and enhanced riparian function. This report describes the location, function and
value of each Critical Area feature including two Type F streams and wetlands.

5.0 Wetland Assessment

Using industry standards, PC&R examined the subject site and areas off-site, within close
proximity to the proposed project’s limits of disturbance, to determine if any regulated Critical
Areas exist outside of the subject property boundaries which would cause associated protective
buffers to extend onto the property. In addition to field evaluations, PC&R examined aerial
photographs on Skagit County’s map systems and Google Earth. Soil survey maps produced by
the Natural Resources Conservation Service (NRCS) and the National Wetlands Inventory maps
produced by the U.S. Fish and Wildlife Service USFWS) were also evaluated as part of this
project review.

5.1 Methodologies
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The routine methodologies described in the Washington State Wetlands Identification and
Delineation Manual (Washington State Department of Ecology Publication #96-94, March 1997)
were used to make a determination, as required by the local jurisdictions. In addition, Puget
Consulting & Restoration (PC&R) evaluated the site using the U.S. Army Corps of Engineers
Wetland Delineation Manual produced in 1987 and the U.S. Army Corps of Engineers Regional
Supplement to the Corps of Engineers Wetland Delineation Manual: Western Mountains,
Valleys, and Coast Region produced in May 2010 (hereinafter referred to as “the Corps Regional
Supplement”).

According to the federal and state methodologies described above, identification of wetlands is
based on a three-factor approach involving indicators of hydrophytic vegetation, hydric soils,
and presence or evidence of persistent hydrology. Except where noted in the manuals, the
three-factor approach discussed above requires positive indicators of hydrophytic vegetation,
hydric soils, and wetland hydrology to make a determination that an area is a regulated
wetland. Using these manuals, the site characteristics for making a wetland determination
include the following:

1.) Examination of the site for hydrophytic vegetation (species present/percent cover);

2.) Examination for the presence of hydric soils in areas where hydrophytic vegetation is
present; AND

3.) Examination to determine if adequate hydrology exists within the top 12 inches of the soil
horizon for sufficient duration during the growing season.

5.2 Results and Findings

The project site is located within two separate jurisdictions and subject to both Mount Vernon
Municipal Code Chapter 15.40, and Skagit County Code Chapter 14.24; which regulate the
protection of functions and values of critical areas and the ecological processes that sustain
them. This Evaluation determined that there are critical areas within the contributing
landscape and in close proximity to the proposed development. Known features and their
respective locations, conditions and functions are described in this section.

Multiple wetlands are mapped in the vicinity of this parcel by either Skagit County or the
National Wetland Inventory. On March 2, 2017, PC&R personnel investigated the subject parcel
and concluded that three wetland and two streams exists within the property boundaries. A
site map of the exiting Critical Areas is provided below, showing the current wetland
boundaries. Using the WA Dept. of Ecology rating system the wetlands were classified and
referred to in this report as Wetlands A, B, and C. General site conditions are described below.
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Managed Ecosystem Fees In lieu of Mitigation

Square Feet

New Impervious w/in Mgmt Zone 75-200"

1,754

$1/sf=51754

New Impervious w/in Buffer 0 -75'

26,285

$4 / sf = $105,140

In an effort to enhance buffer function, for both stream and wetland buffers which are

currently dominated by grasses and invasive species, the entire area shown on the planting

plan shall be planted with a combination of the proposed species dependant on regular
conditions of hydrology and primarily comprised of plugs or bareroot nursery stock as

described in the table below.

Coastal Willow (Salix hookeriana) Plugs 6’ OC 1200 ea
Red Osier Dogwood (Cornus alba) bareroot stock 6’ OC 1200 ea
Oregon Crabapple (Malus fusca) bareroot stock 6’ OC 1200 ea
Douglas Spirea (Spiraea douglasii) bareroot stock 6’ OC 1200 ea
Black Cottonwood (Populus trichocarpa) bareroot stock 10’ OC 60 ea
Western Redcedar (Thuja plicata) bareroot stock 10’ OC 60 ea
Western Hemlock (Tsuga heterophylla) bareroot stock 10’ OC 60 ea

Performance standards:

Planting should occur following site prep or construction when danger of plant damage has

past. Generally, the prime time to install vegetation is during the dormant growing season

between November and March. If this planting window is not feasible then plants should be

irrigated and monitored closely for plant mortality.

Plant Monitoring and Maintenance Plan: Seven-year monitoring will be conducted to ensure

the long-term survival and stability of the riparian planting areas, elements of the monitoring to

include (a) annual inspections of the plants, (b) replacement of failed riparian plants, (c)
removal of invasive species that may have become established, and (d) photographic

documentation of planting success. Monitoring reports shall be submitted bi-annually to the

Permit Administrator as prescribed.

Criteria for Success: At the end of the seventh year of the monitoring, the riparian plantings

shall be considered successful if the following final performance standards are met: (1) a

minimum eighty percent survival rate of the riparian vegetation within the planting areas; (2) a

minimum of ninety percent cover within the planting areas by riparian vegetation; (3) less than

ten percent cover of invasive species.
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*If at any time during the monitoring period these performance standards are not met
corrective action will be taken and documented in the monitoring reports.

Contingency Plan: It shall be the responsibility of those carrying out the maintenance to report
“problems” in a timely manner to allow mid-course corrections as agreed upon by a
cooperative effort among the applicant, wetland consultant, landscape team, and Permit
Administrator. Contingency may include (a) additional planting to replace dead or distressed
plants to meet performance standards; (b) plant substitution of type, size, quantity, location
and must be approved by the permitting agencies; or (c) adjustment to the maintenance
protocol.

Limitations and Use of This Report

This Wetland Report is supplied to Paul Hagman as a means of determining whether any
wetlands regulated by the Critical Area Ordinance exist on the site or within close proximity of
this proposal of which would affect the permit requirements of the proposed development on
the site. The work for this report has conformed to the standard of care employed by
professional ecologists in the Puget Sound region. No other representation or warranty,
expressed or implied, is made concerning the work or this report. This report is based largely on
readily observable conditions and, to a lesser extent, on readily ascertainable conditions. The
laws applicable to Critical Areas are subject to varying interpretations. While Puget Consulting
& Restoration upheld professional industry standards when completing this review, the
information included in this report does not guarantee approval by any federal, state, and/or
local permitting agencies. Therefore, the work associated with this proposal shall not
commence until permits have been obtained from all applicable agencies. If any questions
arise regarding this review, please contact me directly at (360) 678-9814.

Puget Consulting & Restoration
Tess Cooper
Owner / Principal Ecologist
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