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INTRODUCTION 

Edmonds School District No. 15 (District) owns property located at 3001 - 184th Street SW, 
Lynnwood, Washington, as shown on Figure 1 – Project Vicinity Map.  This property will be 
leased by Cypress Equities (proponent) and be redeveloped for a mixed-use development within 
the City of Lynnwood. 
 
Shockey Planning Group, Inc. prepared a wetland delineation report for this 40-acre site located 
in the City of Lynnwood, Washington for the Edmonds School District in 2006.  Two wetlands 
(A and C) and one stream (Tunnel Creek) are located on the property.  No other critical areas are 
located on the site.  The delineation report provided wetland information to support a Draft 
Environmental Impact Statement (DEIS). 
 
In March 2006, the District submitted a Comprehensive Plan Amendment (Docket request) to 
change the Comprehensive Plan designation of the site from Public Facility to Mixed Use.  A 
request was also included to change the implementing zone from Public (PI) to Commercial 
Residential (CR).  A Determination of Significance (DS) and request for comments on the scope 
of the EIS was issued by the City of Lynnwood on June 1, 2006.  This notice requires the 
proponent to study several areas within the EIS, including “Impact to watercourse (Tunnel 
Creek) crossing the northern part of the site”.  This Critical Areas Report addresses the 
information required by the DS regarding Tunnel Creek as well as other critical areas found on 
the site. 
 
Approval of any of the alternatives will require compliance with the City of Lynnwood Critical 
Areas Code Requirements [Lynnwood Municipal Code Chapter 17.10].  This document will 
present the information necessary for agencies, affected tribes and members of the public to 
comment on the effects of the proposed development relative to critical areas on, and adjacent to, 
the subject property.  This report is the result of site-specific field investigations and analysis of 
impacts that could occur as a result of the alternatives presented. 
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Figure 1 – Project Vicinity Map 
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SITE ALTERNATIVES 

Design Alternatives 
 
The five design alternatives that are being analyzed in the DEIS include Alternatives 1 through 5.  
These alternatives are described in detail below.  All alternatives include a through road 
connecting Maple Avenue with 184th Street S.W.  This roadway, which would be an extension of 
33rd Avenue W, is contained in Lynnwood’s long-range transportation plan and is needed to 
serve the development proposal.  The new roadway would impact Wetland C; therefore all 
alternatives include impacts to critical areas.  No impacts to Wetland A would occur under any 
of the proposed alternatives. 
 
The road design has taken wetland mitigation into consideration.  Appropriate buffer between the 
wetland mitigation area and the proposed roadway has been provided for development of a 3-
lane road.  The buffer width allows for the 3-lane right-of-way without encroaching on the 
wetland buffer.  This roadway is a design feature that is required by the City of Lynnwood, and 
is considered in all design alternatives. 
 
Alternative 1 

This Alternative would create a mixed-use development composed of several major elements 
including a Costco Wholesale, an office building, retail commercial uses, multi-family 
residential units, restaurants, entertainment uses and associated parking facilities.  Building sizes 
would range from one to five stories.  A new bypass road would serve the site with access from 
184th Street S.W. to the intersection of Maple Road and Alderwood Mall Parkway.  
 
Wetland C (3,262 SF) would be filled by the completion of the bypass roadway.  This wetland 
loss would be mitigated with wetland creation at a ratio of 2:1 adjacent to Wetland A.  A large 
stand of evergreen trees along the western edge of the site would be preserved, providing a 
significant buffer adjacent to the residential areas to the west and north of the site.  Extensive 
landscaping would be provided throughout the site and along the perimeter. 
 
Alternative 2 

This Alternative would create a mixed-use development composed of a Costco warehouse and 
retail and commercial uses at a higher density than Alternative 1.  The five-story office building 
is not included in this alternative.  The site would include pedestrian connections, with 
landscaping along the pedestrian and vehicular routes.  A new bypass road would be constructed 
linking 184th Street SW to the intersection of Maple Road and Alderwood Mall Parkway.  
Internal roads would serve the site with access from 184th Street SW and the new bypass road.   
 
Wetland C would be filled by the completion of the bypass roadway.  This wetland would be 
mitigated with wetland creation adjacent to Wetland A.  A large stand of evergreen trees along 
the western edge of the site would be preserved, providing a significant buffer adjacent to the 
residential areas to the west and north of the site.  
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Alternative 3 

This Alternative would include the same mix of uses as Alternative 1, but at a less intensive level 
of development.  Alternative 3 would include a Costco warehouse, and mixed-use development 
including retail, amusement/recreation, residential space, and restaurants.  A five-story office 
building would be included in this proposal.  Pedestrian connections would be emphasized 
throughout the site, and landscaping would be included along these connections and along 
vehicular routes.  A new bypass road would be constructed linking 184th Street SW to the 
intersection of Maple Road and Alderwood Mall Parkway.  Internal roads would serve the site 
with access from 184th Street SW and the new bypass road. 
 
Wetland C would be filled by the completion of the access roadway.  This wetland would be 
mitigated with wetland creation adjacent to Wetland A.  A large stand of evergreen trees along 
the western edge of the site would be preserved, providing a significant buffer adjacent to the 
residential areas to the west and north of the site. 
 
Alternative 4 

Alternative 4 would contain retail uses including some restaurants.  The retail center would be 
comprised of up to 14 structures.  No Costco is included in this proposal.  This alternative 
includes a large open space area near the center of the development.  Extensive landscaping 
would be provided throughout the site and along the perimeter boundaries.  
 
A new bypass road would be constructed linking 184th Street SW to the intersection of Maple 
Road and Alderwood Mall Parkway.  Internal roads would serve the site with access from 184th 
Street SW and the new bypass road.  Wetland C would be filled by the completion of the access 
roadway.  This wetland would be mitigated with wetland creation adjacent to Wetland A. 
 
Alternative 5 

This Alternative is the “No Action” Alternative.  It assumes that existing zoning remains in place 
and includes development allowed under existing land use regulations.  The Land Use 
designation would remain “Public Facilities” (PF) and zoning of the site would remain “Public 
and Semi-Public” (P-1).  Uses allowed under these designations are Residential Uses, 
Institutional Uses, Medical Facilities, and Municipal Uses.  Specifics uses assumed for this 
alternative would include a medical office building, medical and dental offices, nursing home 
facilities and a child day care facility.  A combination of surface parking and parking structures 
would be provided throughout the site.  Pedestrian connections and landscaping would be 
provided along walkways and vehicular routes.   
 
A new bypass road would be constructed linking 184th Street SW to the intersection of Maple 
Road and Alderwood Mall Parkway.  Internal roads would serve the site with access from 184th 
Street SW and the new bypass road. Wetland C would be filled by the completion of the access 
roadway.  This wetland would be mitigated with wetland creation adjacent to Wetland A. 
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AFFECTED ENVIRONMENT 

SITE DESCRIPTION 

The property covers approximately 40 acres and is the site of the current Lynnwood High School 
and its associated buildings.  Two wetlands (A and C) and one stream (Tunnel Creek) are located 
on the property.  No other critical areas are located on the site. 

TOPOGRAPHY 

The subject property is located on glacial till plains and generally slopes to the northeast.  
According to the topographic survey, elevation ranges from a high of 420 feet above sea level at 
the southwest border of the property to a low of 380 feet along the northeast border of the 
property along the edge of the property.  The USGS topographic quadrangle suggests that 
elevations on the subject property range from 420 feet down to 360 feet.  For the most part, the 
subject property is relatively flat with gentle unidirectional sloping from west to east and some 
rolling topography. 

SOILS 

The NRCS has mapped the soils of the subject property as presented in the Soil Survey of 
Snohomish County Area, Washington (NRCS, 1983).  Four soil map units (MU’s) are shown to 
occur on or in close proximity to the subject property.  These MU’s include: Alderwood-Urban 
land complex, Everett gravelly sandy loam, Mukilteo muck, and Urban land. 
 
The Alderwood-Urban land complex (8-15 percent slopes, MU #6) covers approximately 16 
percent of the subject property in the northwest corner.  The Alderwood-Urban land complex is 
comprised of approximately 60 percent Alderwood soils and 25 percent Urban land and occurs 
on plains.  Permeability of the Alderwood soil is moderately rapid above the hardpan and very 
slow through it.  Available water capacity is low. 
 
Everett gravelly sandy loam (8-15 percent slopes, MU #18) covers approximately 17 percent of 
the subject property in the southwest corner.  The Everett series consists of somewhat 
excessively drained soils that are underlain by very gravelly sand.  These soils formed in very 
gravelly glacial outwash deposits under conifers.  They are found on terraces and terrace fronts 
and are gently undulating to moderately steep.  They tend to be located along drainage ways or 
on short slopes between terrace benches and are stonier and more gravelly.  The run-off potential 
of this soil is slow to rapid depending on the slope. 
 
Mukilteo muck (MU #34) covers approximately three percent of the subject property in the 
northeast corner of the property closest to Alderwood Mall Parkway and Maple Avenue.  The 
Mukilteo series consists of deep, very poorly drained soils formed in deep organic deposits.  
Mukilteo soils are mainly in depressional areas on glacial uplands.  Some are in river valleys.  
Slopes are typically zero to two percent. 
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The remaining, approximately 64 percent is comprised of Urban land (MU#78) and occurs from 
the west central portion of the property and continues to the east side where 182nd Street SW 
enters the property.  Most of the Urban land is covered by buildings, playing fields and parking 
lots.  Erosion is unlikely to occur on the subject property because of the shallow slopes, the 
direction of the running water through culverts and the vegetative cover of the pervious surfaces. 

WATER RESOURCES 

Surface Water 

The subject property occurs in the Water Resource Inventory Area (WRIA) #8 – Cedar-
Sammamish watershed, in the Golde Creek Drainage of the Scriber Creek Sub-basin (R.W. 
Beck, 1998).  The Cedar-Sammamish watershed is located in the north central Puget Sound 
region and includes portions of Snohomish and King Counties. 
 
Based on the topographic survey of the property, site evaluation and the City of Lynnwood, the 
primary channel of Tunnel Creek is located on or near the north and east edges of the subject 
property.  All water associated with Tunnel Creek and drainage draining from residential and 
developed commercial areas neighboring the subject property is also directed onto the property 
via drainage culverts.  The culverts direct the water through Wetland A into a stormwater 
detention pond on the north end of the property and into Wetland C, which outlets to a culvert 
under the school driveway.  Surface water directed by the culverts comprises almost all of the 
water in Wetlands A and C.  The source of Tunnel Creek is surface water runoff and 
groundwater seepage from the subject property, the adjacent stormwater detention ponds, and 
other contributing properties.  Tunnel Creek terminates in Swamp Creek to the northeast. 

Groundwater 

Groundwater is likely present in the glacial till soils that comprise the site.  Most of the subject 
property has a relatively shallow, weakly cemented hardpan approximately 35 inches below the 
soil surface.  A seasonal perched water table on top of the hardpan typically occurs 18 to 36 
inches below the soil surface from January through March.  Other cemented layers with low 
permeability are likely distributed through the vertical profile of the property.  Thus, minor 
amounts of groundwater may occur at any depth.  A relatively high water table, associated with 
Tunnel Creek, is expected to occur near the creek. 
 

VEGETATION 

Vegetation on the subject property is comprised of second growth mixed forest, wetland, and 
invasive species.  The plants are listed in Table 1 below.  
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Table 1 – Vegetation Present on Subject Property 
Scientific Name2 Common Name2 Indicator Status3 

TREES:   
Alnus rubra Red alder FAC 
Acer macrophyllum Big Leaf Maple FACU 
Pseudotsuga menziesii Douglas-fir FACU 
Thuja plicata Western red-cedar FAC 
SHRUBS   
Ilex aquifolium Holly FACU 
Rubus laciniatus Evergreen blackberry FACU+ 
Rubus procerus Himalayan blackberry FACU 
Rubus spectabilis Salmonberry FAC+ 
Gaultheria shallon Salal FACU 
   
GRAMINOIDS:   
Phalaris arundinacea Reed Canary Grass FACW 
Typha latifolia Common Cattail OBL 
FORBS:   
Equisetum arvense Common horsetail FAC 
Equisetum telmateia Giant horsetail FACW 
Hedera helix English ivy FACU 
Polystichum munitum Sword fern FACU 
Pteridium aquilinum Bracken fern FACU 
Ranunculus repens Creeping buttercup FACW 
Pteridium aquilinum Bracken fern FACU 
Scirpus microcarpus Small Flowered Bulrush OBL 

1 – Species list compiled during site visits in 2006. 
2 – Scientific and common names following Cooke (1997). 
3 – Indicator Status refers to probability of occurrence in a wetland: 
OBL:  obligate, Probability >99% occur in wetlands; FACW:  facultative wetland, Probability 67% to 99% occur in wetlands; FAC:  
facultative, Probability 34% to 66% occur in wetlands; FACU:  facultative upland, Probability 1% to 33% occur in wetlands; UPL:  upland, 
Probability <1% occur in wetlands. 

WILDLIFE 

The subject property provides a small non-contiguous block of undeveloped forested habitat at 
its western edge to a limited variety of wildlife species in an area that is undergoing a fast rate of 
development.  Habitat is isolated and available to a very small number of wildlife, but many 
species of birds (City of Lynnwood, 2004.)  See Table 2 for wildlife species likely to inhabit the 
subject property.  The Washington Department of Fish and Wildlife (WDFW) does not list 
Tunnel Creek as a fish bearing stream. 

Table 2 – Wildlife Species Likely to Occur on Subject Property 
Common Name Species Name 

Mammals  
Raccoon Procyon lotor 
Virginia Opossum Didephis virginiana 
Coyote Canis latrans 
Cottontail Rabbit Sylvilagus spp. 
Squirrel Sciurus spp. 
Muskrat Ondatra zibethicus 
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Birds  
Red-Winged Blackbird Agelaius phoeniceus 
Cassin’s Finch Carpodacus cassinii 
House Finch Carpodacus mexicanus 
Yellow Warbler Dendroica petechia 
Yellow-rumped Warbler Dendroica coronata 
Black-throated Gray Warbler Dendroica nigrescens 
Western Tanager Piranga ludoviciana 
House Wren Troglodytes aedon 
Tree Swallow Tachycineta bicolor 
Violet-green Swallow Tachycineta thalassina 
American Crow Corvus brachyrhynchos 
Cassin’s Vireo Vireo cassinii 
Warbling Vireo Vireo gilvus 
Willow Flycatcher Empidonax traillii 
Pacific-slope Flycatcher Empidonax difficilis 
Canada Goose Branta canadensis 
Black-capped Chickadee Poecile atricapilla 

THREATENED, ENDANGERED, AND PRIORITY SPECIES AND HABITATS 

The subject property is located in the vicinity of an exotic animal farm and a heron rookery.  
Subsequent conversations with the WDFW verify that the subject property is a sufficient 
distance from the heron colony which would prevent disturbance of nesting herons (Pers. comm., 
2006.). 
 
According to the Department of Natural Resources (DNR) Washington Natural Heritage 
Program database, threatened or endangered plant species are present in the same Section, 
Township and Range as the subject property.  Additional information was requested from DNR 
which revealed that no endangered or threatened plant species are located on site or in the 
immediate vicinity of this project. 
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CRITICAL AREA DELINEATION RESULTS 

Two wetlands (A and C) and one stream (Tunnel Creek) were identified on the subject property.  
The wetlands and stream are the only critical areas present on this site.  Geologically hazardous 
areas, fish and wildlife habitat management areas, special flood hazard areas, and groundwater 
protection areas do not occur on this site. 

WETLANDS 

Two site visits were utilized to identify suspect wetland areas.  These site visits revealed two 
wetland polygons on the subject property.  These areas were determined to be regulated wetlands 
because they exhibited positive indicators of the mandatory three criteria:  presence of hydric 
soils, wetland hydrology, and hydrophytic vegetation.  These include Wetland A, a flow-through 
depressional wetland adjacent to the northernmost border of the subject property which feeds the 
off-site stormwater detention pond; and Wetland C, a flow-through depressional wetland fed and 
drained by surface water run-off culverts from the neighboring developed properties.  These 
areas are shown together on Figure 4 – Critical Areas Map. 
 
Wetland A.  Wetland A (Figure 2) is associated 
with Tunnel Creek as shown on Figure 4.  The 
wetland is continuous from the northwest property 
corner to the central north property edge where it 
feeds into a stormwater detention pond.  The total 
area of Wetland A is 17,460 square feet.  According 
to Lynnwood Municipal Code (LMC) 17.10.050, 
which relies on the Department of Ecology’s 2004 
Washington State Wetland Rating System for 
Western Washington, Wetland A is classified as 
Category II for water quality functions, hydrologic 
functions, and habitat functions.  Wetland A 
functions to improve the water quality of surface 
water run-off from the neighboring developed 
properties prior to its subsequent release into Swamp Creek via surface and groundwater routes.  
Category II wetlands are provided a 110-foot protective buffer in the City.  Overall, Wetland A 
performs moderate habitat functional values.  The higher values are for overall water quality and 
hydrological functions.  This wetland is in good condition; however, residential development, 
vegetation clearing, and landscaping have facilitated a heavy infestation of invasive plant species 
near its western boundary. 
 
Wetland Parameters 
 
Hydrology for this wetland is provided primarily by culverts leading into and out of the wetland.  
Signs of hydrology include soil saturation to the surface, a sulfuric odor, and organic staining on 
vegetation and tree trunks.  The dominant cover type is a forested wetland; however, scrub-
shrub, and emergent cover types are also present.  Plants in this wetland area include giant 
horsetail, small flowered bulrush, creeping buttercup, Himalayan blackberry, and bittersweet 

Figure 2 – Wetland A 
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nightshade.  The indicator status of all of these plants ranges from facultative to facultative 
wetland.  The primary soil type in this wetland is Mukilteo muck.  Soil color from 0 to 18 inches 
below ground surface is Gley 1-4/SGY with a silty sand texture. 
 
Wetland C.  Wetland C (Figure 3) is a flow 
through depressional wetland that is inundated 
seasonally.  The wetland is fed by a culvert 
draining surface water run-off from the 
neighboring developed properties.  Although the 
wetland is not inundated during dry months the 
soil remains saturated to the surface year round.  
The wetland lies in a shady forested patch with 
mature red alder trees and a mix of forest upland 
and wetland plants.  The total area of Wetland C 
is 3,262 square feet.  According to Lynnwood 
Municipal Code (LMC) 17.10.050, which relies 
on the Department of Ecology’s 2004 Washington 
State Wetland Rating System for Western Washington, Wetland C is classified as Category III 
for water quality functions, hydrologic functions, and habitat functions.  Wetland C functions as 
a filter for surface water run-off before it seeps into the water table.  Category III wetlands are 
provided a 75-foot protective buffer in the City.  Overall, Wetland C performs limited habitat 
functional values.  The highest value is for water quality.  This wetland is in fair condition and is 
located in the small patch of forest on the subject property. 

 
Wetland Parameters 

Wetland hydrology primarily is provided by surface water inflows.  The wetland is dominated by 
a forested over story of fir and alder trees.  Other vegetation includes horse tail, bracken fern and 
salmonberry.  Over 50% of the dominant plant species were hydrophytic.  The primary soil type 
at this wetland is Alderwood-Urban land complex.  From 0 to18 inches below ground surface the 
soil color is Gley 1-2.5/10Y with a silty texture.  Hydrological indicators were saturation to the 
surface, hydric soils, a sulfuric odor and organic staining. 

STREAMS 

One stream, Tunnel Creek, is located at the 
northern property boundary of the subject 
project.  It is shown on Figures 4, 5, and 6. 
The source of the water is surface water run-
off from adjacent developed land.  The creek 
flows northeast across SR-525 via culverts 
until it terminates into Swamp Creek.  It flows 
year-round.  The City of Lynnwood classifies 
this creek as Category III which means that it 
is not used by salmonids (LMC 17.10.060).  

Figure 3 – Wetland C 

Figure 4 – Tunnel Creek 
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WDFW does not classify this creek as fish bearing (Pers. Comm., Holser February 14, 2010).  
The City of Lynnwood requires a 35-foot buffer from the ordinary high water mark of all 
Category III streams (LMC 17.10.061).  The stream buffer in the western portion of the site is 
confined within the buffer of Wetland A.  It then enters a culvert about mid-way along the 
northern boundary and continues for approximately 400 linear feet, then daylights again east of 
the existing driveway access for approximately 200 linear feet. 
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REGULATORY CONSIDERATIONS 

Several federal and State regulations may apply to development in or near critical areas on the 
subject property. 

FEDERAL REGULATIONS 

At the federal level, several sections of the Clean Water Act (CWA) would apply with regard to 
pollution of surface water including water quality certification (Section 401), compliance with 
the National Pollutant Discharge Elimination System (NPDES), and discharge of dredge or fill 
material into waters of the U.S. (wetland and streams).  The State of Washington Department of 
Ecology has local regulatory authority over Section 401 and Section 402 of the CWA as granted 
by the U.S. Environmental Protection Agency. 
 
There are no species listed as threatened or endangered under the federal Endangered Species 
Act (ESA) on or near the subject property (P. Thompson, 2006).  Thus, compliance with ESA 
should not be an issue. 

STATE REGULATIONS 

State regulations that may apply to development in or near critical areas include:   

• State Environmental Policy Act (SEPA).  Potential impacts on critical areas resulting from 
property development would be evaluated by the City of Lynnwood under SEPA.  SEPA 
evaluations link up with other State regulations. 

• State Hydraulic Code and Hydraulic Project Approval (HPA) for activities that alter flow 
within or characteristics of a Water of the State (streams). 

• CWA Section 401 water quality certification, administered by the State as described under 
federal regulations. 

• CWA Section 402 stormwater discharge permits (NPDES), administered by the State as 
described under federal regulations. 

• Coastal Zone Management would not apply given the distal location of the subject property 
to the coastal environment. 

• Floodplain Development Permit would likely not apply since there are no FEMA mapped 
flood prone areas. 

CITY OF LYNNWOOD REGULATIONS 

The City of Lynnwood addresses wetlands and other critical areas in several sections of 
Ordinance No. 2598, the City’s Critical Areas Ordinance.  Specifically, the purpose of LMC 
Section 17.10.010 is to identify critical areas and to supplement the development requirements 
contained in the code by providing for additional controls as required by the Washington State 
Growth Management Act and other laws, also to protect the functions and values of these 
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environmentally critical features for the public benefit, while providing property owners with 
reasonable use of their property. 

• LMC Section 17.10.080 and LMC 17.10.081 Fish and wildlife priority habitat and Wildlife 
habitat assessment - requires identification and provides protection for fish and wildlife 
habitat conservation areas. 

• LMC 17.10.050 and LMC 17.10.060 Wetland delineation and rating system and Stream 
Rating - identifies the descriptive criteria to be used in classifying streams and wetlands.  The 
previous sections of this document classified all streams and wetlands according to the 
criteria listed in this section. 

• LMC 17.10.051 and LMC 17.10.061 Standard buffer width requirements - prescribes 
protective buffer widths for wetlands and streams based on the category or type. 

• LMC 17.10.111(C) Critical areas signs, monuments, and fencing - All critical areas and their 
buffers, which have been protected through the application of this chapter, shall be 
permanently protected by designating them as native growth protection areas (NGPAs). 

• LMC 17.10.045 Critical Area Study content requirements - streams and wetlands, lists all of 
the elements and information required in a complete critical areas report. 

• LMC 17.10.054 Mitigation plan requirements - lists all of the elements and information 
required in a compensatory mitigation plan.  Proposed mitigation for the applicable 
Alternatives can be found at the end of this document. 

• LMC 17.10.040 Allowed development activities in streams, wetlands and buffers - addresses 
project activities that are allowed in such areas.  Such activities must also meet the 
requirements of LMC 17.10.045 and 17.10.046.  Uses permitted on properties subject to the 
Critical Areas Ordinance shall be the same as those permitted in the zoning district in which 
the property is located. 

LMC 17.10.047, Activities allowed in streams, wetlands, and buffers pursuant to best 
management practices - allows the normal, routine and emergency maintenance and repair of 
existing roads and utility corridors, utility facilities, equipment and appurtenances.  This section 
also allows all development activities in non-riparian Category III or Category IV wetlands 
smaller than 2,500 SF, which have 80 percent or greater aerial cover by invasive species, and 
have been determined by a qualified professional to be of low function, provided that action is 
taken to mitigate for the lost functions. 
 
LMC 17.10.065, Culverting - culverting within a stream shall only be permitted when necessary 
to provide access to a lot when no other feasible means of access exists. 
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IMPACTS OF ALTERNATIVES 

As a condition of site development under all of the alternatives, the City of Lynnwood is 
requiring that a connector street run through the site linking 184th Street S.W. with Maple 
Avenue, as an extension of 33rd Avenue W.  Development of this roadway would result in the 
filling of Wetland C (3,262 SF).  Compensatory mitigation is proposed on site in the form of 
wetland creation at a 2:1 ratio.  Wetland would be created (6,536 SF) adjacent to Tunnel Creek 
and Wetland A in the northwestern property corner.  A 110-foot buffer would be provided 
around the newly created wetland in accordance with LMC 17.10.051. 
 
To allow the appropriate right-of-way width for a 3-lane roadway, buffer averaging is proposed 
for the 110-foot buffer around Wetland A.  See Figure 4 for the wetland mitigation area.  No 
direct impacts to Wetland A would occur under any of these Alternatives.  
 
An additional approximately 250 linear feet of Tunnel Creek that is currently open channel east 
of the existing access driveway would be placed into a culvert in order to accommodate the new 
roadway.  Currently approximately 350 linear feet of Tunnel Creek is in pipe and 250 linear feet 
in an open ditch in the area that would be impacted.  The City of Lynnwood permits culverting 
within a stream when it is necessary to provide access to a lot when no other feasible means of 
access exists.  It has been determined by the City of Lynnwood that the proposed new roadway is 
necessary to access the site under any of the Alternatives.  The proposed alignment has been 
designed to have the minimum number of road crossings and to avoid intersections. 
 
The associated buffer with Tunnel Creek is 35 feet in accordance with LMC 17.10.061.  This 
buffer is already impacted with existing site improvements and does not currently meet the 35 
foot buffer requirement.  In accordance with LMC 17.10.047.C existing structures, facilities, 
landscaping or other improvements that because of their existing location do not meet the 
setback requirements of this chapter, may be remodeled, reconstructed or replaced, or 
maintained or repaired, providing that any such activity does not further intrude into a critical 
area or buffer… because the 35 foot buffer would not be met in the northeastern portion of the 
site and because this area is already developed as a detention pond, there is a detention pond 
proposed in the same location; no additional encroachment into the buffer is proposed.   
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MITIGATION MEASURES 

WETLAND MITIGATION 

All project Alternatives include the filling of Wetland C to create a through roadway between 
184th Street SW and Maple Avenue.  The following mitigation measures apply to the mitigation 
effort which would be required under these alternatives. 
 
In order to replace the functions and values of Wetland C, the proponent would replace the 3,262 
SF of fill (Wetland C) by creating 6,536 SF of wetland adjacent to the south side of Wetland A.  
As a performance standard, the new wetland boundaries would be observed to determine that the 
area of replacement equals or exceeds an area of 6,536 SF.  This would create a 2:1 mitigation 
ratio, as required by LMC 17.10.055.  This would entail the removal of invasive species and 
planting of native indigenous trees, shrubs, and herbaceous species.  The proponent would 
periodically conduct a functions and values analysis of the wetland to determine if functional 
gains expected are attained. 
 
The wetland creation area would be excavated to the same topography as Wetland A, to provide 
hydrology via groundwater and potential overbank flooding of Tunnel Creek.  As part of the 
wetland creation, old culverts and gravel fill would be removed.  It would also be planted with a 
mix of native indigenous woody species and a seed mix appropriate to the specific conditions of 
the site.  Historically, this area has been maintained as lawn for the school property.  The area 
proposed for wetland creation is shown below in Figure 7. 
 

 
Figure 7 – Area proposed for wetland creation 

 
 



 

Critical Areas Report - DEIS 18  
City of Lynnwood     

Periodic monitoring would evaluate the species composition of the wetland creation area.  At 
least 80 percent of the species composition would include planted species or native species that 
occur in the adjacent wetland area through Year 5 of the five-year performance monitoring 
period (LMC 17.10.054). 
 
Construction activities adjacent to the buffer areas would be managed to control surface runoff, 
erosion and sediment generated by the project.  All soil disturbances would be treated with 
mulch, hydromulch, and/or hydroseed during the rainy season, or from October 1 through May 
31.  At least 90 percent of the soil surface would be covered with mulch.  Visual observation 
would be used to identify sheet erosion, rill erosion, sediment deposition, and/or turbid water 
discharged from soil disturbances. 
 
The proponent would create wetland buffer (110 feet wide) adjacent to the newly created 
wetland area (adjacent to Wetland A).  This would entail removal of invasive species and 
planting of native indigenous trees, shrubs, and herbaceous species to establish a buffer of the 
expanded boundaries of Wetland A.  The additional buffer would be 110 feet wide along the 
portion of newly created wetland.  The total area of Wetland A buffer post-mitigation would be 
74,334 SF.  Periodic monitoring would evaluate the species composition of the buffer areas.  At 
least 80 percent of the species composition would include planted species or native species that 
occur in the surrounding wetland area through Year 5 of the five-year performance monitoring 
period (LMC 17.10.054). 
 
In order to meet the code requirement of minimizing wetland buffer impacts, the buffer of 
Wetland A would be averaged to allow a 3-lane roadway to connect Maple Avenue to 184th 
Street S.W.  The minimum buffer width must be greater than 56.25 feet at the narrowest point.  
Additional buffer would be provided south of current 110-foot buffer requirement and west of 
proposed roadway. 

STREAM MITIGATION 

All project Alternatives would require a total of 350 linear feet of Tunnel Creek to be placed in a 
pipe as described above.  The following mitigation measures apply to the mitigation effort which 
would be required under these alternatives. 
 
Compensatory mitigation is proposed on site in the form of day lighting a portion of Tunnel 
Creek west of the new roadway that is currently contained in a pipe.  The proposed condition 
would include approximately 350 linear feet within pipe and 250 linear feet of open ditch in the 
area that would be impacted.  Upon project completion, approximately 50 linear feet of Tunnel 
Creek that is currently contained in a pipe would be daylighted.  Final design for this area has not 
yet been completed, however it is anticipated that the new stream channel would be one to two 
feet deep and two to three feet wide.  The stream buffer would be planted with a mix of 
indigenous woody species and a seed mix appropriate to the specific conditions of the site.   
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SIGNIFICANT UNAVOIDABLE IMPACTS 

With the mitigation outlined in the previous sections, no significant unavoidable impacts would 
occur with any of the five alternatives.
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DISCLAIMER 
 
Shockey Planning Group, Inc. has prepared this Critical Areas Report for inclusion in the Draft 
Environmental Impact Statement for the City of Lynnwood.  The information contained herein 
is, to our knowledge, correct and accurate.  It should be recognized that the establishment of 
stream and wetland boundaries is an inexact science.  Streams are subject to weather patterns, in 
addition to upstream and downstream activities.  Wetlands are by definition, transition areas, and 
wetland boundaries often change with time.  The presence of wetland indicators may also vary 
depending on the time of year.  Additionally, individual professionals may disagree on the 
precise location of wetland boundaries or the functions and values of a wetland.  All stream and 
wetland boundaries, classifications, and buffer widths should be considered subject to change 
until reviewed and approved by the appropriate regulatory agencies with jurisdiction.  Shockey 
Planning Group, Inc. recommends obtaining jurisdictional approval before completing final site 
plans and/or beginning construction activities.  This report is not intended for use in the 
application for State and/or federal permits unless otherwise noted.  We are not responsible for 
the accuracy of information provided by others. 
 
Within the limitations of schedule, budget and scope-of-work, Shockey Planning Group, Inc. 
warrants that this study was conducted in accordance with generally accepted environmental 
science practices, including the technical guidelines and criteria in effect at the time of this study.  
The results and conclusions of this report represent the authors’ best professional judgment based 
upon information provided by the project proponent and information obtained during the course 
of this study.  No other warranty, expressed or implied, is made. 
 
In the event of any changes in the nature, design or locations of the project site features, the 
conclusion and recommendations in this report would not be valid unless the changes are 
reviewed and the conclusions of this report are verified in writing with Shockey Planning Group, 
Inc.  Shockey Planning Group, Inc. is not responsible for any claims, damages or liabilities 
associated with the interpretation of these findings or reuse of the analysis without the express 
written authorization of Shockey Planning Group, Inc. 
 
Shockey Planning Group, Inc. and project staff are not attorneys, and this report should not be 
construed to be a legal representation or interpretation of environmental laws, rules or 
regulations. 
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