CITY OF ISSAQUAH

MITIGATED DETERMINATION OF NONSIGNIFICANCE (MDNS)

Description of Proposal:  Proposal to subdivide a 4.77 acre site into 20 single-family lots.  The lot sizes range from 5,812 SF to 8,798 SF.  The plat would be accessed from a new public street constructed off SE 48th Street.  This street would connect to the south to the proposed “Issaquah 22” plat (PLN05-00137).  The street would also be aligned with 229th Pl SE (entrance road to the Cambria plat in City of Sammamish) on the north side of SE 48th Street.  

A Class 2 wetland extends into the southeast corner of the site.  The wetland has a total size of approximately 4 acres and 4,400 SF of the wetland is located on the subject site.  The applicant proposes wetland buffer averaging; reducing a part of the buffer by 1,100 SF to a minimum 30-foot buffer width, adding 6,900 SF of buffer area, and enhancing 3,892 SF of wetland buffer.  Tract ‘C’ (29,383 SF) is a sensitive area tract located in the southeast corner of the plat, and includes the wetland and wetland buffer areas. 

Location of Proposal: 
22923 SE 48th Street - south side of SE 48th Street across from 229th Pl. SE 

Project Name/

Permit Number: 
Hawk Estates Preliminary Plat - PLN06-00089
Proponent: 
Barbara Hawley

Ron Fredrickson





22923 SE 48th Street

Eastside Consultants


Issaquah, WA.   98029

415 Rainier Blvd NE






Issaquah, WA.   98027

Lead Agency: 


City of Issaquah

SEPA Determination:

Mitigated Determination of Non-Significance (MDNS)

Determination:  The lead agency has determined that this proposal would not have a probable significant adverse impact on the environment.  An environmental impact statement is not required under RCW 43.21C.030(2)(c).  This decision was made after review of a completed environmental checklist and other information on file with the lead agency.  This information is available to the public on request.  

Comment Period:  The Mitigated Determination of Nonsignificance is issued under WAC 197-11-340(2) and 197-11-350, and is based on the proposal being conditioned as indicated below.  The lead agency will not act on this proposal during the comment period beginning on April 9, 2008 and ending on April 22, 2008.  Comments may be submitted to the SEPA Responsible Official during the comment period at the address listed below.

Appeals:  You may appeal this determination by filing a Notice of Appeal with the City of Issaquah Permit Center located at 1775 12th Avenue NW, Issaquah between April 23, 2008 and May 7, 2008. Appellants should prepare specific factual objections.  Contact the SEPA Responsible Official to read or ask about the procedures for SEPA appeals.

Responsible Official:
Peter Rosen

Position/Title:

Environmental Planner

Address/Phone:
P.O. Box 1307, Issaquah, WA 98027-1307  (425) 837-3094

Date:
4/9/08

Signature: ___________________________________

Notes:

1. This threshold determination is based on review of the following application materials: Preliminary Plat (Eastside Consultants, Inc.) received July 21, 2006; Environmental Checklist received July 21, 2006: Wetland Assessment (Raedeke Associates, June 26, 2007) received June 28, 2007;  Technical Memorandum - Stream Assessment (Raedeke Associates, December 27, 2007) received December 28, 2007; Tree Inventory Map (Eastside Consultants, Inc.) received February 13, 2008; Traffic Assessment (Transportation Engineering Northwest, February 21, 2008) received February 21, 2008; Wildlife Reconnaissance (Raedeke Associates, March 17, 2008) received March 19, 2008; and other documents in the file.

2. Issuance of this threshold determination does not constitute approval of the permit.  The proposal will be reviewed for compliance with all applicable City of Issaquah codes which regulate development activities, including the Land Use Code, Subdivision Regulations, Road Standards, Surface Water Design Manual, and the Critical Areas Regulations.

Findings:

1.
Land Use - The subject property is zoned Single Family Small Lot (SF-SL), which allows a maximum density of 7.26 dwelling units per acre and a minimum lot size of 6,000 sq. ft.  The proposed single family use and density is consistent with the City’s Comprehensive Plan and zoning development standards.  If a project is found to be consistent with the type of land use and density of residential development as allowed in the City’s Comprehensive Plan and zoning development standards, these previous planning decisions cannot be reconsidered during project review [RCW 36.70B.030(3) and 36.70B.040(2)]. 

1. Wetlands – A Class 2 wetland (Wetland A) extends into the southeast corner of the site.  The wetland has a total size of approximately 4 acres and 4,400 SF of the wetland is located on the subject site.  A 50-foot wetland buffer width is shown on the plans, which is consistent with the City’s critical area regulations for Class 2 wetlands, in effect at the time of the land use application.  

The on-site portion of the wetland is dominated by an overstory of Oregon ash, with a native shrub/herb layer of Hardhack spirea, Snowberry, Vine maple, Pacific blackberry, and Robert geranium.  The buffer consists of 30 to 50-year old forest dominated by Douglas-fir, Western red cedar, and Big-leaf maple.

The proposed plat would not result in direct wetland impacts.  The applicant proposes wetland buffer averaging; reducing a part of the buffer on the north by 1,100 SF to a minimum 30-foot buffer width, adding 6,900 SF of buffer area toward the west, and enhancing 3,892 SF of wetland buffer area which is presently a dirt and gravel road.

The applicant provides the following justification for the proposed wetland buffer averaging:

· Approximately 6,900 SF of additional wetland buffer would be provided to compensate for the loss of 1,100 SF, for a net gain of 5,800 SF.  The critical area regulations require a 1:1 replacement for wetland buffer averaging.

· Five (5) significant trees would be retained in the added wetland buffer area, while two (2) significant trees would be lost in the encroachment area.

· The added buffer area is located between the wetland and the proposed road, thereby providing additional screening and buffer width between the wetland and vehicle traffic.

· The proposal includes removal of existing dirt and gravel roads within the proposed buffer area and revegetation with native tree and shrub plantings (3,900 SF). 

The wetland buffer encroachment includes a 15-foot wide sewer easement at the north end of Tract ‘C’.  If there are reasonable alternative locations for the sewer easement outside the wetland buffer, this area should be included in the wetland buffer and not impacted.  If the easement is the only reasonable alternative for utility provision, the 15-foot wide easement should be planted with wetland buffer shrub species after installation of utilities.  This shall be approved and shown on a final wetland mitigation plan prior to issuance of construction permits. 

The applicant proposes to enhance approximately 3,900 SF of the wetland buffer, to plant native tree and shrub species where existing dirt and gravel roads within the buffer area would be removed.  Additional enhancement within Tract C of Wetland A and the associated buffer area would improve buffer functions (i.e. water quality, wildlife habitat) and mitigate for the indirect impacts of the development.  A final mitigation plan shall show existing buffer vegetation and additional plantings to further enhance the on-site wetland and wetland buffer area.    

To protect the wetland and wetland buffer areas from human intrusion, the outer limits of the wetland buffer shall be fenced and marked with critical area signs.

The City’s critical area regulations include measures to protect critical areas from construction impacts and preserve critical areas in perpetuity, as follows: 1) the outer extent of the wetland buffer shall be marked in the field with construction fencing and maintained for the duration of construction.  No clearing, grading or construction staging is permitted inside the demarcated wetland buffers except for approved enhancement; 2) Permanent survey stakes shall be set to delineate the boundaries of the wetland buffers; 3) The wetland and wetland buffer shall be recorded in a critical area tract, either dedicated to the City or recorded in a native growth protection easement (NGPE); 4) Signs located at the boundary of the wetland buffer are required to explain the type and value of the critical area;  5) Monitoring and maintenance of the proposed mitigation is required for a 5-year period.  

Wetland hydrology – The proposed development could impact the existing hydrology of Wetland A as a result of clearing tree vegetation, grading, and construction of new impervious surfaces.  To mitigate for this impact, stormwater runoff should be managed to maintain pre-development hydrologic conditions.  This can be accomplished by designing the stormwater detention facilities to maintain pre-development flow rates and durations to the wetland and/or routing clean roof runoff into the on-site wetland buffer.  The applicant shall prepare a wetland hydrology analysis to determine pre-development hydrology and shall design the stormwater detention facility and/or routing of roof and footing drains to maintain this hydrology post-development.  This shall be approved by the City prior to issuing grading and construction permits.

3.
Drainage channel – There is a drainage channel along the southern part of the property which was evaluated to determine if the feature meets criteria to be regulated as a stream under the City of Issaquah code.  Page 11 of the Wetland Assessment (Raedeke Associates, June 26, 2007) and the Technical Memorandum - Stream Assessment (Raedeke Associates, December 27, 2007) specifically address the characteristics (vegetation, soil, hydrology) and historic information about the drainage.  The reports conclude the drainage is a man-made feature (part of a constructed drainage system to create favorable agricultural conditions in the wetland), it was excavated from uplands, and it was not an historic outlet or stream from the wetland.  Therefore, it doesn’t meet the definition of “stream” in the City critical area regulations (IMC 18.10.390).  However, the drainage may meet standards or criteria for a stream under the jurisdiction of the Washington State Department of Fish & Wildlife (WDFW).  The applicant shall apply for a Hydraulic Project Approval (HPA) from WDFW and WDFW’s determination and/or HPA shall be submitted to the City prior to issuance of construction permits.  

4.
Stormwater – The environmental checklist states that stormwater will be conveyed to an offsite detention pond.  The applicant intends to tie into the stormwater facility planned for the “Issaquah 22” development, directly to the south of the subject site.  The applicant shall demonstrate the stormwater facility on the Issaquah 22 site is adequately sized to accommodate the additional stormwater from Hawk Estates.  If Hawk Estates is unable to utilize the stormwater facility on the Issaquah 22 site, the plat may need to be revised to provide the stormwater facilities on-site, consistent with stormwater code requirements. 

The City is planning a basin drainage plan for the 48th Street neighborhood (under a separate application) to tightline stormwater discharge down to the valley floor and thereby avoid the potential impacts of increased stormwater volumes and possible erosion along the existing hillside drainages.  The applicant may be required to construct off-site conveyance systems to connect to the regional tightline as part of their facilities construction.  In order to avoid the potential downstream erosion impacts of stormwater discharge, the City shall review details of the design criteria/assumptions, location, method and route of the project’s stormwater conveyance and detention facilities prior to issuing construction permits.  

5.
Vegetation and Wildlife – A Wildlife Reconnaissance was prepared by for the proposal (Raedeke Associates, March 17, 2008).  The report describes existing plant communities, documents wildlife presence and habitat features, and evaluates the site for signs of endangered, threatened, sensitive, or other priority wildlife species.  


The subject site is forested with closed-canopy, second-growth coniferous forest dominated by Western red cedar and Douglas fir.  The shrub layer is generally sparse.  Special habitat features such as snags and down woody debris are uncommon.  The report concludes the property has moderate value as wildlife habitat.


The WDFW Priority Habitats and Species (PHS) and Wildlife Heritage (HRTG) databases contain no records of any listed or other priority wildlife species on the property or immediate vicinity.  The consultants found only minimal sign of uses of the site by pileated woodpeckers, despite the potential habitat value of the site for this species.  

The plans do not indicate retention of trees outside the wetland and wetland buffer area in the southeast corner of the site.  In order to preserve existing trees on the subject site for wildlife habitat and also to retain trees to implement the Comprehensive Plan policy to protect forested hillsides, the applicant should indicate trees which could be reasonably retained within the building setbacks on the proposed lots.  The City will then approve clearing limits and tree protection measures to protect existing significant trees.  The tree retention plan shall be approved by the City prior to issuing of grading or construction permits.
6. Transportation – The proposed plat would be accessed from a new public street constructed off SE 48th Street.  This street would connect to the south to the proposed “Issaquah 22” plat (PLN05-00137).  The street would also be aligned with 229th Pl SE (entrance road to the Cambria plat in City of Sammamish) on the north side of SE 48th Street.  

The proposed 20-lot plat would generate an estimated 180 new weekday car trips, with a total of 14 new peak hour trips in the AM and 19 new PM peak hour trips, according to the Traffic Assessment (Transportation Engineering Northwest, February 21, 2008).   


Traffic distribution of project trips show 100% would go through the intersection of SE 48th Street and Issaquah-Pine Lake Road.  A traffic operations analysis was conducted to evaluate the level of service (LOS) and queuing at the intersection.  The traffic assessment evaluated 2007 existing conditions, 2007 existing with-project conditions, 2010 baseline (without-project) conditions, and 2010 with-project conditions.  


For 2007 existing conditions, the eastbound left turn movement from SE 48th Street onto Issaquah-Pine Lake Road presently operates at LOS D during the AM peak hour and LOS F during the PM peak hour.  The proposal would add 2 - AM and 1- PM peak hour trips to the eastbound left turn.  This would add about 0.6 seconds of delay per vehicle in the AM peak hour and 7 seconds of delay per vehicle in the PM peak hour.  



The eastbound right turn movement from SE 48th Street onto Issaquah-Pine Lake Road presently (2007 existing conditions) operates at LOS F during the AM peak hour and LOS B during the PM peak hour.  The delay in the AM peak hour is presently over 100 seconds and additional delays from project trips were not quantified.  In the PM peak hour, the project would add 0.1 seconds of delay.


For 2010, the traffic assessment baseline accounted for pipeline developments (developments presently in the application phase with access onto SE 48th St) and also assumed 8% annual growth rate for traffic on the Issaquah-Pine Lake Road.  


In 2010, the eastbound left turn movement from SE 48th Street onto Issaquah-Pine Lake Road is projected to operate at LOS F during the AM peak hour and LOS F during the PM peak hour.  The proposal would add 2 - AM and 1- PM peak hour trips to the eastbound left turn.  This would add about 2 seconds of delay per vehicle in the AM peak hour and in the PM peak hour additional delay attributable to the proposed project was not quantified.


An accident analysis prepared for the “Issaquah 22” preliminary plat concluded there were no safety issues and specifically no accidents related to the east-bound left turn movement.

 
For 2010, the traffic assessment assumed an eastbound to southbound right-turn merge lane would be constructed at the intersection.  This improvement was a condition required of the “Issaquah 22” preliminary plat.  The merge lane would allow right turns to travel southbound onto Issaquah Pine Lake Road without stopping and eventually taper back into the through lane.  Therefore, the traffic assessment doesn’t project a LOS or vehicle delay with or without the project for this turn movement in future year 2010.

  
A signal warrant analysis which was prepared for the “Issaquah 22” preliminary plat showed no signal warrants would be met if an eastbound right turn lane is added.  This analysis evaluated traffic volumes under 2006 existing conditions and 2010 with background traffic from numerous pipeline projects.  


The traffic assessment concludes traffic generated from the proposal would not impact the operation and Level of Service (LOS) for the intersection of SE 48th St and Issaquah Pine Lake Road.  The added delay of project trips does not represent a significant adverse impact and therefore no SEPA mitigation is warranted.


6.  Public Services/Facilities - The proposal would have a potential impact on public services, including police and general government buildings.  IMC Chapter 18.18, Methods to Mitigate Development Impacts, provides alternatives to mitigate for direct impacts of proposed development.  The City may approve a voluntary payment in lieu of other mitigation.  Rate studies for police facilities and general government buildings are included in IMC 18.10.260 as the City’s SEPA policy base.  The rate studies present the methodology and formulas for determining the amount of the mitigation fee commensurate with project impacts.  Applicant objections to the voluntary payment must be made during the SEPA comment period. 

Mitigation Measures:  The Mitigated Determination of Nonsignificance is based on the checklist of July 21, 2006, and the following SEPA mitigation measures shall be deemed conditions of the approval of the licensing decision pursuant to Chapter 18.10 of the Issaquah Land Use Code.  All conditions are based on policies adopted by reference in the Land Use Code. 

1) The wetland buffer encroachment includes a 15-foot wide sewer easement at the north end of Tract ‘C’.  If there are reasonable alternative locations for the sewer easement outside the wetland buffer, this area shall be included in the wetland buffer and shall not be impacted.  If the easement is the only reasonable alternative for utility provision, the 15-foot wide easement shall be planted with wetland buffer native shrub species after installation of utilities.  This shall be approved by the City on a final wetland mitigation plan prior to issuance of construction permits. 

2) The applicant proposes to enhance approximately 3,900 SF of the wetland buffer, to plant native tree and shrub species where existing dirt and gravel roads within the buffer area would be removed.  Additional enhancement within Tract ‘C’ of Wetland A and parts of the associated buffer area would improve buffer functions (i.e. water quality, wildlife habitat) and mitigate for the indirect impacts of the development.  A final mitigation plan shall show existing vegetation and additional plantings to further enhance the on-site wetland and wetland buffer area.  This shall be approved by the City on a final wetland mitigation plan prior to issuance of construction permits.     

3) The final wetland mitigation plan shall include a planting plan and a 5-year monitoring/maintenance plan.  The Planning Department shall approve the final wetland mitigation plan prior to issuance of construction permits.  

4) To protect the wetland and wetland buffer areas from human intrusion, the outer limits of the wetland buffer shall be fenced and marked with critical area signs.  The fencing and signage shall be approved by the Planning Department and installed prior to final plat approval.

5) The applicant shall prepare a wetland hydrology analysis to determine pre-development hydrology and shall design the stormwater detention facility and/or routing of roof and footing drains to maintain this hydrology post-development.  This shall be approved by the City prior to issuance of construction permits.  

6) The drainage channel on the south part of the site may meet standards or criteria for a stream under the jurisdiction of the Washington State Department of Fish & Wildlife (WDFW).  The applicant shall apply for a Hydraulic Project Approval (HPA) from WDFW and WDFW’s determination and/or HPA shall be submitted to the City prior to issuance of construction permits.  

7) The applicant shall demonstrate the stormwater facility on the “Issaquah 22” site is adequately sized to accommodate the additional stormwater from Hawk Estates.  If Hawk Estates is unable to utilize the stormwater facility on the “Issaquah 22” site, the plat may need to be revised to provide the stormwater facilities on-site, consistent with stormwater code requirements.  This shall be determined prior to issuance of construction permits.  

8) In order to avoid the potential downstream erosion impacts of stormwater discharge, the City shall review details of the design criteria/assumptions, location, method and route of the project’s stormwater conveyance and detention facilities prior to issuing construction permits.  

9) In order to preserve existing, significant trees on the subject site for wildlife habitat and also to retain trees to implement the Comprehensive Plan policy to protect forested hillsides, the applicant shall indicate existing trees which could be reasonably retained within the building setbacks on the proposed lots.  The City will then approve clearing limits and tree protection measures to protect existing significant trees.  The tree retention plan shall be approved by the City prior to issuance of construction permits.  

10) The applicant should mitigate for potential impacts on public services with a voluntary contribution in the amounts of $86.30 per new single family dwelling unit for General Government Buildings and $61.83 per new single family dwelling unit for Police Services.  The applicant should pay the voluntary contribution prior to issuance of building permits.  
cc:
Washington State Department of Ecology
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Issaquah School District
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City of Sammamish Planning Department
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