
 

 

 

January 25, 2018  

Christi Amrine and Tom Rogers, City of Mill Creek 

Jessica Redman, Associate Biologist 

Learning Experience (formerly known as the Worden Property) – Revised Critical Areas 

Assessment Report Review 

 

At the request of the City of Mill Creek (City), ESA reviewed the Critical Assessment Report (Wetland 

Fish & Wildlife Conservation Areas) – Delineation, Impacts, and Mitigation; Revised to Address City 

Comments (hereinafter referred to as Revised CAR), prepared by Sound Ecological Endeavors, LLC 

(SEE) (dated January 12, 2018) for the property located at 17512 Bothell-Everett Highway in Mill Creek, 

WA (Snohomish County Parcel Number 27050700401600). The applicant has submitted a formal 

application for development of an approximately 10,000 square foot (SF) daycare/learning facility 

(Project). In addition to the daycare building, the Project includes construction of a 40-car parking lot, a 

4,289 SF playground, and an underground infiltration chamber for stormwater detention. ESA 

commented on a previous (October 23, 2017) version of the CAR, prepared by SEE in our memorandum 

dated November 20, 2017. In addition to the Revised CAR, ESA reviewed the following project 

documents: 

 Response to ESA Critical Areas Comments Recommendations (hereinafter referred to as the 

Response Letter) (SEE, not dated). This document individually addresses the comments and 

recommendations presented in ESA’s November 20, 2017 memo.   

 Mill Creek – The Learning Experience Civil Plan Set including Erosion Control, Site Plan, 

Grading and Drainage Plan, Wetland Plan, and Tree Plan (Ridge Top Engineering and 

Consulting, dated October 3, 2017). 

Report Summary 

According to the Revised CAR, two wetlands (Wetlands A and D) occur on the Project parcel. Wetland A 

is part of the North Creek Wetland, located on the western and southwestern portion of the property. 

Wetland A is a Category II wetland, which requires a 200-foot buffer per Mill Creek Municipal Code 

(MCMC) 18.06.930. The second wetland (Wetland D) is a small Category IV wetland located in the 

southeast portion of the parcel. Because Wetland D is a Category IV wetland, less than 1,000 SF, which 

does not possess unique characteristics or suitable habitat for amphibians, this wetland is not regulated 

under Mill Creek Code per MCMC 18.06.910.D. Two additional wetlands (Wetland B and C) occur 
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offsite on the parcel to the south (Snohomish County Parcel Number 27050700401700). Both of these 

wetlands are adjacent to an unnamed stream which flows southwest through the adjacent parcel. 

According to MCMC 18.06.1050, all streams other than North Creek and Tambark Creek require a 75-

foot buffer. Wetland B is a Category III wetland, which requires a 100-foot buffer. Though located 

offsite, the buffer of this wetland extends onto the Project parcel. Wetland C is a Category IV wetland, 

which is less than 1,000 SF, and similar to Wetland C, is not regulated under MCMC. However, the 

wetland is protected by the 75-foot stream buffer of the adjacent stream. In the October 23, 2017 version 

of the CAR, SEE stated that “overbank watercourse flooding provides very little, if any, wetland 

hydrology” to the wetland. However, Wetland C was rated twice; once as a riverine wetland and once as a 

slope wetland. In our November 20, 2017 review memo, we recommended the rating of this wetland be 

revisited and “the rating forms be revised…or removed from the submittal if not relevant.” 

To accommodate development of the Project, the applicant proposes to reduce the buffer of Wetland A by 

17,825 SF. An additional 22,855 SF of buffer will be added south of the proposed development, resulting 

in a net increase of 5,030 SF of buffer. In the October 23, 2017 version of the CAR, the buffer addition 

area included a small portion of Wetland D and a small portion of the parcel to the south. These areas 

have been removed in the Revised CAR and an additional buffer addition area has been added to the 

southeast portion of Wetland D. According to the Revised CAR, vegetation is dense and healthy within 

the buffer addition area and buffer enhancement is not proposed. However, the Revised CAR states that 

any impacts to vegetation within the buffer addition area will be mitigated by the planting of new 

vegetation of the same or similar native species. 

Review Findings 

After review of the documents stated above, ESA continues to support the following comments and 

recommendations: 

 Based on our site and document review, we agree with that Wetland C is not regulated under 

MCMC. Though the figures in the Revised CAR have been updated to show the revised buffer 

addition area and the 75-foot stream buffer, the Civil Plan set has not been revised to reflect these 

changes. We recommend the plan sheet drawings in the Civil Plan set be revised so the 100-foot 

buffer of Wetland C is removed the 75-foot buffer of the stream is added.  

 As recommended in our initial review letter, the buffer addition area has been updated so it does 

not include the parcel to the south or any area of the delineated boundary of Wetland D. The CAR 

figures have been revised but the buffer addition area has not been revised in the Civil Plan Set. 

We recommend the plan sheet drawings in the Civil Plan set be revised to show a buffer addition 

area that is consistent with the Revised CAR 

 According to the Response Letter, SEE does not agree with our recommendation that the buffer 

addition area should undergo buffer enhancement. According to MCMC 18.06.930.B, “the 

standard buffer width required by this chapter shall presume the existence of a relatively intact 

native vegetation community in the buffer zone adequate to protect the wetland and values at the 

time of the proposed activity.” Though parts of the buffer addition area are generally intact, there 

are several portions of the area that would benefit from buffer enhancement, outside of the public 

right-of-way. During the various site visits, ESA observed Himalayan blackberry vines and small 
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thickets were observed growing amongst salmonberry and osoberry shrubs, primarily in places of 

open canopy. These invasive species are known to grow into robust thickets and can “outcompete 

the establishment of native understory vegetation and prevent the establishment of native trees 

that require sun for germination” (King County, 2017). The amount of blackberry currently at the 

site appears to be manageable and its removal would increase the ecological function of this new 

buffer area. Furthermore, the proposed buffer addition area is closer to the highway where large 

thickets of Himalayan blackberry currently exist. Enhancement of this area would ensure a no net 

loss of ecological function as required by the performance standards for wetland buffer averaging 

(MCMC 18.06.930.C).  

Furthermore, we do not agree that because Himalayan blackberry is now listed as Facultative 

(FAC) hydrophytic vegetation, its removal is not warranted or beneficial. We contend that 

blackberry removal is an effective form of buffer enhancement. MCMC does not automatically 

protect all wetland plants as described in the Response Letter. Himalayan blackberry is an 

invasive plant, known to outcompete native vegetation, and its removal is an appropriate method 

of enhancement under MCMC 18.06.210. 

ESA continues to recommend that the buffer addition area undergo buffer enhancement in the 

form on invasive species removal, primarily Himalayan blackberry, and subsequent native 

plantings.  
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