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Northwest Design District: Draft Comprehensive Plan Policies 
Revised 11/7/2017 

New Section and Policies: 

Northwest Design District 
The purpose of the Northwest Design District is to encourage residential uses within a variety of housing 
types while also providing neighborhood-scaled commercial and service uses that meet the daily needs 
of nearby residents and employees working within the Willows employment corridor. The Northwest 
Design District will provide opportunity for coordinated development through a master plan that 
recognizes the unique context and natural features of the site. 

N-WR-F-6: Permit a variety of housing types such as attached dwellings, multifamily, and mixed use
residential, as well as neighborhood-scaled commercial service uses to meet the daily needs of nearby
residents and employees.

N-WR-F-7: Require a master plan for new development in order to facilitate development which
acknowledge the unique context and natural features of the site.
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Northwest Design District 
Draft Regulations 

21.XX.XXX Northwest Design District: Draft Regulations 
Revised 10/8/2018 

A. Purpose Statement 
The purpose of the Northwest Design District is to encourage residential uses within a variety of housing 
types while also providing neighborhood-scaled commercial and service uses that meet the daily needs 
of nearby residents and employees working within the Willows employment corridor. The Northwest 
Design District will provide opportunity for coordinated development through a master plan that 
recognizes the unique context and natural features of the site. 

B. Maximum Development Yield 
Table 21.XX.XXXA 

Maximum Development Yield 
 Base Residential Bonuses Available, and Quantity Maximum Illustrations 
Floor area ratio 
(FAR) 

1.13 TDRs or NWDD Green Incentives: 0.87 2.00 To be provided 

 
C. Allowed Uses and Basic Development Standards 

Table 21.XX.XXXB 
Allowed Uses and Basic Development Standards 

§ Use 

Maximums 

Parking 
Ratio: unit of 
measure 
(min req, 
max allowed) Special Regulations 

Height 
(stories) FAR 

w/o TDR 
or NWDD 
Green 
Incentives
; w/TDR or 
NWDD 
Green 
Incentives 

w/o TDR 
or NWDD 
Green 
Incentives
; 
w/TDR or 
NWDD 
Green 
Incentives 

RESIDENTIAL 

1 Attached dwelling unit, 2-4 units 4 .68; 
1.0 

Studio (1.2, 
1.2) 

1 bedroom 
(1.5, 1.5) 

2 bedrooms 
(1.8, 1.8) 

3+ bedrooms 
(2.0, 2.0) 

Guest (1 per 
4 units) 

See RZC 21.08.260, Attached 
Dwelling Units, for specific 
regulations related to design, 
review and decision 
procedures. 
See RZC 21.20, Affordable 
Housing. 

2 Multifamily structure 

5; 
6 

.68; 
1.0 

See RZC 21.20, Affordable 
Housing. 

3 Mixed-use residential structure 

Non-residential uses shall be 
included, but not limited to, 
the ground floor street level. 
See RZC 21.20, Affordable 
Housing. 

GENERAL SALES OR SERVICES 

Exhibit A



 

Northwest Design District 
Draft Regulations 

4 
Consumer goods sales or 
service, other than heavy or 
durable 

4; 
5 

.45; 
1.0 

1,000 sq ft 
gfa (2.0, 3.0) 

 

5 Grocery, food, beverage, and 
dairy 

Maximum 15,000 sq ft gfa. 
 

6 Health and personal care  
7 Finance and insurance  

8 Real estate services Self-storage facilities 
prohibited 

9 Professional services  

10 Full-service restaurant 1,000 sq ft 
gfa (9.0, 9.0) 

 
11 Cafeteria or limited-service 

restaurant 

1,000 sq ft 
gfa (10.0, 

10.0) 

12 Personal services 1,000 sq ft 
gfa (2.0, 3.0)  

TRANSPORTATION, COMMUNICATION, INFORMATION, AND UTILITIES 

13 Road, ground passenger, and 
transit transportation 

4; 
5 

.45; 
1.0 

1,000 sq ft 
gfa (2.0, 3.0)  

14 Rapid charging station 

Adequate to 
accommodat

e peak use 

 

15 Wireless Communication 
Facilities 

See RZC 21.56, Wireless 
Communication Facilities, for 
specific development 
requirements. 

16 Local utilities  

17 Regional utilities Conditional Use Permit 
required. 

ARTS, ENTERTAINMENT, AND RECREATION 

18 Amusement, sports, or 
recreation establishment 

4; 
5 

.45; 
1.0 

1,000 sq ft 
gfa (2.0, 3.0) 

Fitness and athletic clubs 
only. Max 10,000 sq ft gfa. 

19 Natural and other recreational 
park 

1,000 sq ft 
gfa (0, 
adequate to 
accommodat
e peak use) 

 
20 Community indoor recreation  

21 Parks, open space, trails and 
gardens  

EDUCATION, PUBLIC ADMINISTRATION, HEALTH CARE, AND OTHER INSTITUTIONS 

22 Day care center 
4; 
5 

.45; 
1.0 

Employee on 
maximum 
shift (1.0, 1.0) See RZC 21.08.310. 

23 Associations and nonprofit 
organizations 

1,000 sq ft 
gfa (2.0, 3.0)  

 
D. Regulations Common to All Uses 

Table 21.XX.XXXC 
Regulations Common to All Uses 

Regulation Standard Exceptions 
Setback: NE 124th Street 15 feet; stories 4 and higher shall 

be setback a minimum of 20 feet 
Parking areas shall be located 
outside of setbacks on NE 124th St 
and Willows Road. Parking shall be 
setback a minimum of 10 feet from 

Setback: Willows Road 100 feet average; in no instance 
may be less than75 feet 

Exhibit A



 

Northwest Design District 
Draft Regulations 

Setback: All other property lines 20 feet all other property lines with 
approval of a landscape plan. 
Features allowed within all 
setbacks may include recreational 
open space, trails and pathways, 
natural looking stormwater 
facilities, retaining walls with an 8 
foot maximum height, City gateway 
features and signage, and similar 
features or amenities. 
Underground stormwater 
detention facilities are allowed 
within setbacks provided they are 
located no closer than 15 feet to 
the planned right-of-way line for 
Willows Road. 

Landscape Area 20%, see RZC 21.16.020.G  
Impervious Surface Area 60%, see RZC 21.16.020.D  
Residential Usable Open Space 20% of gross site area Environmentally critical areas and 

their buffers shall not be included 
to satisfy open space requirement. 

 
1. A Master Plan is required for all development within the Northwest Design District. Master Plan 

developments shall provide:  
a. A minimum of 22,000 square feet of gross floor area of nonresidential land uses. Leasing 

offices and resident amenities shall not be counted toward the nonresidential land use 
requirement. 

b. Nonresidential land uses shall be located in the northwest portion of the site and 
adjacent to NE 124th Street. Nonresidential land uses shall not be located on the hillside 
sloping up from Willows Road. 

c. Phasing plan. The phasing plan shall provide for completion of no more than 30 percent 
of the dwelling units without first completion of the minimum gross floor area of 
nonresidential land uses. 

2. Drive-through facilities are prohibited in the Northwest Design District. 
3. Deviations from the parking ratio requirements in Table 21.XX.XXXB above shall comply with 

RZC 21.40, Parking Standards. 
 

E. Residential Usable Open Space 
1. General Requirement. The minimum residential usable open space requirement establishes the 

minimum percentage of a development that must be set aside to provide usable open space for 
residents. 

2. Alternatives for configuration of the total amount of usable open space. 
a. Common open space is open space that is available to all residents. It includes 

landscaped courtyards or decks, gardens with pathways, children’s play areas, and other 
multipurpose recreational or green spaces providing a mixture of passive and active 
open space areas. 
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b. Common open space shall be large enough to provide functional leisure or recreational 
activity as determined by the Technical Committee. The average minimum dimension 
shall be 20 feet, with no dimension less than 12 feet. 

c. Common open space areas shall be located in at least three separate locations and 
dispersed in a manner to provide proximity to all residents within a development. For 
phased development, a minimum of one open space area shall be provided for each 
phase of development. 

d. Private open space is open space that is not available to all residents. It includes 
balconies, patios, and other multi-purpose recreational or green spaces. It may be used 
to meet up to 50 percent of the usable open space requirement. Private open spaces 
shall be at least 50 square feet, with no dimension less than five feet. 

e. Rooftop open space available to all residents may be used to meet up to 50 percent of 
the usable open space requirement. 

3. Combining usable open space and pedestrian access. Parking areas, driveways, and pedestrian 
access other than pedestrian access required by Washington State Rules and Regulations for 
Barrier-Free Design shall not be counted as usable open space, except any pedestrian path or 
walkway traversing through the open space if the total width of the common usable open space 
is 18 feet or wider. 

F. Supplemental Standards 

1. Purpose. The purpose of this section is to implement Willows/Rose Hill Neighborhood policies 
and to retain the following features of the Willows Corridor: 

a. Important natural features of the hillside corridor; 

b. A pastoral and parkway appearance; 

c. Visual compatibility between buildings and the forested hills and open pastures of the 
Willows Corridor; and 

d. High-quality site and building design. 

2. Design Standards. Development in the Northwest Design District is subject to RZC 21.60, Citywide 
Design Standards. In addition to the Citywide Design Standards, the following shall apply: 

a. Requirements. 

i. Parking shall be screened by buildings or trees from Willows Road. 

ii. A Type II landscape screen, as defined in RZC 21.23.080, shall be provided along 
property lines abutting non-residential uses. The landscape screen shall be a 
minimum 10 feet wide, with an average width of 15 feet. Other features such as 
topography or existing trees which provide a visual buffer meeting or exceeding a 
Type II landscape screen may be used to satisfy this requirement. 

iii. A minimum 15 foot wide Type II landscape screen, as defined in RZC 21.23.080, shall 
be provided to visually buffer the development from Willows Road. Features such as 
forested gullies, wetlands, old pastures and existing treed areas which provide a 
visual buffer meeting or exceeding a Type II landscape screen may be used to satisfy 
this requirement. 
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iv. Any portion of an underground stormwater detention facility, such as a vault, 
extending above-grade shall be screened with features such as berms or landscaping. 

v. A master plan’s circulation concept shall demonstrate that non-residential uses are 
located to encourage access by walking or bicycling. 

G. NWDD Green Development Incentives 
1. Purpose. The purpose of the green development incentives is to implement green development 

techniques in an effort to reduce the carbon footprint of proposed development by promoting 
energy efficient design and construction methods. 

 
2. The maximum height and FAR pursuant to Table 21.XXX.XXX may be achieved on a project-wide 

basis provided the development demonstrates the ability to meet a minimum of LEED Gold, 
Built Green 4-Star, or an equivalent in alternative certification program, on 100 percent of 
buildings within the development, and two of the following: 

a. 100 percent of ground-oriented residential units are “electric vehicle charging ready,” a 
minimum of one electrical vehicle charging station is available per 20 apartment 
residential units, and a minimum of one electrical vehicle charging station is available 
per 10,000 square feet of nonresidential land uses. 

b. Green roof(s) encompassing a minimum size of 25 percent of the roof area on all 
multifamily and mixed use buildings of 20 units or more. Green roofs shall be designed 
according to the guidelines of the Redmond Stormwater Technical Notebook. 
Compliance with this technique shall require review and approval by the Building 
Official. 

c. Solar Panels on 25 percent of all ground-oriented dwelling units as described in RZC 
21.XX.XXX. 

d. Community solar opportunity to serve residential and/or nonresidential tenants within 
the development. 
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21.20.060 Supplemental Requirements 
A. Willows/Rose Hill Neighborhood. 

1. As provided for in Comprehensive Plan policy N-WR-E-7, the allowed density shall be seven 
units per acre for a demonstration project in which at least 20 percent of the total dwelling 
units are affordable.  Other bonuses allowed by the RZC may be used in addition to this bonus. 

2. Consistent with Comprehensive Plan policy HO-38, new development in the Northwest Design 
District shall provide affordable housing as follows: 

a. At least 10 percent of new dwelling units that are ground oriented containing exterior 
ground level access to the outside with one or more shared walls and without any unit 
located over another unit must be affordable to a household having an annual income of 80 
percent of the median income, adjusted for household size. 

b. At least 10 percent of new dwelling units within a multifamily or mixed use building and 
which are not ground oriented, as described above, must be affordable to a household 
having an annual income of 70 percent of the median income, adjusted for household size. 

a.c. The provisions of RZC 21.20.030.C, D, E, and H shall not apply in the Northwest Design 
District. 

B. Southeast Redmond Neighborhood. 
1. Consistent with policy HO-38 and N-SE-22, properties rezoned from GC or R-12 to R-30 as part 

of the Southeast Redmond Neighborhood Plan Update (Ord. 2753) shall be required to provide 
10% of units in developments of 10 units or more as low-cost affordable housing units.  The 
bonus provisions of RZC 21.20.030.E shall apply. 

2. Marymoor Design District. 
a. MDD3 Zone 

i. At least 10 percent of the units in new housing developments of 10 units or more must 
be affordable units. 

ii. Pursuant to RZC 21.20.030.H, the bonus for required affordable housing is an additional 
FAR of .09 above the base FAR.  No other density bonuses shall be given for affordable 
housing. 

b. Other Zones in the Marymoor Design District. 
i. At least 10 percent of the units in new owner-occupied housing developments of 10 

units or more must be affordable to a household having an annual income of 70 percent 
of the median income, adjusted for household size. 

ii. At least 10 percent of the units in the new renter-occupied housing developments of 10 
units or more must be low-cost affordable units. 

iii. The provisions of RZC 21.20.030.C, D, E, and H shall not apply. 
C. Education Hill Neighborhood. 

1. Consistent with policies HO-38 and N-EH-15, properties rezoned from R-5 to R-18 shall be 
required to provide 10% of units as affordable housing units if eight or fewer homes are 
developed. If more than eight homes are developed, 10% of units shall be low-cost affordable 
units. The bonus provisions of RZC 21.20.030.E shall not apply. (Ord. 2785) 

D. Urban Centers. 
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1. In portions of Overlake where density limits are expressed as a Floor Area Ratio, the bonus 
above the maximum residential FAR expressed in RZC 21.12, Overlake Regulations, is two 
times the equivalent floor area for each affordable unit provided. The bonus residential floor 
area may be used to increase buildingheight by up to one story above the base standards 
shown in RZC 21.12, Overlake Regulations. The bonuses granted under this provision are in 
addition to any bonuses granted for senior housing under RZC 21.20.070, Affordable Senior 
Housing. 

2. Downtown. Development in Downtown will receive a square footage density credit equal to 
the square footage of the affordable housing units provided on-site, or the square footage of 
the affordable housing units provided off-site pursuant to RZC 21.20.050, Alternative 
Compliance Methods. This square footage credit can be converted to TDRs pursuant to 
RZC 21.48.010.G, Affordable Housing Bonus. The bonus is subject to the limitations of 
RZC 21.10.110.B, Downtown Height Limit Overlay. 
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Proctor Comprehensive Plan Amendment & Rezone        EXHIBIT D 
Planning Commission Issues Matrix for November 28, 2018 

Page 1 of 5 
Planning Commission Issues Matrix for November 28, 2018    
Proctor Comprehensive Plan Amendment & Rezone 

Discussion Issues 

Issue Discussion Notes Status 
1) To what degree is the 

proposal consistent with the 
community vision, 
Neighborhood Plan, and 
Comprehensive Plan 
policies? (Miller, Kritzer) 

Planning Commission Discussion 
10/24:  Commissioner Miller inquired about the proposal’s consistency with the Comprehensive Plan, including 
the Willows-Rose Hill Neighborhood Plan, and the community’s vision. He inquired whether a Design District 
designation is a mechanism to grant relief from complying with adopted plans or policies. Commissioner Kritzer 
expressed further concern over whether a Design District is exempt from complying with the Comprehensive 
Plan. 
 
Staff Response/Recommendation 
11/7:  The Design District land use designation is adopted in the Land Use Element of the Comprehensive Plan. 
The plan notes the Design District designation “is intended to encourage coordinated development of an area 
and provide flexibility in regulations, while achieving neighborhood and community objectives” (Comprehensive 
Plan, page 5-23). 
 
The proposal has been reviewed, and determined to be consistent with, not only the Comprehensive Plan in 
general, but also the eight criteria which must be satisfied when considering a Design District designation (LU-
63).  
 
Furthermore, the criteria for considering any Comprehensive Plan amendment, including a land use designation 
change, includes a review for consistency with the Comprehensive Plan policies and the designation criteria (RZC 
21.76.070.J.3.b). The Technical Committee Report finds the proposal is consistent with the Comprehensive Plan 
policies and provides a response to each of the criteria in more detail. 
 
Attachments A and B provide the Willows-Rose Hill neighborhood vision as well as a broad list of policies 
applicable to the proposal. 
 

Open 
10/24/18 
 
Closed 
11/7/18 

2) Are there examples of other 
rezones throughout the City 
that included affordable 
housing? (Kritzer) 

Planning Commission Discussion 
10/24:  Commissioner Kritzer inquired whether there is an opportunity to require more affordable housing or 
deeper levels of affordability beyond what the proposed regulations include. She requested more information 
to understand how the proposed regulations compare to other recent rezones. 
 
Staff Response/Recommendation 

Open 
10/24/18 
 
Closed 
11/7/18 
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Issue Discussion Notes Status 
11/7:  The City’s affordable housing regulations are in RZC 21.20 and require all new developments of 10 units 
or more provide 10% of the units at 80% of Area Median Income (AMI) in most areas. 
 
Policy HO-38 states: “As part of any rezone that increases residential capacity, consider requiring a portion of 
units to be affordable to low- and moderate-income households.” There are three examples of recent rezones 
which included increases in residential capacity, and as a result, additional affordability requirements: 
 

Property Location Previous 
Zoning 

New 
Zoning 

Housing Affordability 

NE 85th St & 167th Ave NE 
(Education Hill) 

R-5 R-18 10% of units at 50% AMI for developments of 9 units 
or more  

6160 East Lake Samm Pky NE 
(Southeast Redmond) 

GC / R-12 R-30 10% of units at 50% AMI for developments of 10 units 
or more 

Marymoor Village 
(Southeast Redmond) 

MP MDD 
ZONES 
(excludes 
MDD3) 

10% of owner-occupied units at 70% AMI 
10% of rental units at 50% AMI 

 
The proposed NWDD regulations will not increase the residential capacity on the site, and therefore, policy HO-
38 has not been applied. The proposed regulations, however, will require 10% of townhome units (owner-
occupied) to be provided at 80% AMI, and 10% of apartments (renter-occupied) to be provided at 70% AMI. 
 

3) How are other household 
expenses such as vehicle 
ownership factored into 
housing affordability? 
(Miller, Kritzer) 

Planning Commission Discussion 
10/24:  Commissioners Miller and Kritzer requested information related to household expenses such as vehicle 
ownership that may affect the affordability of housing. 
 
Staff Response/Recommendation 
11/7:  Housing expenses should not exceed 30% of one’s income when determining the appropriate costs to 
meet affordability guidelines for renting. Limiting housing expenses to 30% of income allows for other expenses 
such as food, transportation, etc. 
 
For example, to qualify for a one-bedroom rental at 70% AMI, a two-person household annual income must not 
exceed $57,880 ($4,823 per month). The maximum allowable rent (including utilities and parking) would be 
$1,447 (30% of monthly income). 

Open 
10/24/18 
 
Closed 
11/7/18 
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Issue Discussion Notes Status 
 
Owner-occupied housing expenses include the mortgage payment (principal and interest), as well as mortgage 
insurance, property taxes, and homeowner association dues. The total of these expenses should not exceed 
35% of the buyer’s income. 
 
See Attachment C for income and housing affordability guidelines. 
 

4) How many employees work 
on the Willows corridor, and 
how will the potential transit 
restructure impact them? 
(Miller) 

Planning Commission Discussion 
10/24:  Commissioner Miller inquired on the number of employees that work on the Willows corridor and the 
many that may rely on transit service. 
 
Staff Response/Recommendation 
11/7:  2015 data from PSRC shows 7,245 jobs in the Willows-Rose Hill neighborhood at large – which includes 
the Willows corridor employment area. Metro’s North Eastside Mobility Plan (NEMP) proposes removing routes 
243 and 244 currently providing peak service with 30-minute headways, and improving the 930 DART to all day 
service with 30-minute headways. See Attachment D for more information on existing and proposed transit 
service. 
 
More information on the NEMP is online at: https://kingcounty.gov/depts/transportation/metro/programs-
projects/routes-and-service/north-eastside-mobility.aspx  
  

Open 
10/24/18 
 
Closed 
11/7/18 

5) What kinds of topographic 
constraints exist on other 
properties on the Willows 
corridor, and have they also 
impacted the ability to 
develop? (Miller) 

Planning Commission Discussion 
10/24:  Commissioner Miller noted that other properties on the Willows corridor may have had similar 
topographic conditions as the Proctor site and inquired on how those conditions may have impacted their ability 
to develop. 
 
Staff Response/Recommendation 
11/7:  Provided in Attachment E is the Slope Analysis presented at a previous meeting. The analysis illustrates 
the general topography on the Willows Corridor and confirms that many of the developed sites likely had to 
contend with cutting/filling into the hillside along the corridor. 
 
Other variables are difficult to account for and to compare, such as site development costs, regulations under 
which the site was developed, and other site characteristics which may not be obvious upon initial observation. 
 

Open 
10/24/18 
 
Closed 
11/7/18 
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Issue Discussion Notes Status 
6) How does circulation of all 

modes function in and 
around the site? (East, 
Miller, Captain) 

Planning Commission Discussion 
10/24:  Commissioners East, Miller, and Captain inquired how the site relates to the broader circulation network 
for pedestrian, bikes, and vehicles. 
 
Staff Response/Recommendation 
11/7:  See Attachment F for information related to circulation. 
 

Open 
10/24/18 
 
Closed 
11/7/18 

7) How does the usable open 
space requirement relate to 
the PARCC Plan? (Miller) 

Planning Commission Discussion 
10/24:  Commissioner Miller referenced the standards in the adopted Parks, Arts, Recreation, Culture, and 
Conservation (PARCC) Plan and inquired how they may relate to the usable open space requirement in the 
proposed NWDD regulations. 
 
Staff Response/Recommendation 
11/7:  The usable open space created as part of future development in the NWDD would be defined in the 
PARCC Plan as “Private Parks.” The PARCC Plan notes: “Private Parks are typically created by a developer in 
conjunction with residential development. In most circumstances, this land is controlled by the developer or 
homeowner association and the parks remain as private property. These parks may be classified as 
neighborhood parks, or resource parks. Typically, these parks are developed to comply with zoning regulations, 
to provide public open space, and as attractive amenities for the development. These parks are recognized in 
this plan and counted toward parks level of service (LOS) because they serve a portion of the population and/or 
protect sensitive habitat, just as public parks do” (PARCC Plan, Section 4.0.1). 
 

Open 
10/24/18 
 
Closed 
11/7/18 

8) How does the electric 
vehicle charging station for 
commercial space and solar 
panel requirements for 
townhomes compare to 
existing City & region 
requirements? (Miller) 

Planning Commission Discussion 
10/24:  Commissioner Miller inquired as to how the green development incentives compare to the City’s 
existing Green Building Incentive Program (GBP), as well as other cities in the area. 
 
Staff Response/Recommendation 
11/7:  The GBP (RZC 21.67) is an optional program in which developers may incorporate green building 
techniques into their development in exchange for development incentives such as additional height, floor area, 
etc. Building techniques are assigned “points” which are then used to achieve a desired development bonus. 
The proposed NWDD Green Development Incentives were developed to go beyond the City’s existing GBP and 
to employ techniques with the potential for greater environmental benefit. 
 

Open 
10/24/18 
 
Closed 
11/7/18 
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Issue Discussion Notes Status 
Below is a comparison of the proposed incentive techniques, compared with the comparable GBP techniques 
related to Electric Vehicle (EV) charging and solar energy: 
 

Proposed NWDD Green Incentives Existing GBP 

All townhomes EV charging ready; 
One EV charging station per 20 apartments; 
One EV charging station per 10,000 sq ft commercial 

2 EV Charging Stations; 
or 5% of parking reserved for low emission vehicles 

Solar panels on 25% of all townhome units Alternative energy: Buildings design with alternative 
energy systems that provide the building with 50% 
of its energy needs through forms such as solar, 
wind, geothermal, biomass, or other forms of 
alternative energy sources 

Community solar opportunity to serve tenants within 
development 

None 

 
The NWDD Green Development Incentives described above are a subset of the techniques which must be 
incorporated into a development to achieve the height and FAR bonuses on a project-wide basis. 
 
Redmond is one of a handful of cities in the Puget Sound region with a green incentive program. Comparing 
programs between cities would require additional effort due to the fact that each is structured in a different 
format and seek to achieve different goals. 
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Reason for  
Recommendation: The proposal, as modified in September 2018, should be 

approved because it is consistent with adopted 
Comprehensive Plan policies and the land use designation 
criteria and creates flexible policies and regulations that 
respond to the unique characteristics of the site. 

 
I. APPLICANT PROPOSAL 

 
The Quadrant Corporation (Applicant) proposes a Comprehensive Plan 
amendment and rezone to designate the property at the SW corner of NE 124th 
Street and Willows Road from “Business Park” to “Design District” in order to 
allow standalone residential uses such as attached dwelling units (i.e. townhomes) 
and multifamily structures. 
 

II. RECOMMENDATION 
 

The Technical Committee recommends approval of the proposal to change the 
Comprehensive Plan and zoning designation on the Proctor site to “Northwest 

Andrew Bauer
Text Box
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Design District” and to adopt the proposed policies and zoning regulations 
(Exhibit G) to implement the proposal, as modified in September 2018 (Exhibits 
A, B). 

 
III. BACKGROUND: 

 
The site is located at the SW corner of NE 124th Street and Willows Road (parcels 
272605-9026; 9024). It consists of two parcels for a total size of approximately 
15.38 acres and is designated as “Business Park” (BP) in the Comprehensive Plan 
and current zoning. 
 

 
 
Residential uses are permitted in the BP zone as part of a mixed-use residential 
structure. Standalone multifamily uses (without ground floor commercial area) 
and attached dwelling units (e.g. townhomes) are not permitted in the BP zone. 
 
The proposal is to revise the Comprehensive Plan designation to Design District 
and adopt associated Comprehensive Plan policies and zoning regulations which 
would allow townhomes and multifamily structures, while also continuing to 
allow a range of compatible commercial and non-residential uses. 

 
The Applicant filed a request for Comprehensive Plan amendment in April 2016. 
The request was reviewed as part of the docketing process and subsequently 
recommended by the Planning Commission and approved by the City Council for 
further review and consideration as part of the 2016-17 Comprehensive Plan 
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Docket (Ord. 2848). Staff review of the proposal began in 2017 and it was 
continued onto the 2017-18 Comprehensive Plan Docket (Ord. 2908). 
 
The Technical Committee issued to the Planning Commission on 5/31/2018 a 
recommendation to deny the Applicant’s request. The Technical Committee 
recommendation was presented to the Planning Commission on 6/13/2018. A 
public hearing was held on 6/27/2018 and was continued to 7/11/2018, with study 
sessions on the proposal occurring on the same dates. On 7/11/2018 the Planning 
Commission passed a motion, directing Staff and the Applicant to analyze site 
constraints in more detail and to present that information on or before 10/11/2018. 
 
In the proceeding weeks, the Applicant submitted a modified land use proposal 
(Exhibits A, B) resulting in substantive changes to their original proposal. 
However, the original request – to change the Comprehensive Plan and zoning 
designation from BP to Design District remains the same. 
 
The primary differences between the original land use proposal and the modified 
land use proposal are as follows: 
 

• The commercial/mixed-use area of the site has been relocated to the 
northwest portion of the site. Relocating these uses prohibits more 
intensive non-residential uses from being established on the steep hillside 
adjacent to Willows Road and provides for better access from what will 
likely be the primary access into the site on NE 124th Street. 
 

• The minimum requirement for non-residential gross floor area has 
increased from 10,000 square feet to 22,000 square feet, thereby creating 
opportunity for a horizontally-integrated mixed-use site. 
 

• The site plan development concept (Exhibit B) has decreased the total 
apartments from a maximum of 300 units to 195 units. The increase of 
commercial floor area is one factor resulting in a decrease in the number 
of apartments due to overall floor area allowances, traffic generation, and 
the ability to mitigate likely traffic impacts at the time of a future 
development proposal. 

 
In total, the revisions resulting from the modified land use proposal were 
determined substantial enough for review – and a new recommendation – from 
the Technical Committee. This Technical Committee Recommendation replaces 
the recommendation issued 5/31/2018 on the Applicant’s original land use 
proposal. 

 
IV. REASON FOR PROPOSAL, FACTORS CONSIDERED, ALTERNATIVES 
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A. REASON FOR PROPOSAL 
 

As the Applicant states in their application, the site’s unique 
characteristics related to location and topography have left it vacant and 
underutilized. The BP zoning designation has been on the site since at 
least 1979, but has not resulted in development. 

 
The City and the Applicant have worked collaboratively to create draft 
policies and regulations which are flexible and that respond to the unique 
characteristics of the site. The key outcomes of the policies and 
regulations are: 

 
1. Horizontally-integrated, mixed-use site: Proposed regulations create 

flexibility for residential and non-residential land uses to be located on 
the site in a manner that best integrates with the site and its context. 
 

2. Opportunity for expanded housing types: Residential land uses are 
proposed to be expanded to allow a broader range of housing types, 
including townhomes and apartments (part of a mixed-use structure or 
standalone). Allowing a range of housing types creates needed 
flexibility to integrate with the site and its context and creates more 
variation in housing affordability. 
 

3. Opportunity for more commercial uses and increased flexibility: 
Proposed regulations include a broad range of allowable commercial 
uses intended to serve the surrounding neighborhood and the future 
employees and residents living and working on the site. 
 

4. Green development incentives specific to the site: Proposed regulations 
include provisions for green development incentives which must be 
utilized to achieve the maximum development potential. The incentives 
were developed specific to the site and are intended to be used in lieu of 
the existing Green Building Incentive Program. 

  
B. FACTORS CONSIDERED 

 
Several factors were considered during the review of the proposal. Below 
are some of the key factors informing the Technical Committee’s 
recommendation: 
 
1. Site Constraints: Varying degrees of constraints exist on the site, which 

have resulted in it being vacant and undeveloped today. For purposes of 
review of the Applicant’s request, the City focused on the site’s 
constraints related to topography and zoning. 
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a. Topography: As illustrated in the Slope Analysis (Exhibit D) the site 
slopes moderately from Willows Road and transitions to more gentle 
topography on the western portion of the site. The most severe 
slopes include the southeastern portion of the site (stream corridor) 
and the retaining walls abutting NE 124th Street. As the Applicant 
has noted, development of the site with mixed use structures or an 
office park (as encouraged under the BP zone) could result in 
extensive grading of the site and may necessitate the need for 
numerous deviations from engineering standards such as retaining 
wall height. The proposed amendments require non-residential land 
uses be located in the northwest portion of the site – away from the 
moderate and severely sloped topography. Meanwhile, allowing for 
less intense residential development in the form of townhomes 
allows for less grading in some areas and better integration with the 
existing topography. 

 
b. Zoning: The site has been zoned BP since at least 1979, but has not 

resulted in development. The BP zoning regulations provide a “one 
size fits all” zoning that applies to numerous properties throughout 
the City – without having the flexibility to adequately respond to 
unique site characteristics. 

 
2. Most Appropriate Land Use Designation: Besides Design District, other 

land use designations were considered and determined to be 
inappropriate for the site. Designations such as “Multifamily Urban” or 
“Neighborhood Commercial” apply to multiple properties citywide and 
do not provide the flexibility necessary to adequately respond to the 
unique characteristics and context of the site. Furthermore, other 
designations have limitations on mixed use development (horizontal or 
vertical), or prohibit them entirely. See Table 1 below for a summary of 
land use designations. 

 

Table 1 
Land Use 

Designation Res. Comm. Mixed 
Use Issue 

Design District P P P 

Create flexibility to mix uses 
throughout site horizontally & 
vertically 
 
Zoning standards that respond 
to site characteristics 

Business Park 
(BP) 

X P P Allows multifamily uses in a 
vertical mixed-use building 
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Does not respond to site 
characteristics as evidenced by 
lack of site development 

MF Urban 
(R12-R30) P X X 

Allows only residential uses 
 
Does not respond to site 
characteristics 

Neighborhood 
Commercial 

(NC-1; NC-2) 
P P P 

Intended to establish small-
scale shopping districts 
serving nearby neighborhoods 
 
Residential uses secondary to 
commercial/retail 
 
Does not respond to site 
characteristic 

General 
Commercial 

(GC) 
X P P 

Allows big-box retail and 
warehouse retail – undesirable 
and/or infeasible uses on the 
site 
 
Allows multifamily in a 
vertical mixed-use building 
 
Does not respond to site 
characteristics 

P = Permitted 
X = Unpermitted 

 
Comprehensive Plan Policy LU-63 states the purpose of the “Design 
District” designation is to: 
 

“Take advantage of opportunities for appropriate mixes of uses in 
suitable locations, such as large parcels (totaling at least five acres in 
size) in a common ownership, or the sites of major institutions, such as 
hospitals. Provide for preparation of master plans to promote unified 
development of an area or to meet the special needs of institutions, 
while managing impacts on nearby uses” (LU-63). 
 
The site fits not only the prescriptive criteria for a Design District (i.e. 
under common ownership, more than five acres in size), but also 
presents an opportunity to provide for cohesive development of the site 
through a master plan. The modified land use proposal provides for 
more non-residential uses – creating a mix of uses that will be 
compatible and complement one another. Whereas the current BP 
zoning on the site allows only for vertical mixed use, the modified land 
use proposal will allow for horizontally-integrated mixed use. A master 
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plan will be a requirement of development on the site, ensuring an 
appropriate level of public involvement, site design, phasing, and a 
cohesive development. 

 
3. Land use compatibility: The site is bordered by existing office park, 

light manufacturing, and agricultural land uses. The proposed 
regulations will provide for property line setbacks and landscaping to 
create separation from adjacent uses; the pipeline corridor to the west 
and the protected stream corridor to the southeast provide additional 
separation. 
 
The proposed regulations also outline allowable land uses that take into 
consideration land use compatibility internal to the site. The required 
minimum of 22,000 square feet of non-residential uses is intended to 
create a site that includes a mix of uses that serve the surrounding 
neighborhood and the future development. Non-residential land uses 
will be required to be located in the northwest portion of the site 
abutting NE 124th Street (Exhibit B). Specific design and mitigation 
related to land use compatibility can be further identified and addressed 
as part of a master plan process. 
 

4. Housing: Current zoning on the site allows residential uses when 
located within a vertical mixed-use structure. Proposed regulations will 
create more flexibility for housing by allowing a range of housing types 
such as standalone apartments, townhomes, in addition to vertical 
mixed-use structures. City policies encourage a diverse range of 
housing types to support affordability (HO-12). Attached ownership 
housing such as townhomes also represent a type of housing which is 
increasingly becoming scarce and has taken on the term “Missing 
Middle Housing” (www.missingmiddlehousing.com). 
 
Existing City regulations will require that 10 percent of townhomes 
built on the site be restricted to residents earning no more than 80 
percent of the Area Median Income (AMI). Meanwhile, proposed 
regulations for apartments/mixed use structures require 10 percent of 
the units be restricted to residents earning no more than 70 percent of 
the AMI. Combined, the proposed regulations represent flexibility to 
create more diversity in housing options, opportunity for more 
ownership townhome housing, and more housing designated for 
moderate income households. 
 

5. Transportation: Willows Road NE and NE 124th Street—the east and 
north boundaries of the project—are congested vehicular corridors and 
are not focused toward pedestrians and casual bicyclists, acting as 
potential barriers to non-motorized modes of transportation for most 

http://www.missingmiddlehousing.com/
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people. As a result, it is likely that occupants of the site would be 
reliant on personal vehicles or transit. 

 
a. Vehicle Trip Generation: The Applicant provided a Vehicle Trip 

Generation Comparison (Exhibit E) to assess potential trip 
generation between development scenarios under current and 
proposed zoning regulations. The current proposal would result in 
the fewest number of vehicle trips when compared to development 
scenarios under the current zoning. 

Table 2 

 
 

The full range of trip generation and traffic impact would be 
assessed and mitigated at the time a development application is filed, 
and is dependent on several variables that cannot always be 
quantified at a conceptual level. It is likely however that any future 
development of the site, whether under existing zoning or Design 
District, would likely require significant transportation 
improvements such as a signalized intersection at the entrance to the 
site on NE 124th Street, frontage improvements on the perimeter of 
the site, and improvements providing internal circulation throughout 
the site. Other potential transportation improvements would be 
assessed during a project review and would be determined based on 
the level of impact the project has on the transportation network. 
 

b. Transit Service: A bus stop fronting the site on NE 124th Street 
serves the site with Metro routes 243, 244 (partner routes between 
Kenmore P&R and Overlake TC) and 930 (DART service between 
Kingsgate P&R and Redmond Town Center). 
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Route 244 is funded through a partnership between the City and 
Microsoft. Funding for this route is anticipated to continue, but there 
is no long-term commitment from either funding partner. 

 
The existing bus routes primarily serve the morning and afternoon 
peak hours. However, there is ongoing evaluation by Metro as part 
of the North Eastside Mobility Plan (NEMP) which could result in 
increased levels of bus service on the Willows corridor, including 
continuous daily service. Changes proposed as a result of the NEMP 
are anticipated to be determined by Spring 2019. 

 
6. Parks: Parks and usable open space are not readily accessible from the 

site. However, the proposed regulations include provisions for creation 
of on-site usable open space that must be phased-in commensurate with 
development. Furthermore, the future Cross Kirkland Corridor trail is 
located to the north and the future extension of the Redmond Central 
Connector (Phase III) is to the east. Once completed, both trails will 
provide access to the regional trail network, but will be separated by 
NE 124th Street and Willows Road which could represent a barrier for 
some to access the trails. However, signalized intersections will provide 
crossings for trail users. 

 
7. Schools: New residents on the site would be served by the Lake 

Washington School District (LWSD). Schools serving the site, or 
potentially serving if boundaries are revised in the future, are all more 
than one mile away. It is likely students would need to be bussed or rely 
on other means of transportation to-and-from school. 

 
8. Sammamish-Juanita Transmission Line: Puget Sound Energy (PSE) is 

in the process of refining the route alignment for the Sammamish-
Juanita 115 kV project, which includes a new 115 kilovolt (kV) 
transmission line from the Sammamish Substation in Redmond to just 
south of the Juanita Substation in Kirkland in order to increase capacity 
and improve system reliability to the electrical system serving northern 
Kirkland and Redmond. The new overhead transmission lines are 
proposed to be routed on the east side of Willows Road and be routed 
to the west along NE 124th Street. Current plans propose for the 
transmission lines to be routed on the south side of NE 124th Street, 
abutting the site. However, PSE is in the process of evaluating the 
feasibility of routing the transmission lines on the north side of NE 
124th Street. Any future development of the site, whether under current 
zoning or a future zoning designation, will need to assess impacts 
related to the transmission lines and design improvements accordingly. 

 
C. ALTERNATIVES 
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1. Technical Committee Recommendation: Amend the Comprehensive Plan 

and zoning designation on the site to “Northwest Design District” and 
adopt the associated policies and zoning regulations that would implement 
the Applicant’s modified land use proposal allowing a variety of housing 
types such as attached dwelling units, multifamily, mixed use, as well as 
commercial uses. 
 

2. Condition or modify the Applicant’s land use proposal, associated 
policies, or zoning regulations. 
 

3. Deny the proposed Comprehensive Plan amendment and rezone. 
 

V. SUPPORTING ANALYSIS 
 

A. COMPLIANCE WITH CRITERIA FOR PLAN AMENDMENTS 

Redmond Comprehensive Plan Policy PI-16, as adopted by RZC 
21.76.070.J.3, outlines the criteria for which proposed comprehensive plan 
amendments shall be evaluated. The following is an evaluation of the 
proposal for consistency with each criteria: 

1. Consistency with Growth Management Act (GMA), State of 
Washington Department of Commerce Procedural Criteria, VISION 
2040 or its successor, and the King County Countywide Planning 
Policies. 
 
The Comprehensive Plan is consistent with the GMA, Vision 2040, and 
King County Countywide Planning Policies. 
 
Broadly stated, the GMA and plans such as VISION 2040 and the King 
County Countywide Planning Policies are intended to accommodate 
growth within Urban Growth Areas, provide for a variety of housing 
types, and prevent an auto-centric sprawling land use pattern. The 
proposal is to adopt site-specific Design District policies and regulations 
which are flexible and that respond to the unique characteristics of the site, 
thereby establishing an opportunity to create a horizontally-integrated 
mixed-use site with a range of housing types and commercial uses which 
will serve the surrounding area – consistent with the goals of the GMA 
and those plans created under it. 

 
The proposal has been reviewed consistent with procedures required by 
the GMA. 
 

2. Consistency with the Comprehensive Plan policies and the designation 
criteria. 
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The proposal is consistent with the Comprehensive Plan policies, as well 
as both the general land use designation criteria (LU-26) and the Design 
District designation criteria (LU-63). 

The proposal will create flexible policies and regulations that respond to 
the unique characteristics of the site, thereby resulting in a horizontally-
integrated mixed-use site with opportunity for a range of housing types 
and commercial uses that serve the development as well as the 
surrounding area. More specifically, the proposal is consistent with both 
the general and Design District designation criteria listed in policies LU-
26 and LU-63 as follows: 

• LU-26, Subpoint #1: The proposal is generally consistent with the 
City’s land use and community character objectives (CC-14, CC-
20, CC-22). 
 

• LU-26, Subpoint #2: Future development will be directed away 
from environmentally critical areas such as the steep slopes and 
stream on the site. Green development incentives are incorporated 
into the proposed regulations and will minimize the carbon 
footprint of new development and ensure energy efficiency in 
design. 
 

• LU-26, Subpoint #3: The site is served by a multimodal 
transportation network consisting of roads, multipurpose trails, and 
Metro bus routes. Plans call for future improvements to the trail 
network, providing connections through Kirkland, Redmond, and 
north through the Sammamish Valley to Woodinville. Meanwhile, 
Metro is in the process of evaluating as part of the NEMP the 
existing routes serving the site and may take action in the near 
future to improve transit frequency serving the site. 
 

• LU-26, Subpoint #4: The proposal will not result in a decrease in 
capacity for housing or commercial space – rather, the regulations 
will create more flexibility to create a horizontally-integrated 
mixed-use site consisting of residential and commercial uses, 
similar to what current BP zoning allows through vertical mixed-
use structures. Housing types will be expanded to allow 
townhomes – a type of housing for which there is strong demand, 
yet is rarely being developed in Redmond. 
 

• LU-26, Subpoint #5: The proposed regulations will continue to 
allow a broad range of commercial and residential uses and 
therefore will disrupt the balance between employment and 
housing. More importantly however, the proposed regulations will 
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allow more variety in housing types and more flexibility for 
commercial uses to respond to the unique site constraints with the 
goal of realizing a master planned development on a currently 
vacant site. 
 

• LU-26, Subpoint #6: The site is suitable for the proposal, which 
will create opportunity for housing and commercial services in 
close proximity to the Willows employment area as well as the 
nearby Totem Lake and Downtown Redmond Urban Centers. 
 

• LU-26, Subpoint #7: Incompatible uses should be largely 
minimized due to existing natural separation with a wooded ravine 
and utility corridor between the site and adjacent uses to the west 
and south. 
 

• LU-63, Subpoint #1: The proposed Design District will provide the 
needed flexibility to establish a horizontally-integrated mixed-use 
site that cannot be achieved through existing zoning designations. 
 

• LU-63, Subpoint #2: The proposal includes draft policies and 
zoning regulations that will apply to the site. 
 

• LU-63, Subpoint #3: As noted above, Metro routes currently serve 
the site and are in the process of evaluating the existing routes as 
part of the NEMP. Future action may be taken to improve transit 
frequency serving the site. 
 

• LU-63, Subpoint #4: The Applicant has prepared a Land Use 
Concept and Conceptual Site Plan (Exhibit B) to illustrate potential 
development of the site under proposed regulations. 
 

• LU-63, Subpoint #5: Proposed regulations provide allowable land 
uses, densities, and development standards. 
 

• LU-63, Subpoint #6: Public involvement to date has included two 
neighborhood meetings, a public hearing, and outreach to the 
surrounding property and business owners. An additional public 
hearing is scheduled for October 24, 2018 (Exhibit K). 
 

• LU-63, Subpoint #7: The Applicant’s request has been reviewed 
and processed consistent with the Type VI legislative review 
process, as outlined in RZC 21.76.050.K. 
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• LU-63, Subpoint #8: To the extent necessary, the proposed 
Northwest Design District will be reviewed and updated within the 
necessary 5-10 years. 

 
3. Consistency with the preferred growth and development pattern in 

Section B of the Land Use Element of the Comprehensive Plan. 
 
The proposal is consistent with the preferred growth and development 
pattern in Section B of the Land Use Element of the Comprehensive Plan. 
The proposal will create policies and regulations which are flexible and 
that respond to the unique characteristics of the site, resulting in a 
horizontally-integrated mixed-use development. Housing and commercial 
uses, already allowed under the current zoning, will now be allowed to be 
re-organized throughout the site as part of a master plan. Housing types 
will be expanded to allow townhomes and other standalone multifamily 
uses to better integrate with the site’s topography and anticipated 
commercial areas. 

 
4. The capability of the land, including the prevalence of critical areas. 
 

As depicted on the Slope Analysis Map (Exhibit D), the site is constrained 
by the existing topographic features including the moderately sloped 
hillside adjacent to Willows Road and the ravine near the southeast 
portion of the site. Proposed regulations will limit all non-residential uses 
to the northwest portion of the site adjacent to NE 124th Street. This area is 
more conducive to higher-intensity uses and will limit the amount of 
grading in other areas where lower-intensity residential uses, such as 
townhomes, would be allowed. 
 
Furthermore, green development incentives are provided as part of the 
proposed regulations and are intended to reduce the carbon footprint and 
promote energy efficient design in new development. 
 
The proposal would not change citywide regulations that protect the 
environment. Future development will be required to comply with adopted 
environmental regulations such as critical areas, stormwater, and energy 
code. 
 

5. The capacity of public facilities and whether public facilities and 
services can be provided cost-effectively at the intensity allowed by the 
designation. 

 
The site is served by necessary infrastructure such as roads and utilities. 
Future development will be required to mitigate development-specific 
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impacts as determined at the time of a master plan and/or site plan 
entitlement. 
 
The proposal will allow townhomes and standalone apartments. It is likely 
the proposal will result in a development which is less intense than 
allowed under current zoning, due to the topographic constraints on the 
site and the ability to develop medium-density townhomes (as opposed to 
high-intensity mixed use structures and/or an office park). 
 
Public facilities and services currently in place to serve the site will not be 
detrimentally affected by the proposal. 

 
6. Whether the allowed uses are compatible with nearby uses. 

Incompatible uses should be largely minimized due to the wooded stream 
corridor to the south and the utility corridor to the west. Compatibility 
between land uses on the site would be addressed during the master 
planning process. See also land use compatibility discussion in Section 
IV.B.3 above. 
 

7. If the purpose of the amendment is to change the allowed use in an 
area, the need for the land uses that would be allowed by the 
Comprehensive Plan amendment and whether the amendment would 
result in the loss of capacity to meet other needed land uses, especially 
whether the proposed amendment complies with the policy on no net 
loss of housing capacity (HO-17). 
 
The proposal will allow a range of land uses similar to what is currently 
allowed under existing zoning. Manufacturing uses, which are currently 
allowed on the site would be prohibited. However, the proposal would 
create more flexibility that does not exist under current zoning, and is 
necessary to adequately respond to the unique site characteristics. The 
proposed regulations will allow more housing types in the form of 
townhomes and apartments (standalone or in a mixed-use structure). 
Existing affordable housing requirements will apply to townhome units, 
while the proposal requires 10 percent of apartments be restricted to 70 
percent of AMI. 
 
Proposed regulations will also allow compatible commercial uses that will 
serve residents living on the site as well as the surrounding area. 

 
8. For issues that have been considered within the last four annual 

updates or Comprehensive Land Use Plan amendments, whether 
there has been a change in circumstances that makes the proposed 
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plan designation or policy change appropriate or whether the 
amendment is needed to remedy a mistake. 

 
The proposal has not been considered within the last four annual updates 
to the Comprehensive Plan. 

 
VI. AUTHORITY AND ENVIRONMENTAL, PUBLIC AND AGENCY 

REVIEW 
 

A. AMENDMENT PROCESS 
RZC 21.76.070.AE and RZC 21.76.050.K require that amendments to the 
Comprehensive Plan or Zoning Code (except zoning map amendments 
consistent with the Comprehensive Plan) be reviewed under the Type VI 
process. Under this process, the Planning Commission conducts a study 
session(s), an open record hearing(s) on the proposed amendment, and 
makes a recommendation to the City Council. The City Council is the 
decision making body for this process. 

 
B. SUBJECT MATTER JURISDICTION 

The Redmond Planning Commission and the Redmond City Council have 
subject matter jurisdiction to hear and decide whether to adopt the 
proposed amendment. 
 

C. WASHINGTON STATE ENVIRONMENTAL POLICY ACT (SEPA) 
A SEPA threshold determination was issued on February 28, 2018 
(Exhibit H). The comments (Exhibit I) submitted during the SEPA 
comment period have been reviewed and do not change the SEPA 
threshold determination. The Applicant’s modified proposal was reviewed 
and determined to be consistent with the SEPA threshold determination. 
The City concurs with the Applicant’s conclusions related to SEPA 
consistency (Exhibit J). 

 
D. 60-DAY STATE AGENCY REVIEW 

State agencies were sent 60-day notice of the modified proposal and 
associated draft policies and regulations (Exhibit L). 

 
E. PUBLIC INVOLVEMENT 

Two neighborhood meetings were held in 2017 to gather input on the 
proposal and to identify potential issues and topics to consider. A public 
hearing was held on June 27, 2018, and was continued to July 11, 2018. 
 
There will be more opportunities to comment on the proposal, and the 
September 2018 modifications, during the Planning Commission review 
process and the public hearing scheduled October 24, 2018 (Exhibit K). 
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F. APPEALS
Comprehensive Plan amendments are a Type VI legislative action
pursuant to RZC 21.76.050. The proposal shall be reviewed by the
Planning Commission, who makes a recommendation to the City Council.
The City Council is the final decision making body. The Council’s
decision is appealable to the Growth Management Hearings Board.

VII. LIST OF EXHIBITS
Exhibit A: Applicant’s Comp. Plan Amendment Proposal (Sept 2018) 
Exhibit B: Proposed Land Use Concept & Conceptual Site Plan (Sept 2018) 
Exhibit C: Comprehensive Plan Designation Context Map 
Exhibit D: Slope Analysis Map 
Exhibit E: Vehicle Trip Generation Comparison Memo (Sept 2018) 
Exhibit F: Regulation Comparison 
Exhibit G: Draft Northwest Design District Policies & Regulations 
Exhibit H: SEPA Threshold Determination 
Exhibit I: SEPA Comments 
Exhibit J: SEPA Compliance Letter, September 20, 2018 
Exhibit K: Public Hearing Notice 
Exhibit L: 60-Day Notice of Proposed Amendment

Conclusion in Support of Recommendation: The Technical Committee finds the 
proposal has been reviewed in compliance with the City’s Type VI process, as well as with 
the procedural requirements of SEPA. Based on the above analysis and findings, the 
Technical Committee concludes the proposal complies with the Redmond Comprehensive 
Plan and recommends the proposal be approved. 

ERIKA VANDENBRANDE MARTIN PASTUCHA 
Director Director 
Planning and Community Development Public Works 
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Proctor Willows Comprehensive Plan Amendment Application 
Revised 9/20/2018 

 
A. Description of Proposed Amendment (Property Specific Amendment) 

 
1. What is the current Comprehensive Plan land use designation and zoning?  

 
The current Comprehensive Plan land use designation and zoning for the Property is 
Business Park (“BP”).   

 
2. What is your desired Comprehensive Plan land use designation and zoning?     

 
The Applicant is proposing that the Property be designated with a new “Northwest Design 
District,” with Design District zoning, similar to the Design District designations and zoning 
the City has adopted for the Bear Creek, Marymoor, and Northeast areas of the City. The 
new Northwest Design District designation and zoning would promote horizontal mixed-
use development with a variety of housing types, including for-sale townhomes, triplex and 
traditional for-rent apartment style dwellings. It would also require a minimum of 20,000 sq. 
ft. of non-residential uses, to include neighborhood-oriented commercial, office, and/or day 
care center uses.   

 
3. Describe what type of development is envisioned for the area proposed for the amendment. A conceptual 

drawing of the proposed development may be required. 
 
The Property is located at the intersection of NE 124th Street and Willows Road in the 
northernmost portion of the Willows Corridor Subarea of the Willows/Rose Hill 
Neighborhood.  The Applicant is proposing a mixed-use development consisting of 
approximately 370 residential units with a variety of housing types that may include for-sale 
townhomes, triplex and traditional for-rent apartment style dwellings.  The development 
would also include a minimum of 20,000 sq. ft. of ground-level or stand-alone retail or 
commercial space, to include neighborhood-scale commercial uses, office, and/or day care 
center uses. The development would include open space tracts, landscaped active and 
passive recreation, a trail network, and potentially, a gateway/bike rest stop feature on the 
northeast corner of the site. A revised conceptual site plan developed in coordination with 
City staff is included with this revised application.   
 

4. What land uses are located on and adjacent to the area proposed for amendment? 
 
The Property is currently vacant and partially constrained by critical areas, including steep 
slopes. Commercial, office, multi-family and single-family residential uses are located to the 
north, west and south of the Property.  Agricultural uses are located to the east of the 
Property across Willows Road NE.  The Property is located at the far northwest boundary of 
the City limits; it adjoins the unincorporated County to the north.  

 
B. Comprehensive Plan Amendment Questions 

 
1. What is your proposed amendment intended to accomplish? 
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The Applicant is proposing a property-specific Comprehensive Plan Amendment and 
concurrent rezone as part of the City’s annual Growth Management Act (“GMA”) docket 
process in RCW 36.70A.130.  Specifically, the proposal is to redesignate and rezone the 
Property from BP to a new “Northwest Design District” with Design District zoning.  
 
Despite increased commercial and residential development in the Property’s general vicinity 
over the past few decades, and aggressive attempts to market the Property locally and 
globally, the Property has remained vacant and underutilized. This is primarily due to site 
conditions, including topographical challenges and critical area restraints, which make the 
site infeasible for large floor-plate development. In addition, the Property’s location, on the 
northwest border of City limits, is not conducive to large-scale retail or office park 
development. Current BP zoning promotes highly intensive use of the Property, including 
dense mixed-use residential structures, but it does not allow for a variety of housing types 
necessary to meet market demand, achieve the City’s affordable housing goals, and provide 
housing proximate to employment centers, which will reduce traffic trips on City streets.   
Without a redesignation and rezone to Design District, which will allow greater development 
flexibility while reducing intensity, the Property will likely remain vacant and underutilized 
for the foreseeable future  
 
A redesignation and rezoning of the Property from BP to Design District would permit 
development of a compatible and context-sensitive mixed-use residential development with 
neighborhood-supporting commercial uses. The current BP land use zoning requires 
residential units to be contained in a “mixed-use structure,” which does not allow stand-
alone residential buildings.  RMC Table 21.14.030C.  In contrast, Design District zoning 
would permit a variety of residential product types including detached, attached (2-4 units) 
and multifamily structures. This allowance for a variety of housing types results in increased 
flexibility and enables buildings to be clustered away from critical areas.  Design District 
zoning would facilitate a context-appropriate development of the Property, which will 
preserve the Property’s environmentally sensitive features. 
 
Design District zoning will result in a development that is less intense than what is allowed 
under BP zoning. With respect to traffic, the difference in intensity is significant.  A 
preliminary estimate by Transpo Group has indicated that a 300,000 sq. ft. business park, 
which would be allowed under the existing BP zoning (taking critical areas into account), 
would result in 3,700 new daily vehicle trips and 380 new PM peak hour trips.  In contrast, 
the mixed-use residential project proposed under the new Design District zoning (175 
residential townhomes, 195 apartment units, and approximately 20,000 sq. ft. of retail space) 
would result in approximately 2,700 new daily trips and 270 new PM peak hour trips.  
Accordingly, a rezone from BP to Design District would result in a significant reduction of 
daily vehicle trips and PM peak hour trips. See attached revised memorandum from The 
Transpo Group dated September 11, 2018, which compares and summarizes the trip 
generation associated with several BP and Design District development scenarios. 
 

 
2. How will your proposal support the goals contained in Redmond’s Comprehensive Plan? Goals are shown on 

page 6. 
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The proposal supports the following goals contained in the Comprehensive Plan, as shown 
on page 6 of the Comprehensive Plan Amendment Application: 
 

• To conserve agricultural lands and rural areas, to protect and enhance the quality of 
the natural environment, and to sustain Redmond’s natural resources as the City 
continues to accommodate growth and development.  

 
By permitting a mixed-use residential development that clusters a variety of multifamily product types on 
developable (non-critical) areas of the Property, the Property will protect and enhance the quality of the 
natural environment and sustain Redmond’s natural resources. 
 

• To retain and enhance Redmond’s distinctive character and high quality of life, 
including an abundance of parks, open space, good schools and recreational facilities. 

This proposal will allow a property which has been vacant for decades to be put to productive use, providing 
affordable, high-quality housing options for Redmond residents, while protecting critical areas and providing 
for a variety of on-site open space and recreational opportunities, including trails and trail connections. 
 

• To emphasize choices and equitable access in housing, transportation, stores and 
services.  
 

The proposal will maximize the housing choices available to City residents by providing townhomes, triplex 
and traditional apartment style dwellings.  Including a provision for ground floor or stand-alone retail and 
commercial will allow for neighborhood services and retail that is easily accessed by future residents.  In 
accordance with the City’s affordable housing requirements, at least 10 percent of the proposal’s residential 
units will be below market-rate units, which ensures enhanced access to residences from all economic sectors 
including low to moderate income residents.  The Property is located near existing retail, services and 
employment centers, which will reduce traffic trips on City streets. NE 124th Street and Willows Road NE 
are both serviced by King County Metro Bus Routes 930 and 244, which will further decrease traffic 
impacts.     
 

• To maintain a strong and diverse economy and to provide a business climate that 
retains and attracts locally owned companies, as well as internationally recognized 
corporations. 

The creation of affordable, diverse housing options in the Willows Corridor will benefit the entire Willows 
Road corridor by providing housing options for nearby employees and implementing transportation 
improvements and trail connections that will improve traffic conditions in the area. 

• To provide opportunities to live a healthy lifestyle, enjoy a variety of community 
gathering places and celebrate diverse cultural opportunities.    

Sensitive treatment of the Property’s critical areas will provide residents will ample green and open spaces, 
which support a healthy lifestyle. The proposed development will include sidewalks and a trail network, active 
and passive parks and gathering areas for residents in the community.  

• To provide convenient, safe and environmentally friendly transportation connections 
within Redmond and between Redmond and other communities for people and 
goods. 
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The proposal would include regional trail connections to enhance and expand Redmond’s existing network.  

 
• To cultivate a well-connected community, working together and with others in the 

region to implement a common vision for Redmond’s sustainable future. 

The proposal allows the City to work with a long-time property owner who has tried unsuccessfully, for several 
decades, to market his property under the current BP zoning. The proposal represents an opportunity for the 
City to put a vacant property to productive use, providing diverse housing options for its residents. 

 
 

3. How will your proposal support other applicable policies and provisions from Redmond’s Comprehensive 
Plan? Plan can be accessed at www.redmond.gov/compplan. 
 
The proposal complies with the following Comprehensive Plan and Willows/Rose Hill 
Neighborhood policies and provisions: 
 

• Framework “FW” Policy-3: Ensure that the land use pattern in Redmond meets the 
following objectives:  

o Takes into account the land’s characteristics and directs development away 
from environmentally critical areas and important natural resources; 

o Encourages redevelopment of properties that are underutilized or 
inconsistent with the Comprehensive Plan designation;  

o Provides for attractive, affordable, high-quality and stable residential 
neighborhoods that include a variety of housing choices;  

o Maintains and enhances an extensive system of parks, trails and open space; 
and  

o Advances sustainable land development and best management practices, 
multimodal travel and a high-quality natural environment. 

• Land Use (“LU”) Policy-4: Encourage sustainable development of both public and 
private lands in Redmond through the use of techniques, such as green building and 
green infrastructure. 

• LU-6: Encourage infill development on suitable vacant parcels and redevelopment of 
underutilized parcels. Ensure that the height, bulk and design of infill and 
redevelopment projects are compatible with their surroundings.  

• LU-7: Provide opportunities for shops, services, recreation and access to healthy 
food sources within walking or bicycling distance of homes, work places and other 
gathering places.  

• LU-20: Promote use of techniques, such as current use taxation programs, 
stormwater utility funds, conservation easements, sensitive site planning, best land 
management practices and flexible regulations, to help retain and protect open space, 
environmentally critical areas, unique natural features and small farms.  

• LU-24: Ensure that uses adjacent to designated agricultural lands do not interfere 
with farm uses. Prevent interference through techniques, including but not limited 
to:  

o Separating uses with buffers, setbacks, topography or other means;  
o Promoting uses that are compatible and prohibiting uses that are not 

compatible with agricultural uses; and 

http://www.redmond.gov/compplan
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o Giving notice on plats, plans, and development and building permits issued 
on properties within 500 feet of designated agricultural lands that a variety of 
agricultural activities may occur that are not compatible with some 
development. 

• LU-25: Create and maintain Redmond as a place distinct from adjacent communities 
by establishing, where practical, green buffers, habitat corridors, preserved natural 
areas and distinctive gateways with features, such as native landscaping, art and 
markers in other locations. 

• LU-28: Promote attractive, friendly, safe, quiet and diverse residential neighborhoods 
throughout the city, including low- and moderate density single-family to high 
density residential neighborhoods. 

• LU-29: Designate allowed residential densities and housing types to provide for a 
housing stock that includes a range of choices to meet all economic segments and 
household types, including those with special needs related to age, health or 
disability.  

• LU-63: Design District Designation 
      Purpose. 

Take advantage of opportunities for appropriate mixes of uses in sustainable 
locations, such as large parcels (totaling at least five acres in size) in a 
common ownership, or the sites of major institutions, such as hospitals. 
Provide for preparation of master plans to promote unified development of 
an area  . . . , while managing impacts on adjacent uses.  

• Housing (“HO”) -1: Zone sufficient buildable land, create adequate usable 
development capacity and allow for an appropriate mix of housing types to 
accommodate Redmond’s projected share of King County’s population growth over 
the next 20 years. 

• HO-2: Promote a mix of new residential units and use other strategies that are 
designed to at a minimum meet the targets called for in the King County Countywide 
Planning Policies for creating residences that are affordable to low and moderate-
income households. 

• HO-11: Encourage the development of a variety of housing types, sizes and densities 
throughout the city to accommodate the diverse needs of Redmond residents 
through changes in age, family size and various life changes, including 

o Developments that provide smaller units with a mix of attached and 
detached housing units, 

o Homes with ground floor master suites, and 
o Homes with living areas on one floor.  

• HO-12: Create opportunities for ownership housing in a variety of settings, styles, 
sizes and affordability levels throughout Redmond. 

• HO-34: Promote a mix of housing for all income levels, including a portion of 
housing that is affordable to households earning 80 percent of less of the King 
County Median Income, as well as housing that is affordable to households earning 
between 80 to 120 percent of median income and above. . .  

• HO-36: Encourage the dispersal of affordable housing throughout the city. . .  
• HO-39: Encourage housing ownership or rental opportunities for all economic 

segments of the Redmond community.  
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• Natural Environment (“NE”)-21: Conserve and protect environmentally critical 
areas from loss or degradation. Maintain as open space hazardous areas and 
significant areas of steep slopes, undeveloped shorelines, and wetlands. 

• NE-23: Avoid, where possible, the creation of new parcels with building sites entirely 
within wetlands, streams, steep slopes, frequently flooded areas, and their associated 
buffers. Configure future parcels to have a building site outside of these areas. 

• NE-24: Encourage use of creative and appropriate site design and housing types to 
balance environmental protection and achievable density. Encourage clustering and 
density transfers for both commercial and residential development to help retain 
significant natural features and critical areas as open space. 

• Neighborhood, Willows/Rose Hill (“N-WR”) A-1: Preserve the natural character of 
the Willows/Rose Hill Neighborhood, while providing for compatible residential 
and business growth in appropriate areas. Among the features that define the 
neighborhood’s natural character are the ravines and steep slopes, trees and forested 
areas, concentrations of open space, streams, wetlands and wildlife diversity.  

• N-WR-A-2: Maintain the character of the Willows Corridor, including well-designed 
building clusters surrounded by trees and open space, parkway setbacks, and high 
proportions of open space relative to the area developed.  

• N-WR-A-3: Ensure that new residential development blends with and helps maintain 
the existing character in each neighborhood subarea, including sense of community, 
variety in lot sizes and house styles, small to moderately sized homes, abundance of 
trees and other greenery, nearness to open space and wildlife, and feeling of 
spaciousness throughout the neighborhood.  

• N-WR-C-3: Development proposed for sites with significant natural features shall 
preserve those features. Reduction in the scale and intensity of proposed 
development may be required to accomplish effective preservation of natural 
features. 

• N-WR-C-7: Critical wildlife habitat throughout the Willows/Rose Hill 
Neighborhood shall be protected.  

• N-WR-C-8: Wildlife diversity in the Willows/Rose Hill Neighborhood shall be 
protected and enhanced. Adverse impacts from new development on critical wildlife 
habitat shall be avoided subject to reasonable use provisions in the Redmond Zoning 
Code. 

• N-WR-C-9: Wildlife corridors in the Willows/Rose Hill Neighborhood that link 
critical wildlife habitats and provide for movement of wildlife, particularly in the 
forested slopes and between the neighborhood and nearby areas, such as the 
Sammamish River and Valley, shall be protected and enhanced.  

• N-WR-C-10: Developments upon the Willows/Rose Hill hillside shall be required to 
preserve open space in locations that are contiguous to existing or possible future 
open space areas of adjoining properties for the purpose of providing a continuous 
band of open space and wildlife habitat across the hillside. 

• N-WR-G-1: Developments within the Willows Corridor north of the Puget Sound 
Energy transmission line right-of-way shall be designed to ensure the following:  

o Important natural features of the hillside corridor are preserved;  
o The area maintains a pastoral and parkway appearance;  
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o Buildings are visually compatible with the forested hills and open pastures of 
the Willows Corridor;  

o Buildings and parking do not dominate views of the Willows Corridor;  
o Developments are visually separated from each other and Willows Road with 

areas of open space;  
o High-quality site and building designs are maintained; 
o Pedestrian and bicycle links to Willows Road are provided; and  
o Nearby residential uses to the west are visually buffered from the 

development through screening by topography, trees or other measures. 
• N-WR-G-2: New residential developments shall provide a variety of home designs, 

sizes, types and site design features, such as setbacks or lot sizes, to maintain variety 
and visual interest, to avoid repetitive style and to avoid a bulky and massive 
appearance. 

 
4. What impacts might your proposal have on the natural environment, such as critical areas or other natural 

areas? 
 

The proposed change in land use designation and rezoning will have a beneficial impact on 
the natural environment, as compared to what could be development under the current BP 
zoning.  Adopting a Design District designation and zoning for the Property will help 
protect the Property’s critical areas, steep slopes and other environmentally sensitive 
features, and it is expected to be less intensive than a purely mixed-use residential structure 
permitted under the BP, which will result in less net traffic and other environmental impacts.  
It will locate residential uses closer to existing office parks and retail uses in the BP zone, 
shortening commute distances and decreasing car trips. The proposed retail, office and/or 
daycare uses along 124th Street will offer neighborhood services and retail that is easily 
accessed by Willows Road employees and future residents. Finally, the proposed Project will 
incorporate Low Impact Development (“LID”) and conservation measures, which will 
further reduce environmental impacts.  
 

5. What economic impacts might your proposal have, such as impacts for businesses, residents, property owners, 
or Redmond City Government? 

 
The proposal will facilitate the development of a vacant and underutilized parcel, which will 
create positive economic impacts through increased property tax revenue and the purchase 
of goods and services at local businesses by the Property’s residents. The proposal will also 
permit workers to live close to major employment areas in the Redmond area. Employees in 
the Willows Corridor will now be able to live within walking distance to their work. 

 
6. How will your proposal address the long-term interests and needs of the community as a whole? 

 
The proposal addresses the long-term interests and needs of the community as a whole.  The 
overall community will benefit from the development of the vacant Property.  The proposal 
facilitates much needed multifamily development while preserving the Property’s 
environmentally critical areas. 

 
7. Are you aware of any public support for your proposed amendment? 
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The Comprehensive Plan resulted from significant public input from residents, employees 
and property owners in the Willows/Rose Hill Neighborhood. As stated in Question 3 
above, the Comprehensive Plan recommends, inter alia, infill development on suitable vacant 
parcels, which preserves natural open space and wildlife habitat. Quadrant has reached out 
to many employers in the Willows Road area, many of whom have expressed concern about 
the lack of affordable housing for their employees. Aerojet, the owner immediately adjacent 
to the property, has expressed support for the proposal.   

 
8. If your proposal has been considered within the last four years, what circumstances have changed to make the 

proposed amendment appropriate? 
 

The Applicant is unaware of any recent similar Comprehensive Plan Amendment 
Application proposals for the Property. 
 

C. Land Use Map Questions 
 

9. Describe the suitability of the area for the proposed designation, considering the adjacent land uses and the 
surrounding development pattern, and the zoning standards under the potential zoning classification. 

 
The Property is well-suited for the proposed Design District designation and zoning.  The 
City has adopted Design District designation/zoning in other unique neighborhoods, 
including Bear Creek, Marymoor, and the Northeast District.  A Design District designation 
will allow the City and Applicant to work together to adopt tailored development regulations 
with enhanced design and landscaping standards, that will allow the proposed mixed-use 
Project to be compatible with site characteristics. Design District zoning would preclude the 
heavy industrial and manufacturing uses permitted by the current BP designation, which are 
incompatible with the (1) agricultural uses located directly to the east of the Property and (2) 
single family and multi-family developments located to the west of the Property.  Instead, 
Design District zoning would permit a wide variety of residential development types, along 
with limited retail and commercial use, which would be compatible with the Property’s 
adjacent agricultural, residential and office uses. 

 
Design District zoning would also maximize compatibility between the Applicant’s proposed 
mixed use residential development on the Property and the purely commercial and office 
development located to the north, west and south of the Property.   
 
It is important to note that multifamily residential is a permitted use category in the BP zone 
– the Property’s current designation (but under BP zoning, the multifamily units must be 
contained within a “mixed-use structure”).  Therefore, the proposed Design District zoning 
would not introduce a new permitted use category to the Property.  Instead, Design District 
zoning would allow a variety of residential product types, including detached, attached and 
multifamily structures, to be developed on the Property, with enhanced design and 
landscaping standards that will ensure compatibility with surrounding land uses. 
 

10. What is the potential for the uses allowed under the proposed designation to be incompatible with uses or 
property in the immediate vicinity of the subject property? How would adverse impacts be mitigated? 
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It is not anticipated that any uses allowed under the proposed designation would be 
incompatible with uses or property in the immediate vicinity of the Property.  In general, the 
uses permitted by a Design District designation would be less intensive and noxious as 
compared to the uses permitted by the BP designation.  Heavy industrial and manufacturing 
uses permitted by the current BP designation are incompatible with the agricultural, 
residential and office uses located in the immediate vicinity of the Property.   

 
11. Describe the extent to which the proposal supports: a) Redmond’s preferred land use pattern as described in 

the Comprehensive Plan Land Use Element, and b) the community character object contained in Redmond’s 
Comprehensive Plan. See the Community Character or Land Use Element of the Comprehensive Plan or the 
elements specific to neighborhoods.                                                           
 
The proposal supports Redmond’s preferred land use pattern as described in the 
Comprehensive Plan Land Use Element.  Comprehensive Plan Framework Policy FW-3 
summarizes the City’s preferred land use pattern.  FW-3 aims to ensure that the land use 
pattern in Redmond meets certain objectives including:  
 

o Takes into account the land’s characteristics and directs development away 
from environmentally critical areas and important natural resources; 

o Encourages redevelopment of properties that are underutilized or 
inconsistent with the Comprehensive Plan designation;  

o Provides for attractive, affordable, high-quality and stable residential 
neighborhoods that include a variety of housing choices;  

o Maintains and enhances an extensive system of parks, trails and open space; 
and  

o Advances sustainable land development and best management practices, 
multimodal travel and a high-quality natural environment. 

 
More specifically, the proposal supports the community character objectives in the 
Willows/Rose Hill Neighborhood framework policies: 
 

• N-WR-A-1: Preserve the natural character of the Willows/Rose Hill Neighborhood, 
while providing for compatible residential and business growth in appropriate areas. 
Among the features that define the neighborhood’s natural character are the ravines 
and steep slopes, trees and forested areas, concentrations of open space, streams, 
wetlands and wildlife diversity; 

• N-WR-A-2: Maintain the character of the Willows Corridor, including well-designed 
building clusters surrounded by trees and open space, parkway setbacks, and high 
proportions of open space relative to the area developed; and 

• N-WR-A-3: Ensure that new residential development blends with and helps maintain 
the existing character in each neighborhood subarea, including sense of community, 
variety in lot sizes and house styles, small to moderately sized homes, abundance of 
trees and other greenery, nearness to open space and wildlife, and feeling of 
spaciousness throughout the neighborhood.  

• N-WR-G-1: Developments within the Willows Corridor north of the Puget Sound 
Energy transmission line right-of-way shall be designed to ensure the following:  
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 Important natural features of the hillside corridor are preserved;  
 The area maintains a pastoral and parkway appearance;  
 Buildings are visually compatible with the forested hills and open pastures of 

the Willows Corridor;  
 Buildings and parking do not dominate views of the Willows Corridor;  
 Developments are visually separated from each other and Willows Road with 

areas of open space;  
 High-quality site and building designs are maintained; 
 Pedestrian and bicycle links to Willows Road are provided; and  
 Nearby residential uses to the west are visually buffered from the 

development through screening by topography, trees or other measures. 
 

The proposal is also consistent with the Design District designation policies because it will 
ensure an appropriate mix of uses (a diverse array of housing types, in addition to at least 
20,000 sq. ft. of office/commercial and/or daycare uses), it proposes Design District 
regulations to ensure compatibility with adjacent land uses, and it will be subject to a master 
plan process, which will facilitate development of a unified site plan that respects the unique 
topography of the site. 
 
Finally, the proposal will advance the City’s affordable housing goals by providing a range of 
affordable housing types in an area of the City that currently lacks affordable housing. 

 
12. Describe any probable adverse environmental impacts that might result from the proposed change in land use 

designation. How would any adverse impacts be mitigated? 
 
The proposed change in land use designation will not result in adverse environmental 
impacts. The proposal will be required to comply with the City’s critical areas regulations, 
which will ensure mitigation of impacts. Design District zoning will better protect the critical 
areas located on the Property as compared to the Property’s current BP land use designation 
and zoning because there is more flexibility related to the placement of residential units on 
the site. The proposed site plan will largely preserve the property’s natural character, 
including ravines and steep slopes, trees and forested areas, concentrations of open space, 
wetlands and wildlife diversity.  The revised conceptual site plan will maintain the character 
of the Willows Corridor by including well-designed building clusters surrounded by trees and 
open space and high proportions of open space relative to the developed area. 
 

13. Describe the extent in which adequate public facilities and services are likely to be available to serve the 
development allowed under the proposed land use designation. 

 
Adequate public facilities and services are available to serve the development allowed under 
the proposed land use designation. The Property contains adequate water, sewer, fire 
protection and other utility services and provides direct access to NE 124th Street and 
Willows Road.  The Applicant will pay all required impact fees related to the Property’s 
development in accordance with RMC Chapter 3.10.  

 
14. If a change in allowed uses is proposed, discuss the need for the land use which would be allowed and whether 

the change would result in loss of capacity to accommodate other needed uses. Consider especially, whether the 
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proposed change complies with the City policy HO-16, which would prohibit any rezone that reduces capacity 
for residential development without first approving another rezone that at least replaces the lot capacity 
elsewhere in the City. 

 
The proposed rezone would increase the Property’s capacity for residential development, 
consistent with City goals and policies.   
 
Finally, the proposal complies with RZC 21.76.070(2)(b): 

• Amending the Comprehensive Plan is the only mechanism available to permit a 
rezone that would allow an economically-viable mixed use, multi-family project to be 
developed on the Property; 

• The proposed amendment is best addressed as an individually docketed item because 
it is held under common ownership, and there is no indication it will be reviewed as 
part of a larger City, regional, or state effort; 

• The proposed amendment is consistent with existing local, state and federal laws, 
including the GMA and the City’s Comprehensive Plan; 

• The proposed amendment is timely and appropriately considered as part of the 
annual GMA docket process; 

• The amendment proposal is not complex, and the Applicant has submitted a 
conceptual site plan and SEPA checklist in order to assist staff in evaluating the 
proposal.  City Council, Planning Commission and staff will have adequate 
information to evaluate it; 

• The proposed amendment is consistent with the City’s overall vision, policies, and 
plans, as explained above; and 

• The proposed amendment has not been considered or rejected by the City within the 
last two years. 
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Value
High : 254

Low : 0

2,112 Feet 
(0.4 Miles)

Legend
Elevation

Topography: 
Parcel 2726059025, 2726059024

Location: Willows Road and 124th Street
Source: Redmond Lidar 2014, 2-Ft Contours
Note: This parcel currently has a landslide hazard zone 
along the Southern and SE portion, where the slope is 
caclulated to be 50% or higher.
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Slope Analysis: 
Parcel 2726059025, 2726059024

Location: Willows Road and 124th Street
Source: Redmond Lidar 2014
Note: This parcel currently has a landslide hazard zone along 
the Southern and SE portion, where the slope is caclulated to 
be 50% or higher.
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High : 254

Low : 0
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Elevation

528 Feet

Location: Willows Road and 124th Street, Source: Redmond Lidar 2014 Note: Cut or fill slopes may not exceed 33% (RMC 
15.24.080); slopes of 40% or steeper with vertical relief exceeding 10 ft. are Landslide Hazard Zones (RZC 21.64.060)               
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Context: 
Business Park Zoned Parcels Along Willows Rd.



 

 

12131 113th Avenue NE, Suite 203, Kirkland, WA 98034   |   425.821.3665   |      

REVISED MEMORANDUM  
Date: September 11, 2018 TG: 16159.00

To:  Bonnie Geers and Erik Enstrom, P.E. – Quadrant Homes 

From:  Kevin L. Jones, P.E., PTOE – Transpo Group  

Subject: Proctor Willows Site – Vehicle Trip Generation Comparison 

 
This memo revises the information in our memo to Quadrant’s Erik Enstrom dated March 27, 2017 
and summarizes trip generation estimates for five possible land use scenarios associated with the 
subject site. This site is located on the southwest corner of NE 124th Street and Willows Road NE 
in the northernmost portion of the Willows Corridor Subarea of Redmond’s Willows/Rose Hill 
Neighborhood. Three of the scenarios address potential development under the existing “Business 
Park” zoning and the other two address the possibility of rezoning the property to “Design District” 
and constructing a mix of residential and commercial development. These two “Design District” 
scenarios include (1) the previously contemplated development: 175 townhomes, 300 apartments 
and 15,000 square feet (sf) of retail space and (2) the currently contemplated development: 
175 townhomes, 195 apartments, 9,000 sf of office space, 8,500 sf of daycare space, and 5,000 sf 
of retail space. 
 
Under the existing “Business Park” zoning, we estimate the site would generate approximately 
3,700 to 8,500 new daily trips and 380 to 860 new PM peak hour trips. This assumes construction 
of 604 apartment units and 45,000 sf of retail space; or 300,000 to 680,000 sf of business park 
within the site’s developable area1. These trip generation estimates were derived by multiplying 
the number of units and/or commercial square footage by average/effective trip rates published in 
the Trip Generation Manual for “Apartment,” “Specialty Retail” and/or “Business Park” and 
adjusting for internal and pass-by trips per guidelines described in the Trip Generation Handbook. 
 
We estimate the site would generate approximately 2,700 new daily trips and 270 new PM peak 
hour trips based on the currently contemplated development. These trip generation estimates 
were derived by multiplying the number of units and commercial square footage by 
average/effective trip rates published in the Trip Generation Manual for “Multifamily Housing,” 
“Office,” “Daycare” and “Shopping Center” and adjusting for internal and pass-by trips per 
guidelines described in the Trip Generation Handbook. (No adjustments were made to the trips 
generated by the daycare space because the Handbook does not provide information for such 
adjustments. Since it is likely that some of the daycare trips would be internal and/or pass-by in 
nature, these trip generation estimates are likely conservative.) In contrast, we estimated the site 
would generate approximately 3,500 new daily trips and 290 new PM peak hour trips based on the 
previously contemplated development. Derivation of these trip generation estimates were 
documented in our March 2017 memo. 
 
In comparing these trip generation estimates, (1) the site would generate fewer trips if the 
underlying zoning was changed from “Business Park” to “Design District,” including approximately 
1,000 to 5,800 fewer daily trips and 110 to 590 fewer PM peak hour trips and (2) the currently 
contemplated development would generate fewer trips than the previously contemplated 
development, including approximately 800 fewer daily trips and 20 fewer PM peak hour trips. 
 
Please let me know if you have any questions or would like to discuss. 
 

                                                      
1   This area excludes existing wetlands, critical areas, and the required buffers to protect such areas. 
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  2 

Vehicle Trip Generation Comparison 
 

 
 
Development Scenario 

 
 

Weekday 

AM 
Peak 
Hour 

PM 
Peak 
Hour 

Current Zoning: Mixed Use1 5,400 320 390 
Current Zoning (0.45 FAR): Business Park2 3,700 420 380 
Current Zoning (1.00 FAR): Business Park3 8,500 950 860 
Proposed Zoning: Townhomes & Mixed Use4 3,500 240 290 
Proposed Zoning (Revised): Mixed Use & Townhomes5 2,700 240 270 

___________________________ 
 
1 Assumes 604 apartments and 45,000 sq. ft. of retail 
2 Assumes 300,000 sq. ft. of business park 
3 Assumes 680,000 sq. ft. of business park with green building incentives 
4 Assumes 175 townhomes, 300 apartments, and 15,000 sq. ft. of retail 
5 Assumes 175 townhomes, 195 apartments, 9,000 sq. ft. of office, 8,500 sq. ft. of daycare, and 5,000 sq. ft. of retail 



Proctor-Willows Comprehensive Plan Amendment 
Regulation Comparison 
October 1, 2018 
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Regulation Existing Zoning: 
Business Park 

Proposed Zoning: 
Northwest Design District Implications of Proposed Zoning 

Permitted 
Residential 
Uses 

• Mixed Use Residential • Mixed Use Residential 
• Multifamily Residential 
• Attached Dwellings (townhome) 

Pro: 
• More variety of housing types 
• Townhomes likely to be owner-occupied (Redmond has small supply 

of townhomes relative to apartments and single-family homes) 
• Allows more flexibility in site design and type of housing, creating an 

opportunity for a horizontally-integrated mixed-use development vs. 
a vertically-integrated mixed-use development with only one 
housing type 

• Could result in an overall less intense scale of development 
 
Con:  
• Expansion of a variety of residential uses could result in a 

predominantly residential development in an already established 
office park setting 

• Residential uses will be heavily reliant on personal vehicles due to 
lack of frequent peak/off-peak transit 

Permitted 
Nonresidential 
Uses 

• Rental & repair of heavy and 
durable consumer goods 

• Finance & insurance; 
convenience use; personal 
services (must be secondary 
use on site, limits on size 
and hours of operation) 

• Professional office 
• Restaurant, cafeteria, bar 

(must be accompanied with 
other uses on site, limits on 
size and hours of operation) 

• Consumer goods sales or 
service, other than heavy or 
durable 

• Grocery (15,000 sq ft max) 
• Health and personal care 
• Finance and insurance 
• Real estate services (except self-

storage facilities) 
• Professional & personal services 
• Restaurant, cafeteria, bar 
• Athletic clubs (limit to 10,000 sq 

ft) 
• Day care center 

Pro: 
• More flexibility for uses that could cater to employees and future 

residents in the area (restaurants, personal services, grocery, retail) 
by eliminating operational restrictions such as hours of operation 
and size limits 

• Retains allowances for professional office and similar uses 
 
Con:  
• Prohibits manufacturing in a location that would be compatible with 

adjacent uses 
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Regulation Comparison 
October 1, 2018 
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• Manufacturing (limits on 
outdoor activities and retail 
sales) 

• Athletic clubs (limit to 
30,000 sq ft) 

• Schools (conditional use for 
150 students or greater) 

• Day care center 
• Associations & nonprofits 

• Associations & nonprofits 

Affordable 
Housing 

10% of residential units (if 
any) restricted to 80% AMI 

• 10% of townhome units 
restricted to 80% AMI 

• 10% of apartment units 
restricted to 70% AMI 

Pro: 
• Variety in affordable housing types (e.g. townhomes) 
• Townhome units likely to be ownership units 
• Apartment units at a deeper level of affordability than current 

standard 
 
Con: 
• Residential uses will be heavily reliant on personal vehicles due to 

lack of frequent peak/off-peak transit 
Height & Bulk • Base FAR 1.13 

• Max FAR 2.0 (with TDR or 
GBP) 

• Base height 4 stories 
• Max height 6 stories (with 

TDR or GBP) 

• Base FAR 1.13 
• Max FAR 2.0 (with TDR or Green 

Incentives) 
• Base height 4 stories 
• Max height 6 stories (with TDR 

or Green Incentives) 

Pro: 
• Zone-specific Green Development Incentives developed that must 

be utilized to achieve maximum FAR and height (see Green 
Development Incentives below) 

 
Con: 
None 

Setbacks • NE 124th Street: 30 feet 
• Willows Road: 100 feet 

average; no less than 75 
feet in any instance 

• Rear: 20 feet 
• Side: 40 feet 

• NE 124th Street: 15 feet; building 
stories 4 and higher shall be 
setback 20 feet 

• Willows Road: 100 feet average; 
no less than 75 feet in any 
instance 

• All other property lines: 20 feet 

Pro: 
• Setbacks are developed taking site location and characteristics into 

consideration (as opposed to BP standards which apply to dozens of 
properties citywide) 

• Existing Willows Road setback incorporated to continue the large 
vegetated buffer along the corridor 
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Con: 
None 

Landscape 
Area 

20% 20% Pro: 
Not applicable, no change from existing standard 
 
Con: 
Not applicable, no change from existing standard 

Impervious 
Surface Area 

60% (as it relates to the 
subject site) 

60% Pro: 
Not applicable, no change from existing standard 
 
Con: 
Not applicable, no change from existing standard 

Residential 
Usable Open 
Space 

None 20% of gross site area 
(environmentally critical areas and 
buffers not included to satisfy 
requirement) 

Pro: 
• Establishes requirement for residential uses whereas there is 

currently no standard in the BP zone 
• Requirement for common open space in at least 3 locations 

throughout the site to serve all residents 
• Requirement to phase in open space as development is phased 
• Will serve residents/employees on site, supplementing existing open 

space opportunities in the area  
 

Con: 
None 

Master Plan No requirement for a Master 
Plan 

• Master Plan required for 
development 

• Minimum 22,000 sq ft of GFA 
required for nonresidential uses 

• Nonresidential uses shall be 
located in the NW portion of the 
site adjacent to NE 124th St 

• Nonresidential uses are not 
allowed to be sited on the 

Pro: 
• Master Plan may establish a more coordinated development of the 

site 
• Ensures a minimum size of nonresidential uses 
• Requires nonresidential uses be located in an area that will be most 

visible and accessible from NE 124th St 
• Additional opportunity for public involvement in the Master 

Planning process 
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hillside sloping up from Willows 
Road 

• Phasing plan required which 
ensures nonresidential uses are 
completed before more than 
30% of planned residential units 

Con: 
None 

Willows/Rose 
Hill 
Neighborhood 
Supplemental 
Standards 

• Standards intended to 
implement neighborhood 
planning policies 

• Parking shall be screened by 
trees or buildings from 
Willows Road 

• Buffer with topography or 
trees adjacent residential 
development to the west 

• Convenience uses should be 
located to minimize walking 
distance between them and 
to serve employees in BP 
zone 

• Convenience uses should be 
located to encourage 
employee access by walking 
or biking 

• Developments should be 
separated from one another 
and from Willows Road with 
forested gullies, wetlands, 
etc. 

• No more than 35% of 
significant trees may be 
removed without an 
approved planting plan 

• Standards intended to 
implement neighborhood 
planning policies 

• Parking shall be screened by 
trees or buildings from Willows 
Road 

• Type II landscape screen on 
property lines abutting 
nonresidential uses 

• Type II landscape screen on 
property lines abutting Willows 
Road; may include forested 
gullies, wetlands, etc. 

• Portions of underground 
stormwater facilities, such as 
vaults, extending above-grade 
shall be screened with berms, 
landscaping, etc. 

• Master Plan’s circulation 
concept shall demonstrate that 
nonresidential uses are located 
to encourage access by walking 
or biking 

Pro: 
• Majority of the applicable supplemental standards are incorporated 

into proposed zoning 
• Specific landscape screen standards are provided for clarity 
• Tree removal standards would be deferred to existing citywide 

standards in RZC 21.72 (retention of 35% of significant trees) 
 
Con: 
• Requirement for retaining significant trees decreased – however 

existing BP standard lacks standards or criteria by which an applicant 
may deviate from the standard 
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Green 
Development 
Incentives 

• Green Building Incentive 
Program (GBP) applies (RZC 
21.67) 

• Required to achieve 
maximum height and FAR 

 

• Green Development Incentives 
specific to the site 

• Required to achieve maximum 
height and FAR 

• All buildings required to be LEED 
Gold, Built Green 4-Star, or 
equivalent and two additional 
features from the following: 
• All townhomes must be 

“electric vehicle charging 
ready” and a min. of 1 
charging station per 10,000 sq 
ft of nonresidential land uses 

• Green roof(s) encompassing a 
minimum size of 25% of the 
roof area on all 
multifamily/mixed use 
buildings of 20 units or more 

• Solar panels on 25% of all 
townhome units 

• Community solar opportunity 
to serve residential and/or 
nonresidential tenants within 
the development 

 

Pro: 
• Proposed site-specific incentives may result in more green 

development techniques than citywide standard 
 
Con: 
None 



Northwest Design District: Draft Comprehensive Plan Policies 
Revised 11/7/2017 

 
New Section and Policies: 
 
Northwest Design District 
The purpose of the Northwest Design District is to encourage residential uses within a variety of housing 
types while also providing neighborhood-scaled commercial and service uses that meet the daily needs 
of nearby residents and employees working within the Willows employment corridor. The Northwest 
Design District will provide opportunity for coordinated development through a master plan that 
recognizes the unique context and natural features of the site. 

N-WR-F-6: Permit a variety of housing types such as attached dwellings, multifamily, and mixed use 
residential, as well as neighborhood-scaled commercial service uses to meet the daily needs of nearby 
residents and employees. 
 
N-WR-F-7: Require a master plan for new development in order to facilitate development which 
acknowledge the unique context and natural features of the site. 
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Northwest Design District 
Draft Regulations 

21.XX.XXX Northwest Design District: Draft Regulations 
Revised 10/8/2018 

A. Purpose Statement 
The purpose of the Northwest Design District is to encourage residential uses within a variety of housing 
types while also providing neighborhood-scaled commercial and service uses that meet the daily needs 
of nearby residents and employees working within the Willows employment corridor. The Northwest 
Design District will provide opportunity for coordinated development through a master plan that 
recognizes the unique context and natural features of the site. 

B. Maximum Development Yield 
Table 21.XX.XXXA 

Maximum Development Yield 
 Base Residential Bonuses Available, and Quantity Maximum Illustrations 
Floor area ratio 
(FAR) 

1.13 TDRs or NWDD Green Incentives: 0.87 2.00 To be provided 

 
C. Allowed Uses and Basic Development Standards 

Table 21.XX.XXXB 
Allowed Uses and Basic Development Standards 

§ Use 

Maximums 

Parking 
Ratio: unit of 
measure 
(min req, 
max allowed) Special Regulations 

Height 
(stories) FAR 

w/o TDR 
or NWDD 
Green 
Incentives
; w/TDR or 
NWDD 
Green 
Incentives 

w/o TDR 
or NWDD 
Green 
Incentives
; 
w/TDR or 
NWDD 
Green 
Incentives 

RESIDENTIAL 

1 Attached dwelling unit, 2-4 units 4 .68; 
1.0 

Studio (1.2, 
1.2) 

1 bedroom 
(1.5, 1.5) 

2 bedrooms 
(1.8, 1.8) 

3+ bedrooms 
(2.0, 2.0) 

Guest (1 per 
4 units) 

See RZC 21.08.260, Attached 
Dwelling Units, for specific 
regulations related to design, 
review and decision 
procedures. 
See RZC 21.20, Affordable 
Housing. 

2 Multifamily structure 

5; 
6 

.68; 
1.0 

See RZC 21.20, Affordable 
Housing. 

3 Mixed-use residential structure 

Non-residential uses shall be 
included, but not limited to, 
the ground floor street level. 
See RZC 21.20, Affordable 
Housing. 

GENERAL SALES OR SERVICES 



 

Northwest Design District 
Draft Regulations 

4 
Consumer goods sales or 
service, other than heavy or 
durable 

4; 
5 

.45; 
1.0 

1,000 sq ft 
gfa (2.0, 3.0) 

 

5 Grocery, food, beverage, and 
dairy 

Maximum 15,000 sq ft gfa. 
 

6 Health and personal care  
7 Finance and insurance  

8 Real estate services Self-storage facilities 
prohibited 

9 Professional services  

10 Full-service restaurant 1,000 sq ft 
gfa (9.0, 9.0) 

 
11 Cafeteria or limited-service 

restaurant 

1,000 sq ft 
gfa (10.0, 

10.0) 

12 Personal services 1,000 sq ft 
gfa (2.0, 3.0)  

TRANSPORTATION, COMMUNICATION, INFORMATION, AND UTILITIES 

13 Road, ground passenger, and 
transit transportation 

4; 
5 

.45; 
1.0 

1,000 sq ft 
gfa (2.0, 3.0)  

14 Rapid charging station 

Adequate to 
accommodat

e peak use 

 

15 Wireless Communication 
Facilities 

See RZC 21.56, Wireless 
Communication Facilities, for 
specific development 
requirements. 

16 Local utilities  

17 Regional utilities Conditional Use Permit 
required. 

ARTS, ENTERTAINMENT, AND RECREATION 

18 Amusement, sports, or 
recreation establishment 

4; 
5 

.45; 
1.0 

1,000 sq ft 
gfa (2.0, 3.0) 

Fitness and athletic clubs 
only. Max 10,000 sq ft gfa. 

19 Natural and other recreational 
park 

1,000 sq ft 
gfa (0, 
adequate to 
accommodat
e peak use) 

 
20 Community indoor recreation  

21 Parks, open space, trails and 
gardens  

EDUCATION, PUBLIC ADMINISTRATION, HEALTH CARE, AND OTHER INSTITUTIONS 

22 Day care center 
4; 
5 

.45; 
1.0 

Employee on 
maximum 
shift (1.0, 1.0) See RZC 21.08.310. 

23 Associations and nonprofit 
organizations 

1,000 sq ft 
gfa (2.0, 3.0)  

 
D. Regulations Common to All Uses 

Table 21.XX.XXXC 
Regulations Common to All Uses 

Regulation Standard Exceptions 
Setback: NE 124th Street 15 feet; stories 4 and higher shall 

be setback a minimum of 20 feet 
Parking areas shall be located 
outside of setbacks on NE 124th St 
and Willows Road. Parking shall be 
setback a minimum of 10 feet from 

Setback: Willows Road 100 feet average; in no instance 
may be less than75 feet 



 

Northwest Design District 
Draft Regulations 

Setback: All other property lines 20 feet all other property lines with 
approval of a landscape plan. 
Features allowed within all 
setbacks may include recreational 
open space, trails and pathways, 
natural looking stormwater 
facilities, retaining walls with an 8 
foot maximum height, City gateway 
features and signage, and similar 
features or amenities. 
Underground stormwater 
detention facilities are allowed 
within setbacks provided they are 
located no closer than 15 feet to 
the planned right-of-way line for 
Willows Road. 

Landscape Area 20%, see RZC 21.16.020.G  
Impervious Surface Area 60%, see RZC 21.16.020.D  
Residential Usable Open Space 20% of gross site area Environmentally critical areas and 

their buffers shall not be included 
to satisfy open space requirement. 

 
1. A Master Plan is required for all development within the Northwest Design District. Master Plan 

developments shall provide:  
a. A minimum of 22,000 square feet of gross floor area of nonresidential land uses. Leasing 

offices and resident amenities shall not be counted toward the nonresidential land use 
requirement. 

b. Nonresidential land uses shall be located in the northwest portion of the site and 
adjacent to NE 124th Street. Nonresidential land uses shall not be located on the hillside 
sloping up from Willows Road. 

c. Phasing plan. The phasing plan shall provide for completion of no more than 30 percent 
of the dwelling units without first completion of the minimum gross floor area of 
nonresidential land uses. 

2. Drive-through facilities are prohibited in the Northwest Design District. 
3. Deviations from the parking ratio requirements in Table 21.XX.XXXB above shall comply with 

RZC 21.40, Parking Standards. 
 

E. Residential Usable Open Space 
1. General Requirement. The minimum residential usable open space requirement establishes the 

minimum percentage of a development that must be set aside to provide usable open space for 
residents. 

2. Alternatives for configuration of the total amount of usable open space. 
a. Common open space is open space that is available to all residents. It includes 

landscaped courtyards or decks, gardens with pathways, children’s play areas, and other 
multipurpose recreational or green spaces providing a mixture of passive and active 
open space areas. 



 

Northwest Design District 
Draft Regulations 

b. Common open space shall be large enough to provide functional leisure or recreational 
activity as determined by the Technical Committee. The average minimum dimension 
shall be 20 feet, with no dimension less than 12 feet. 

c. Common open space areas shall be located in at least three separate locations and 
dispersed in a manner to provide proximity to all residents within a development. For 
phased development, a minimum of one open space area shall be provided for each 
phase of development. 

d. Private open space is open space that is not available to all residents. It includes 
balconies, patios, and other multi-purpose recreational or green spaces. It may be used 
to meet up to 50 percent of the usable open space requirement. Private open spaces 
shall be at least 50 square feet, with no dimension less than five feet. 

e. Rooftop open space available to all residents may be used to meet up to 50 percent of 
the usable open space requirement. 

3. Combining usable open space and pedestrian access. Parking areas, driveways, and pedestrian 
access other than pedestrian access required by Washington State Rules and Regulations for 
Barrier-Free Design shall not be counted as usable open space, except any pedestrian path or 
walkway traversing through the open space if the total width of the common usable open space 
is 18 feet or wider. 

F. Supplemental Standards 

1. Purpose. The purpose of this section is to implement Willows/Rose Hill Neighborhood policies 
and to retain the following features of the Willows Corridor: 

a. Important natural features of the hillside corridor; 

b. A pastoral and parkway appearance; 

c. Visual compatibility between buildings and the forested hills and open pastures of the 
Willows Corridor; and 

d. High-quality site and building design. 

2. Design Standards. Development in the Northwest Design District is subject to RZC 21.60, Citywide 
Design Standards. In addition to the Citywide Design Standards, the following shall apply: 

a. Requirements. 

i. Parking shall be screened by buildings or trees from Willows Road. 

ii. A Type II landscape screen, as defined in RZC 21.23.080, shall be provided along 
property lines abutting non-residential uses. The landscape screen shall be a 
minimum 10 feet wide, with an average width of 15 feet. Other features such as 
topography or existing trees which provide a visual buffer meeting or exceeding a 
Type II landscape screen may be used to satisfy this requirement. 

iii. A minimum 15 foot wide Type II landscape screen, as defined in RZC 21.23.080, shall 
be provided to visually buffer the development from Willows Road. Features such as 
forested gullies, wetlands, old pastures and existing treed areas which provide a 
visual buffer meeting or exceeding a Type II landscape screen may be used to satisfy 
this requirement. 

http://online.encodeplus.com/regs/redmond-wa/doc-view.aspx?pn=0&ajax=0&secid=993
http://online.encodeplus.com/regs/redmond-wa/doc-view.aspx?pn=0&ajax=0&secid=1024


 

Northwest Design District 
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iv. Any portion of an underground stormwater detention facility, such as a vault, 
extending above-grade shall be screened with features such as berms or landscaping. 

v. A master plan’s circulation concept shall demonstrate that non-residential uses are 
located to encourage access by walking or bicycling. 

G. NWDD Green Development Incentives 
1. Purpose. The purpose of the green development incentives is to implement green development 

techniques in an effort to reduce the carbon footprint of proposed development by promoting 
energy efficient design and construction methods. 

 
2. The maximum height and FAR pursuant to Table 21.XXX.XXX may be achieved on a project-wide 

basis provided the development demonstrates the ability to meet a minimum of LEED Gold, 
Built Green 4-Star, or an equivalent in alternative certification program, on 100 percent of 
buildings within the development, and two of the following: 

a. 100 percent of ground-oriented residential units are “electric vehicle charging ready,” a 
minimum of one electrical vehicle charging station is available per 20 apartment 
residential units, and a minimum of one electrical vehicle charging station is available 
per 10,000 square feet of nonresidential land uses. 

b. Green roof(s) encompassing a minimum size of 25 percent of the roof area on all 
multifamily and mixed use buildings of 20 units or more. Green roofs shall be designed 
according to the guidelines of the Redmond Stormwater Technical Notebook. 
Compliance with this technique shall require review and approval by the Building 
Official. 

c. Solar Panels on 25 percent of all ground-oriented dwelling units as described in RZC 
21.XX.XXX. 

d. Community solar opportunity to serve residential and/or nonresidential tenants within 
the development. 



21.20.060 Supplemental Requirements 
A. Willows/Rose Hill Neighborhood. 

1. As provided for in Comprehensive Plan policy N-WR-E-7, the allowed density shall be seven 
units per acre for a demonstration project in which at least 20 percent of the total dwelling 
units are affordable.  Other bonuses allowed by the RZC may be used in addition to this bonus. 

2. Consistent with Comprehensive Plan policy HO-38, new development in the Northwest Design 
District shall provide affordable housing as follows: 

a. At least 10 percent of new dwelling units that are ground oriented containing exterior 
ground level access to the outside with one or more shared walls and without any unit 
located over another unit must be affordable to a household having an annual income of 80 
percent of the median income, adjusted for household size. 

b. At least 10 percent of new dwelling units within a multifamily or mixed use building and 
which are not ground oriented, as described above, must be affordable to a household 
having an annual income of 70 percent of the median income, adjusted for household size. 

a.c. The provisions of RZC 21.20.030.C, D, E, and H shall not apply in the Northwest Design 
District. 

B. Southeast Redmond Neighborhood. 
1. Consistent with policy HO-38 and N-SE-22, properties rezoned from GC or R-12 to R-30 as part 

of the Southeast Redmond Neighborhood Plan Update (Ord. 2753) shall be required to provide 
10% of units in developments of 10 units or more as low-cost affordable housing units.  The 
bonus provisions of RZC 21.20.030.E shall apply. 

2. Marymoor Design District. 
a. MDD3 Zone 

i. At least 10 percent of the units in new housing developments of 10 units or more must 
be affordable units. 

ii. Pursuant to RZC 21.20.030.H, the bonus for required affordable housing is an additional 
FAR of .09 above the base FAR.  No other density bonuses shall be given for affordable 
housing. 

b. Other Zones in the Marymoor Design District. 
i. At least 10 percent of the units in new owner-occupied housing developments of 10 

units or more must be affordable to a household having an annual income of 70 percent 
of the median income, adjusted for household size. 

ii. At least 10 percent of the units in the new renter-occupied housing developments of 10 
units or more must be low-cost affordable units. 

iii. The provisions of RZC 21.20.030.C, D, E, and H shall not apply. 
C. Education Hill Neighborhood. 

1. Consistent with policies HO-38 and N-EH-15, properties rezoned from R-5 to R-18 shall be 
required to provide 10% of units as affordable housing units if eight or fewer homes are 
developed. If more than eight homes are developed, 10% of units shall be low-cost affordable 
units. The bonus provisions of RZC 21.20.030.E shall not apply. (Ord. 2785) 

D. Urban Centers. 

http://online.encodeplus.com/regs/redmond-wa/doc-view.aspx?pn=0&ajax=0&secid=464
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1. In portions of Overlake where density limits are expressed as a Floor Area Ratio, the bonus 
above the maximum residential FAR expressed in RZC 21.12, Overlake Regulations, is two 
times the equivalent floor area for each affordable unit provided. The bonus residential floor 
area may be used to increase buildingheight by up to one story above the base standards 
shown in RZC 21.12, Overlake Regulations. The bonuses granted under this provision are in 
addition to any bonuses granted for senior housing under RZC 21.20.070, Affordable Senior 
Housing. 

2. Downtown. Development in Downtown will receive a square footage density credit equal to 
the square footage of the affordable housing units provided on-site, or the square footage of 
the affordable housing units provided off-site pursuant to RZC 21.20.050, Alternative 
Compliance Methods. This square footage credit can be converted to TDRs pursuant to 
RZC 21.48.010.G, Affordable Housing Bonus. The bonus is subject to the limitations of 
RZC 21.10.110.B, Downtown Height Limit Overlay. 
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STATE ENVIRONMENTAL POLICY ACT (SEPA)

DETERMINATION OF NON-SIGNIFICANCE

For more information about this project visit www.redmond.gov/landuseapps

IMPORTANT DATESPROJECT INFORMATION

COMMENT PERIOD 

Depending upon the proposal, a comment period may not 

be required. An “X” is placed next to the applicable 

comment period provision.

      There is no comment period for this DNS.  Please see 

below for appeal provisions.

'X'  This DNS is issued under WAC 197-11-340(2), and the 

lead agency will not make a decision on this proposal for 

14 days from the date below. Comments can be submitted 

to the Project Planner, via phone, fax (425)556-2400, email 

or in person at the Development Services Center located at 

15670 NE 85th Street, Redmond, WA 98052. Comments 

must be submitted by 03/14/2018.

APPEAL PERIOD

You may appeal this determination to the City of Redmond 

Office of the City Clerk, Redmond City Hall, 15670 NE 85th 

Street, P.O. Box 97010, Redmond, WA 98073-9710, no 

later than 5:00 p.m. on 03/28/2018, by submitting a 

completed City of Redmond Appeal Application Form 

available on the City’s website at www.redmond.gov or at 

City Hall. You should be prepared to make specific factual 

objections.

DATE OF DNS ISSUANCE: February 28, 2018

For more information about the project or SEPA 

procedures, please contact the project planner.

SEPA FILE NUMBER: SEPA-2017-01113

PROJECT DESCRIPTION:

Applicant is seeking a Comprehensive Plan Amendment and 

rezone from "Business Park" to "Design District," which will 

allow a variety of housing types including attached 
townhomes, stand alone multifamily uses as well as 
commercial uses.  Draft policies and regulations may be 
reviewed at:  
www.redmond.gov/residents/neighborhood_projects/willowsrosehill

PROJECT LOCATION: SW corner of Willows Road 
and NE 124th Street

SITE ADDRESS: 12241 WILLOWS RD NE 

REDMOND, WA 98052

APPLICANT: Quadrant Homes

LEAD AGENCY: City of Redmond

The lead agency for this proposal has determined that the 

requirements of environmental analysis, protection, and 

mitigation measures have been adequately addressed 

through the City’s regulations and Comprehensive Plan 

together with applicable State and Federal laws. 

Additionally, the lead agency has determined that the 

proposal does not have a probable significant adverse 

impact on the environment as described under SEPA.

An Environmental Impact Statement (EIS) 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 at the link above 
and upon request.

SIGNATURE:

Planning Director

Karen AndersonRESPONSIBLE OFFICIAL:

CITY CONTACT INFORMATION

PROJECT PLANNER NAME:

PHONE NUMBER:

EMAIL:

Andrew Bauer

RESPONSIBLE OFFICIAL:

SIGNATURE:

425-556-2750

abauer@redmond.gov

15670 NE 85th Street Redmond, WA 98052Address:

Maxine Whattam

Interim Public Works Director

PROJECT NAME:  Proctor Site Specific Comprehensive 
Plan Amendment and Rezone Request
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State of Washington • Department of Archaeology & Historic Preservation 

P.O. Box 48343 • Olympia, Washington  98504-8343 • (360) 586-3065 

www.dahp.wa.gov 

 

 
March 14, 2018 

 

Mr. Andrew Bauer 

City of Redmond 

Redmond, WA 

 

In future correspondence please refer to: 

Project Tracking Code:        2016-12-09043 

Property: Cultural Resources Assessment for the Proctor Willows Project, Redmond, King County, 

Washington 

Re:          Archaeology - Concur with Survey, Proctor Homestead Temp Number Archaeology# 

676985 Determined Not Eligible for Listing in the National Register of Historic Places 

(NRHP) 
 

Dear Mr. Bauer: 

 

Thank you for contacting the State Historic Preservation Officer (SHPO) and the Department of 

Archaeology and Historic Preservation (DAHP) with documentation regarding the above referenced 

project. A historic archaeological site, Temp Number Archaeology# 676985, was identified.  We 

agree that the Temp Number Archaeology# 676985 is not eligible for listing in the NRHP and 

does not require any further information or DAHP permitting to disturb. We concur with the 

report and recommendation that no further archaeological oversight is required at this time for 

this project.  We also agree with the recommendation for an Inadvertent Discovery Plan. 
 

Thank you for the opportunity to review.  Should you have any questions, please feel free to contact me. 

 

Sincerely, 

 
Gretchen Kaehler 

Assistant State Archaeologist Local Governments 

(360) 586-3088 

gretchen.kaehler@dahp.wa.gov 

 

cc. Kerry Lyste, Cultural Resources, Stillaguamish Tribe  

      Dennis Lewarch, THPO, Suquamish Tribe  

      Steven Mullen Moses, Cultural Resources, Snoqualmie Tribe  

      Laura Murphy, Archaeologist, Muckleshoot Tribe  

      Richard Young, Cultural Resources Director, Tulalip Tribes 

      Sonja Kassa Kleinschmidt, Archaeologist, CRC 

mailto:gretchen.kaehler@dahp.wa.gov
abauer
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From: Andrew Bauer
To: "Karen Walter"
Subject: RE: City of Redmond, SEPA-2017-01113 Proctor Site Specific Comprehensive Plan Amendment and Rezone

Request
Date: Monday, April 2, 2018 9:04:00 AM
Attachments: Report_Critical Areas.pdf

Hi Karen,

Thank you for the comments. There is a critical areas report that was filed as part of the master plan application,
however, that application is on hold and further review is not anticipated to start again until approval of the
Comprehensive Plan policies and zoning regulations. A separate environmental review under SEPA will occur for
the master plan and subsequent site plan entitlements and additional opportunity for comment will be provided at
that time. I'm attaching the report for your information, but it is subject to change at such time the master plan and
site plan entitlement review begins once again.

Let me know if you have any questions. Thanks,

Andrew Bauer, AICP
Senior Planner ¦City of Redmond
S: 425.556.2750 |:: abauer@redmond.gov | Redmond.gov
MS: 4SPL ¦ 15670 NE 85th St ¦ Redmond, WA 98052
 
      
NOTICE OF PUBLIC DISCLOSURE:  This e-mail account is public domain. Any correspondence from or to this
e-mail account is a public record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant
to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an external party.

-----Original Message-----
From: Karen Walter [mailto:KWalter@muckleshoot.nsn.us]
Sent: Wednesday, March 14, 2018 1:07 PM
To: Andrew Bauer <abauer@redmond.gov>
Subject: FW: City of Redmond, SEPA-2017-01113 Proctor Site Specific Comprehensive Plan Amendment and
Rezone Request

Andrew,

We have reviewed the Proctor Site Specific Comprehensive Plan Amendment and Rezone Request referenced above
the available information on Redmond's website. The checklist indicates that there is a Critical Areas Report and
Stormwater report for this site.  Is this correct?  These materials were not available on the City's website.   If they are
available, we request copies for our review.

If these materials are not yet available, then we offer the following comments:

A portion of York Creek is found onsite.   It is essential that any future development at this site ensure the
opportunity to restore this stream, including replacing existing culverts that are currently fish passaage barriers
(either under Willows Road or NE 124th).   The City should provide documentation that these actions will not be
precluded and will be completed when this site develops, regardless of the comp plan amendment and rezoning
outcome.

The City should also document that the stormwater generated by a future project will be managed to maximize
infiltration and treatment, again regardless of the comp plan amendment and rezoning outcome.

mailto:abauer@redmond.gov
mailto:KWalter@muckleshoot.nsn.us
mailto:KWalter@muckleshoot.nsn.us
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EXECUTIVE SUMMARY 
 
PROJECT NAME: Willows Northwest 1, LLC  
 
CLIENT: Quadrant Homes 
 
SITE LOCATION: The Willows Northwest 1 (Site) property is an approximately 16 acre assemblage 


of two parcels: Parcel A (2726059026) and Parcel B (2726059024).  The Site is 
located in the City of Redmond southwest of the intersection of NE 124th Street 
and Willows Road NE.  The Public Land Survey System location of the Project 
Site is the SW ¼ of Section 27, T26N, R5E, Willamette Meridian. 


 
PROJECT STAFF: Bill Shiels, Principal; David R. Teesdale, Senior Wetland Ecologist 
 
FIELD SURVEY: 11 April 2013, 10 May 2013, 22 August 2014, 3 September 2014, and 3 August 


2016 
 
DETERMINATION:  Eight wetlands and two streams were identified on the Proctor Property (AKA 
Willows Northwest 1 property).  These wetlands were designated as Wetlands A, B, C, D, E, F, G, H.  The 
streams are designated as Stream 1 and Stream 2.  Wetland A is a slope wetland located within forest 
and is rated as City of Redmond Category IV wetland.  The standard buffer for Wetland A is 50 feet.  
Wetlands B, C, D, E, F, G, and H are palustrine emergent wetlands associated with Streams 1 and 2.  
Wetlands B, C, D, E, F, G, and H are Category IV wetlands with 50-foot buffers.  All wetland buffers may 
potentially be reduced to 40 feet for Category IV wetlands.  
 
Stream 1 was determined to be a City of Redmond perennial Class IV stream.  Perennial Class IV 
streams have a 36-foot standard buffer.  Stream 2 was determined to be an intermittent Class IV stream.  
Intermittent Class IV streams have a 25-foot standard buffer.  
 
HYDROLOGY:  Hydrology for all the wetlands appears to be supported primarily by shallow groundwater 
seepage. Water in Wetland A infiltrates and generally drains towards a ravine located in the southeastern 
¼ of the property.  There is no aboveground conveyance of water from Wetland A to this ravine.  
Hydrology for the remaining seven wetlands is supported by groundwater seepage from the ravine 
slopes.   
 
SOILS:  Soils on the Site are mapped as Kitsap silt loam and are indicated on the King County soil survey 
map as being partially hydric.  A partially hydric soil is one where the parent soil is typically not 
considered hydric, but may contain inclusions of a known hydric soil comprising a significant fraction of 
the mapped soil unit. 
 
VEGETATION:  Vegetation in Wetland A includes red alder.  Vegetation in the remaining wetlands may 
include salmonberry, red alder, western red cedar, skunk cabbage, lady fern, and others. 
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CHAPTER 1. INTRODUCTION 


This report is the result of a critical areas study on the Willows Northwest 1 Property 
(referred to hereinafter as the Site) (Figure 1).  The purpose of this report is to: 1) 
identify and describe critical areas located on the Site, including streams, wetlands, and 
fish and wildlife habitat areas, 2) provide a regulatory review of critical areas based on 
City of Redmond Municipal Code (RMC §21.64.020 and §21.64.030) and, 3) provide 
preliminary maps of any critical areas and associated buffers that occur on or within 200 
feet of the Project Site. 


Statement of Accuracy 
Wetland delineation, characterization, rating, and other analyses were conducted by 
trained professionals at Talasaea Consultants, Inc., and adhered to the protocols, 
guidelines, and generally-accepted industry standards available at the time work was 
performed.  The conclusions in this report are based on the results of analyses 
performed by Talasaea Consultants, and represent our best professional judgment.  To 
that extent, and within the limitations of the project scope and budget, we believe the 
information provided herein is accurate and true to the best of our knowledge.  Talasaea 
Consultants does not warrant any assumptions or conclusions not expressly made in 
this report, or based on information or analyses other than what is included herein. 


CHAPTER 2. GENERAL PROPERTY DESCRIPTION AND LAND USE 


2.1 Project Location and General Property Description 
The Willows Northwest 1 property consists of two irregularly shaped parcels with a total 
area that is approximately 16 acres in size (Figure 2).  It is located in the City of 
Redmond southwest of the intersection of NE 124th Street and Willows Road NE.  The 
King County tax parcel numbers of the properties are 2726059026 and 2726059024.  
The Public Land Survey System location of the Site is the SW ¼ of Section 27, T26N, 
R5E, Willamette Meridian.   


The Site is currently undeveloped, although it did contain a single-family residence in 
the southeast quarter of the property in the past.  This residence and the associated 
outbuildings are either dilapidated or have been demolished.  A paved driveway 
provided access to the residence from Willows Road.  This driveway still exists and 
currently serves as access to the eastern portion of the property.  A second paved 
access point is located at the northwest property corner off of NE 124th Street.  A gravel 
road extends southward along the west property boundary from this access point.   


Most of the Site is maintained as mowed field.  Vegetation within the field include 
various pasture grasses and non-native hawthorn trees (Crataegus monogyna) that are 
scattered throughout.  The northwestern and southeastern quarters of the Site are 
forested with red alder (Alnus rubra), big-leaf maple (Acer macrophyllum), Oregon ash 
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(Fraxinus latifolia), western red cedar (Thuja plicata), and Douglas fir (Pseudotsuga 
menziesii).  The forest in the southeast ¼ of the Site also has areas of non-native 
invasive species.  These include Japanese knotweed (Polygonum cuspidatum) and 
English ivy (Hedera helix). 


The Site topography is mostly flat to gently sloping downward from the west to the east.  
A ravine with relatively steep slopes is located in the southeastern ¼ of the property.  
Site topography slopes downward steeply along the east property boundary.  A rock 
wall maintains the slope edge along the east property boundary adjacent to Willows 
Road NE. 


2.2 Property History 
The current conditions of the Site are best understood in conjunction with land uses 
occurring on parcels to the south and west.  In 1936 (based on aerial photography 
available from King County’s iMap service), the forested ravine described in Section 2.1 
extended to the south-southwest across a parcel now owned by Physio Control, Inc.  
Some sort of crop farming appears to have occurred in the southwest and northeast 
corners of the Site.  One building (likely a barn) is apparent north of the ravine near the 
crop farming area in the northeast corner.  It is likely that southeast access road to the 
Site was constructed at the same time as the barn 


 
Photo 1.  Aerial Image from 1936 (King County iMap) 
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Between 1941 and 1952 (based on available aerial photographs from EarthExplorer), 
the forested portion of the ravine on the future Physio Control parcel was logged and 
filled, creating a continuous pasture between the future Physio Control parcel and the 
Site.  Also within this time frame (1941 and 1952), the residence with its associated 
outbuildings was constructed on the Site. 


 
Photo 2.  Aerial Image from 1941 (Aero Metric) 
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Photo 3. Aerial Image from 1952 (Earth Explorer) 
 
The two parcels immediately adjacent to the south boundary of the Site were sold to 
Physio Control in the late 1970s.  Site development plans were created in 1979 and 
construction of the existing buildings, parking lots, and infrastructure occurred in 1980.  
Drainage on Physio Control property included construction of an underground 54-inch 
detention pipe that is roughly in line with the original extent of the ravine south of the 
Site (Photo 7 and Figure 2).  The pipe is approximately 264 feet long and provides 
approximately 4,199 cu ft. of storage.  This detention pipe collects stormwater runoff 
from the parking lot area and roof drains then releases it into the ravine along the south 
boundary of the Site.  Three pipes are located at this point of release (Photo 8).  These 
are an 18-inch CMP that is the point of discharge for the underground detention pipe, a 
6-inch pipe that provides drainage for a sub-surface drain that runs west to the border of 
the Physio Control property, and a 6-inch PVC pipe.  The purpose of the 6-inch PVC 
pipe is currently unknown, but it likely was used to release groundwater collected during 
development of the Physio Control property.  Water release from these pipes combined 
account for a large majority of the stream flow within the ravine. 
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Photo 4.  Aerial Image from 1968 (Earth Explorer) 
 


 
Photo 5.  Aerial Image from 1990 (Earth Explorer) 
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Photo 6.  Aerial Image from 2014 (Google Earth Pro) 
 


 
Photo 7.  Original Blue Print of Physio Control's Stormwater Drainage Plan 


Location of 
discharge point 


CMP detention pipe 
(54-inches by 264-feet) 
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Photo 8.  Drainage Outlet Pipes from the Physio Control Property 
 
In the 1980s, the property to the west of the Site (Quadrant Business Park) was 
developed as a business park.  This development includes a retention pipe located 
under the Quadrant parking lot, east of the buildings.  The retention pipe connects 
directly to the regional stormwater infrastructure at NE 124th Street.   


In the early 1990s, Zetron Corporation developed the property to the southwest of the 
Site. The development included stormwater ponds that are located near the southwest 
corner of the Site.  The stormwater ponds discharge flows through a 24 inch CMP pipe 
that extends northward along the west boundary of the Site to the regional stormwater 
infrastructure at NE 124th Street.  Bravo Environmental performed an inspection of this 
pipe on 23 March 2013 and noted approximately 14 leaks in this pipe between the 
stormwater pond and NE 124th Street (see Appendix C).  Two of the leaks in this pipe 
were characterized as major leaks.  In addition, there are also several subsurface drains 
on the Zetron property.  These subsurface drains discharge both to the stormwater 
detention pond and also directly to the stormwater system along 124th Street.  The 
stormwater system along NE124th Street discharges through a 36” pipe into a ditch 
located on the east side of Willows Road between the road and the railroad grade 
approximately 165 feet south of the intersection of Willows Road and NE 124th Street.  
The water then flows under the railroad grade in an unmarked pipe to a stream 
approximately 400 feet to the east.  There is what appears to be an unmarked pipe that 
discharges at the same point as the pipe under the railroad grade.  The stream travels 
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north under NE 124th Street to a ditch then east to the Sammamish River.  This system 
is separate from the surface drainage system located around the intersection of Willows 
Road and NE 124th Street that enters a detention pond from a 36” pipe that is 
approximately 225 feet east of Willows Road along the south side of NE 124th Street 
that connects to the same stream. 


The cumulative impact of the development of the Quadrant Business Park and Zetron 
properties is that surface and groundwater that may have historically flowed onto the 
Site now is shunted away from the Site.  Storm and groundwater on the Physio Control 
property is collected and discharged into Stream 1 as a point discharge1.  Storm and 
groundwater on the Zetron and Quadrant Business Park properties are collected and 
eventually discharged to the stormwater infrastructure along NE 124th Street. 


 
Photo 9.  Drainage Schematic for Surrounding Properties. 
 
2.3 Zoning 
The Site is currently zoned as BP, or Business Park.  Properties to the west and south 
are developed as business parks. 


                                            
1In the undeveloped state, groundwater not removed from the soil through evapotranspiration would move 
laterally over a broad area as confined by site topography and soil structure.  Development, with its 
associated impervious surfaces, collects all stormwater and typically releases it at a single point, including 
water that historically would have been lost through evapotranspiration. 


Willows Northwest 1 
Property 
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CHAPTER 3. METHODOLOGY 


The critical areas analysis of the Site involved a two-part effort.  The first part consisted 
of a preliminary assessment of the Site and the immediate surrounding area using 
published environmental information.  This information included: 


1. Wetland and soils information from resource agencies; 
2. Critical areas map information from the USFWS,  King County, and the City of 


Redmond; 
3. Orthophotography; 
4. LIDAR terrain data; and, 
5. Relevant studies completed or ongoing in the vicinity of the Site. 


The second part consisted of a site investigation where direct observations and 
measurements of existing environmental conditions were made.  Observations included 
plant communities, soils, and hydrology.  This information was used to help characterize 
the existing conditions of the property, and to identify and delineate critical areas (See 
Section 3.2 – Field Investigation below). 


3.1 Background Data Reviewed 
Background information from the following sources was reviewed prior to field 
investigations: 


� US Fish and Wildlife Service (USFWS) Wetlands Online Mapper (National 
Wetlands Inventory) (www.wetlandsfws.er.usgs.gov/wtlnds/launch.html); 


� Natural Resources Conservation Service Web Soil Survey 
(www.websoilsurvey.nrcs.usda.gov/app/); 


� GIS maps and downloadable data from the National Map (nationalmap.gov); 
� Aerial Imagery from Google Earth Pro; 
� Aerial imagery from Earth Explorer (earthexplorer.usgs.gov); 


LIDAR data from King County, accessed from the Puget Sound LIDAR 
Consortium (pugetsoundlidar.ess.washington.edu); 


� King County GIS database (King County, 2010); 
� City of Redmond GIS database (City of Redmond, 2013) 
� Washington Department of Fish and Wildlife (WDFW) Priority Habitats and 


Species (PHS) database (http://wdfw.wa.gov/mapping/phs); and 
� Washington Department of Natural Resources (WDNR) Natural Heritage 


database (January, 2013). 
 


3.2 Field Investigation 
The Site was evaluated by Talasaea Consultants during Spring and Summer of 2013.  
Wetlands were delineated during a field visit in August and September 2014.  Wetland 
boundaries were reviewed and reflagged again on 3 August 2016 prior to a new site 
survey.  Wetland boundaries were flagged in the field with wire flags, lath, or surveyor’s 
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tape.  The reflagged wetland boundaries were professionally surveyed by KPFF.  The 
wetland delineation was conducted using the routine methodology described in the 
Regional Supplement to the Corps of Engineers Wetland Delineation Manual:  Western 
Mountains, Valleys, and Coast Region, Version 2.0 (U.S. Army Corps of Engineers, 
2010).  Wetlands were classified according to City of Redmond Municipal Code 
§21.64.030. 


Plant species were identified according to the taxonomy of Hitchcock and Cronquist 
(Hitchcock, et al., 1969).  Taxonomic names were updated and plant wetland status was 
assigned according to North American Digital Flora:  National Wetland Plant List, 
Version 2.4.0 (Lichvar, et al., 2012).  Wetland classes were determined using the U.S. 
Fish and Wildlife Service’s system of wetland classification (Cowardin et al., 1979).  
Vegetation within a prospective wetland area was considered hydrophytic if greater than 
50% of the dominant plant species had a wetland indicator status of facultative or wetter 
(i.e., facultative, facultative wetland, or obligate wetland). 


Wetland hydrology was determined based on the presence of hydrologic indicators 
listed in the Corps Regional Supplement.  These indicators are separated into Primary 
Indicators and Secondary Indicators.  To confirm the presence of wetland hydrology, 
one Primary Indicator or two Secondary Indicators must be demonstrated.  Indicators of 
wetland hydrology may include, but are not necessarily limited to:  drainage patterns, 
drift lines, sediment deposition, watermarks, stream gauge data and flood predictions, 
historic records, visual observation of saturated soils, and visual observation of 
inundation. 


Soils on the Site were considered hydric if one or more of the hydric soil indicators listed 
in the Corps Regional Supplement are present.  Indicators include presence of organic 
soils; reduced, depleted, or gleyed soils; or the presence of redoximorphic features in 
association with reduced soils. 


An evaluation of patterns of vegetation, soil, and hydrology was made along the 
interface of wetland and upland.  Wetland boundary points were then determined from 
this information and marked with wire flags or surveyor’s tape.  Appendix A contains 
data forms prepared by Talasaea for representative locations in both upland and 
wetland locations.  These data forms document the vegetation, soils, and hydrology 
information that aided in the wetland boundary determination. 


CHAPTER 4. RESULTS 


4.1 Analysis of Existing Information 
This section describes the results of our in-house research and field investigation.  For 
the purpose of this report, the term “vicinity” describes an area approximately ¼ mile 
around the Project Site. 
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4.1.1 National Wetlands Inventory – Kirkland Quadrangle 
The NWI does not map any wetlands on the Site (Figure 3).  However, there is a large 
seasonally flooded palustrine emergent wetland (PEMC) located within ¼ mile to the 
southeast of the Site.  This wetland appears to be associated with the Sammamish 
River flood plain. 


4.1.2 Natural Resources Conservation Service Soils Data – King County Area 
The NRCS maps the Site as Kitsap silt loam soils listed as partially hydric.  The Kitsap 
series is made up of moderately well drained soils that formed in glacial lake deposits, 
under a cover of conifers and shrubs.  These soils are on terraces and strongly 
dissected terrace fronts.  The surface layer and subsoil are very dark brown and dark 
yellowish brown silt loam. 


Kitsap silt loam is normally not listed as a hydric soil.  The mapped unit on the Site is 
identified as partially hydric, which means that a hydric soil (or soils) associated with the 
Kitsap series likely comprises a significant fraction of the unit. 


4.1.3 King County and City of Redmond GIS Data 
King County GIS does not map any wetlands on the Site.  It does identify a stream or 
drainage near the south property boundary (Figure 4).  The GIS database does not 
provide any additional information regarding this watercourse. 


City of Redmond identifies a watercourse in the same general location as King County 
(Figure 5).  As with King County, the City of Redmond database does not provide any 
additional information regarding this watercourse. 


The City of Redmond does map two detention ponds near the southwest corner of the 
property.  The pond closest to the property is identified as a stormwater infiltration pond.  
The pond discharges to the stormwater infrastructure under NE 124th Street through a 
pipe2. 


It should be noted that the King County GIS and City of Redmond GIS databases 
incorrectly depict the stream on the Site, as shown on Figures 4 and 5.  The stream 
originates at the outflow from stormwater and drainage pipes from the adjacent property 
located at the southern edge of the Site.  There is an ephemeral stream that originates 
at a wetland near the southern edge of the property.  Discharge from that wetland flows 
into the stream to the north of the outflow pipes.  There is also the remnants of what 
appears to be an old farmer’s ditch.  This remnant ditch is dry.  There is no indication of 
a reach of stream as depicted by King County or City of Redmond.  A review of 
historical photos and older 7.5-minute USGS topographic maps clearly suggests that 


                                            
2 This pipe is identified as P134 on the City of Redmond GIS database for stormwater infrastructure. 
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the stream would have extended to the southwest onto what is now the Physio Control 
property. 


 
Photo 10.  USGS 7.5" Topo Map from 1950 
 
4.2 Analysis of Existing Site Conditions 
Eight wetlands and two streams were identified on the Site (Figure 6).  The wetlands 
and the ordinary high water mark of the streams were delineated by Talasaea 
Consultants during our September 2014 evaluation.  The wetlands were named 
Wetland A, B, C, D, E, F, G, and H.  The streams are named Stream 1 and Stream 2.  
All wetlands were classified using the Washington State Wetland Rating System for 
Western Washington (Hruby, 2014).  The streams were classified according to the City 
of Redmond Municipal Code §21.64.020(A)(2)(d).  Wetland rating forms are included in 
Appendix B.   


A storm drainage pipe is routed along the west property line from the infiltration-
detention pond discussed in Sections 2.2 and 4.2.1 to a catch basin located at NE 
124th Street (no portion of this pipe is on the subject property).  A video analysis of this 
pipe conducted by Bravo Environmental indicates that there are several leaks along its 
length of which two were determined to be major.  Several of the leaks, including the 
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two largest leaks, are located upgradient of one of the onsite wetlands and are likely the 
source of that wetland’s hydrology.   


4.2.1 Wetland A 
Wetland A is a slope palustrine emergent wetland (Figure 6).  It is located 
approximately 165 feet south of the north property boundary and approximately 133 feet 
east of the west property boundary.  An analysis of the storm drain pipe along the 
western property boundary indicated several leaks with two identified as large leaks.  
These two large leaks, along with four smaller leaks, appear to provide the hydrology for 
Wetland A. 


The tree stratum vegetation within Wetland A consists of a mixture of black cottonwood 
(Populus balsamifera var. trichocarpa), Oregon ash (Fraxinus latifolia), highbush 
cranberry, Indian plum, and non-native blackberries.  We determined that the canopy 
coverage of trees rooted wholly or partially within the wetland did not exceed 30%.  
Vegetation observed at the time of our site visit consisted primarily of short grasses, 
predominantly bluegrass (Poa sp.).  It is likely that other herbaceous species are in this 
area later in the growing season, but were not visible at the time of our site evaluation. 


Hydrology for Wetland A is supported by the abovementioned stormwater pipe leaks 
mentioned in Section 4.2.  Bravo Environmental provided a map of the pipe showing 
the locations of the leaks encountered.  The map also shows the relative magnitude of 
each leak encountered identified by a relative magnitude number and arrows sized 
according to the leak magnitude.  We uploaded and registered the Bravo Environmental 
leak location map into GIS and laid the image over a map of onsite drainage patterns.  
The microbasins created by the watershed function of our GIS program were color-
coded based on the cumulative magnitude of the pipe leaks.  This overlay (Photo 11) 
makes a compelling case that the hydrology of Wetland A is the result of the pipe leaks. 
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Photo 11.  Location of Pipe Leaks relative to Site Drainage Patterns. 


Wetland A scored 6 points for Water Quality Functions, 4 points for Hydrologic 
Functions, and 3 points for Habitat Functions.  The Total Score for Functions is 13, 
which satisfies the criteria for classification as a Category IV wetland. Category IV 
wetlands in the City of Redmond have a 50-foot standard buffer. 


4.2.2 Wetland B 
Wetland B is a palustrine emergent wetland located at the westernmost extent of the 
onsite ravine (Figure 6).  Wetland B appears to be the headwaters for Stream 2.  
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Table 1 Cont.  Wetland and Stream Ratings and Buffer Requirements 


Stream 2 is a tributary of Stream 1.  Both streams are described below (Sections 1.1.1 
and 4.2.6). 


Hydrology appears to be supported, for the most part, by groundwater seepage and 
interception of surface runoff.  


Wetland B scored 5 for Water Quality Functions, 4 for Hydrologic Functions, and 5 for 
Habitat Functions.  The Total Score for Functions is 14, which satisfies the criteria for 
classification as a Category IV wetland.  Category IV wetlands in the City of Redmond 
have a 50-foot standard buffer. 


4.2.3 Wetlands C, E, F, G and H 
Wetlands C, E, F, G, and H are all described concurrently in this section since their 
vegetation, hydrology, and soils are largely the same.  Wetlands C, E, F, G, and H are 
all palustrine scrub-shrub wetlands located along the left bank of Stream 1 (Figure 6).  
The boundaries of these wetlands are defined by the slopes of the ravine and the 
OHWM on the left bank of Stream 1.   


Vegetation within Wetlands C, E, F, G, and H consist primarily of salmonberry with lady 
fern and skunk cabbage interspersed.  The upland vegetation includes red alder, vine 
maple (Acer circinatum), Indian plum (Oemleria cerasiformis), and sword fern 
(Polystichum munitum). 


Hydrology for Wetlands C, E, F, G, and H appears to be supported primarily by 
groundwater seepage from the slopes of the ravine.  None of these five wetlands 
receive any hydrologic input from Stream 1. They do, however, provide hydrologic 
support, water quality, and habitat support to Steam 1. 


The ratings and standard buffer requirements for Wetlands C, E, F, G, and H are 
contained in Table 1 below. 


Table 1.  Wetland and Stream Ratings and Buffer Requirements 


Wetland 
Name 


Water Quality 
Score 


Hydrology 
Score 


Habitat 
Score 


Total Score 
for Functions 


Wetland 
Category 
& Stream 


Class 


Standard 
Buffer Width 


(feet) 
A 6 4 3 13 IV 50 
B 5 4 5 14 IV 50 
C 6 4 5 15 IV 50 
D 5 4 6 15 IV 50 
E 5 4 5 14 IV 50 
F 5 4 5 14 IV 50 
G 6 3 5 14 IV 50 
H 5 3 5 13 IV 50 


Stream 1 NA NA NA NA IV 36 
Stream 2 NA NA NA NA IV 25 
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4.2.4 Wetland D 
Wetland D is a palustrine forested wetland located in a ravine in the southeast corner of 
the property (Figure 6).  The boundary of Wetland D is well defined by the steep slopes 
of the ravine. 


Vegetation within Wetland D consists of red alder, western red cedar, black twinberry 
(Lonicera involucrata), English ivy (Hedera helix), salmonberry, Himalayan blackberry, 
sword fern, lady fern, field horsetail, and skunk cabbage (Lysichiton americanum).  
Vegetation outside of the wetland includes Douglas fir (Pseudotsuga menziesii), red 
alder, big-leaf maple (Acer macrophyllum), Indian plum (Oemleria cerasiformis), and 
sword fern (Polystichum munitum).  Portions of the upland in the vicinity of the old 
residence is heavily infested with non-native weedy species, such as English ivy and 
knotweed (Polygonum sp.) extending down into the wetland. 


Hydrology for Wetland D is supported by shallow groundwater seepage.   


Wetland D scored 5 for Water Quality Functions, 4 for Hydrologic Functions, and 6 for 
Habitat Functions.  The Total Score for Functions is 15, which satisfies the criteria for 
classification as a Category IV wetland.   


4.2.5 Stream 1 
A small stream was identified within the ravine flowing through Wetland D (Figure 6).  
The average wetted width of the stream is approximately three feet.  The ordinary high 
water mark appeared to be the same as the wetted width throughout most of the stream 
reach.  The stream has nearly 100-percent vegetative canopy coverage and has large 
woody debris in the channel.  Three pipes from the Physio Control property to the south 
discharge into the ravine and account for a large majority of the stream flow (see 
Photos 2 and 5).  An 18-inch pipe discharges water from a 54-inch detention pipe on 
the Physio Control property.  A six-inch pipe discharges water from a sub-surface drain 
that runs to the east on Physio Control property.  An additional 6-inch PVC pipe has an 
unknown purpose and no water has been seen coming out of it (Photo 5).  According to 
the landowner, the six inch pipe from the subsurface drain discharges water year round, 
while the 18-inch pipe discharges only after a rain. 


The stream flows toward Willows Road NE, then flows south within a roadside ditch for 
approximately 20 feet where it flows into a pipe that connects to the Willows Road 
stormwater system (see Photo 12).  Originally, the stream flowed east through a 
narrow, well-defined channel before discharging into the ditch along the west side of 
Willows Road.  When Willows Road was widened, the channel was filled and the side 
slope of the roadside ditch was stabilized with riprap to prevent slope failure.  The 
stream was intended to flow over and through the riprap to the roadside ditch.  It is likely 
that this riprap revetment has caused water to back up into the Wetland D area and 
increase the extent of wetland hydrology locally (i.e., made Wetland D larger).  It cannot 
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be determined at this time if the road work created Wetland D, but it is likely that the 
work increased the area of wetland conditions within the ravine.  A review of the 
construction plans for Willows Road indicates that changes were made during 
construction that redirected the water flow in the west roadside ditches from flowing 
north-flowing to south-flowing. 


 
Photo 12.  Willows Road Drainage Network 


Water continues to flow south in the Willows Road stormwater system to a stormwater 
structure located approximately 45 feet to the south.  Flows join with water coming from 
a retention pipe that is part of another private stormwater system located on the Physio 
Control property.  From there, flows continue south and east underground for 
approximately 165 feet to a ditch located on the East Side of Willows Road, for a total of 
210 feet of underground pipe.  There are several catch basins along the path of the 
underground pipe that pick up runoff from Willows Road.  Water discharged from the 
underground pipe then continues south in a ditch located between the east side of 
Willows Road and a railroad grade for approximately 230 feet to a 25-foot-long culvert 
that crosses under the railroad grade and exits into the field to the east.  This ditch also 
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receives water from a second pipe located near the railroad culvert.  This second pipe 
discharges water from the stormwater system serving Willows Road further south of the 
Site.  The railroad culvert is perched on the downstream end by approximately 15 
inches.  Analysis of historical aerial photographs suggesst that different drainage 
ditches had been dug and moved in the field for farming activities many times in the 
past.  These ditches are now heavily overgrown with non-native grasses and Himalayan 
blackberry.   However, it appears that the water generally moves to the north where it 
crosses under NE 124th Street and enters a roadside ditch on the north side of NE 124th 
Street and flows east to the Sammamish River approximately 2,800 feet east of the 
Site.   


4.2.6 Stream 2 
Stream 2 is an ephemeral stream that starts at the outflow of Wetland B (Figure 6).  
The OHWM of Stream 2 appears to be the same as the wetted width for the entire 
length of Stream 1, which appears to be generally less than two feet.   Stream 2 flows 
generally eastward for approximately 170 feet before its confluence with Stream 1.  
Both King County’s and the City of Redmond’s GIS databases suggest that Stream 2 
extends out of the ravine and flows generally from the northwest.  Our evaluation of 
topography, historical photographs, and existing conditions showed that Stream 2 does 
not extend out of the ravine.   


4.2.7 Evaluation of Water Typing Considerations in the City of Redmond 
City of Redmond Municipal Code §21.64.020(A)(2)(d) provides guidance for 
determining water types.  These water types are not analogous with WDNR water 
typing rules as defined in WAC 222-16-030.  For the streams on the Site, the relevant 
municipal codes hinge upon the interpretation of Class III and Class IV streams.  Class 
III streams are “those natural streams that are not Class I or Class II and are either 
perennial or intermittent and have one of the following characteristics: 


A. Non-salmonid fish use or the potential for non-salmonid fish use; or 
B. Headwater streams with a surface water connection to salmon-bearing or 


potentially salmon-bearing streams (Class I or II) 


Class IV streams “are those natural streams that are not Class I, Class II, or Class III.  
They are either perennial or intermittent, do not have fish or potential for fish, and are 
non-headwater streams.”  Based on the text of the municipal code, the correct water 
type for Streams 1 and 2 depends on whether the streams have fish or the potential for 
fish and whether the streams could be considered headwaters. 


Cedarock Consultants, Inc. was hired by our client to evaluate the potential for Streams 
1 and 2 to support fish (Appendix D).  Mr. Carl Hadley, principal biologist for Cedarock, 
conducted a field evaluation of Streams 1 and 2 on 20 October 2015.  The conclusion 
reached by Mr. Hadley was that Streams 1 and 2 did not provide the habitat 
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requirements necessary for supporting fish.  This conclusion was reached 
independently of the ability of fish elsewhere in the system to reach the Site (i.e., 
regardless of the offsite piped portions of the drainage system and the armoring along 
Willows Road).  We conclude from Mr. Hadley’s report that Streams 1 and 2 do not 
meet item A under the definition of a Class III stream. 


The second part of the definition involves the concepts of “watershed” and 
“headwaters,” both of which are not explicitly defined by Redmond Municipal Code.  
Under common language usage, a watershed can be any drainage system of any size, 
provided that the area of the “watershed” converges to a single point.  Similarly, a 
headwater could be any seep within a drainage area.  We chose, instead, to focus upon 
regulatory definitions of “watershed” and “headwaters” used by other agencies, notably 
the USGS and the Army Corps of Engineers, which are defined in Sections 4.2.7.1 and 
4.2.7.2 below. 


4.2.7.1 Watershed Concept 
The USGS uses a hierarchical methodology for defining drainage basins and their 
relative sizes.  Their methodology uses and defines the term “watershed”.  The USGS 
system (National Hydrology Dataset, or NHD) currently employs six levels of division.  
These divisions are referred to as Hydrologic Unit Codes or HUC.  Each HUC division 
has a level designation and a two digit identifier code.  These divisions are listed in 
Table 2 below.  


Table 2.  HUC Division Examples 


HUC Division Level 
HUC 


Digits 


Average Size 
(Square 
Miles) 


Example HUC 
Name 


Example HUC 
Number 


Region 1 2 177,560 
Pacific 
Northwest 17 


Subregion 2 4 16,800 Puget Sound 1711 


Basin 3 6 10,596 Puget Sound 171100 


Subbasin 4 8 700 
Lake 
Washington 


17110012 


Watershed 5 10 277 
Lake 
Washington 


1711001203 


Subwatershed 6 12 40 
Bear Creek – 
Sammamish 
River 


171100120304 


 
Each successive level defines a smaller drainage area.  Maps of HUC units currently do 
not include drainages smaller than Level 6 (known as HUC12).  Therefore, the smallest 
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HUC unit that includes the Site for which there is map information is at the 
subwatershed level.  This subwatershed includes all of the area draining into the 
Sammamish River from Lake Sammamish to the south and extending northward to the 
City of Woodinville.  The actual watershed, based on the USGS terminology, includes 
the Sammamish River, Lake Sammamish, and all of the streams that flow into Lake 
Sammamish, including Issaquah Creek (141,678 acres, Photo 13).  The drainages on 
the Site are much lower in the watershed compared with a majority of the drainages 
contributing to the Lake Sammamish watershed. 


Given the relative size and extent of the Sammamish River watershed, it appears that 
neither Stream 1 nor Stream 2 are within the “uppermost regions of a watershed or 
catchment area.” 


 
Photo 13.  Sammamish River Watershed 
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4.2.7.2 Headwaters Concept 
The Army Corps of Engineers has its own definition of what constitutes a headwater 
stream for regulatory purposes.  Their definition stems from 33 CFR 330.2 Definitions 
and states that headwaters “means the point on a non-tidal stream above which the 
average annual flow is less than 5 cubic feet per second (cfs).  The district engineer 
may estimate this point from available data by using the mean annual area precipitation, 
area drainage basin maps, and the average rainfall coefficient, or by similar means.  For 
streams that are dry for long periods of the year, district engineers may establish the 
headwaters as that point on a stream where a flow of 5 cfs is equaled or exceeded 50% 
of the time.” 


This definition of headwaters is much more usable than determining the location of the 
stream within a watershed as it defines a headwater based on average annual flow.  
KPFF performed a basin analysis using the Rational Method to determine the mean 
annual flow for both Stream 1 and Stream 2.  These analyses are included in Appendix 
E.   


Stream 1 flows relatively year around during years of normal to wetter than normal 
precipitation.  Therefore, it would appear that the first part of the Corps definition of a 
headwater stream is appropriately applied to Stream 1.  The analysis provided by KPFF 
indicates that the mean annual flow in Stream 1 is 6.86 cfs.  This rate of flow is greater 
than the maximum 5 cfs stated in the Corps definition.  Therefore, Stream 1 does not 
meet the Corps definition of a headwater stream. 


Stream 2 is dry throughout most of the year.  Therefore, the second part of the Corps 
definition of a headwater stream (streams that are dry for long periods of the year) is 
appropriately applied to Stream 2.  KPFF’s analysis of Stream 2 using the Rational 
Method indicates that the mean annual flow is approximately 1.69, which is much less 
than the minimum 5 cfs for ephemeral streams under the Corps definition.  Therefore, 
Stream 2 does not meet the Corps definition of a headwater stream. 


We conclude, based on these analyses, that neither Stream 1 nor Stream 2 meet the 
general definition of a Class III water, as described under §21.64.020(A)(2)(d).  
Therefore, both Stream 1 and Stream 2 should be considered as Class IV waters.  
Class IV waters in the City of Redmond have a 25-ft standard buffer. 


CHAPTER 5. REGULATORY REVIEW 


The City of Redmond regulates streams under RMC §21.64.020 and wetlands under 
RMC §21.64.030.   
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5.1 Stream Regulations 
We have determined that Streams 1 and 2 satisfy the criteria for characterization as 
Class IV streams under RMC §21.64.020(a)(2)(d).  The standard buffer width for 
perennial Class IV streams is 36 feet and 25 feet for intermittent Class IV streams 
(§21.64.020(B)(3)).  Stream buffers cannot be reduced (§21.64.020(B)(5)).  However, 
stream buffers may be averaged under §21.64.020(B)(6), which states: 


“The administrator may allow the recommended stream buffer width to be reduced in 
accordance with best available science only if: 


a) The width reductions will not reduce stream or habitat functions, including 
those of non-fish habitat; 


b) The width reduction will not degrade the habitat, including habitat for salmonid 
fisheries; 


c) The proposal will provide additional habitat protections; 
d) The total area contained in the stream buffer area after averaging is not less 


than that which would be contained within the standard buffer area; and 
e) The buffer width is not reduced to less than 25 percent of the standard stream 


buffer width or 25 feet, whichever is greater.” 


Building within a stream buffer (non-shoreline) is not permitted except for the following 
provisions (§21.64.020(B)(9)): 


a) When the improvements are part of an approved rehabilitation or mitigation plan; 
or, 


b) For construction of new road crossings and utilities and accessory structure, 
when no feasible alternative location exists; or, 


c) Trails…; or, 
d) Footbridges; or, 
e) Minor educational facilities, such as informational signs; or, 
f) Storm water conveyance systems, provided that they are designed to maintain 


the buffers’ functions and values; or, 
g) When improvements are part of an approved plan consistent with the no net 


effective impervious surface provisions…” 


5.2 Wetland Regulations 
As described in Section 4.2, we rated the wetlands on the Site using the Washington 
State Wetland Rating System for Western Washington, in accordance with 
§21.64.030(A)(2)(d).  Wetlands A, B, C, D, E, F, G, and H are rated as Category IV 
wetlands.  Buffer widths are determined based on wetland rating and land use intensity 
§21.64.030(B)(2)).  There are three land use intensity designations identified under 
§21.64.030(B)(3):  High-impact land use, Medium-impact land use, and Low-impact 
land use.  High-impact land uses include commercial, industrial, institutional, retail 
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sales, high-intensity recreation, and residential uses with a density of more than one 
dwelling unit per acre.  Medium-impact land uses include residential uses with a density 
of one unit per acre or less, moderate-intensity open space (parks), and paved trails.  
Low-impact land uses include low-intensity open space (passive recreation and natural 
resources preservation) and unpaved trails. 


Buffer widths for Category IV wetlands are not affected by habitat score since it is 
unlikely for a Category IV wetland to score high for habitat.  For Wetlands A, B, C, D, E, 
F, G, and H, the standard buffer widths are 50 feet for high-intensity land use, 40 feet 
for medium-intensity land use, and 25 feet for low-intensity land use. 


Wetland buffer widths may be reduced under §21.64.030(B)(6), which states: 


“The Department may allow the standard wetland buffer width to be reduced in 
accordance with the best available science on a case-by-case basis when it is 
determined that the smaller area is adequate to protect the wetland buffer functions 
and values based on site-specific characteristics. 


a) Reduction in buffer width based on reducing the intensity of impacts from 
proposed land uses. The buffer widths recommended for land uses with high-
intensity impacts to wetlands can be reduced to those widths recommended 
for moderate-intensity impacts under the following conditions: 
(i) For wetlands that score moderate or high for habitat (20 points or more 
[sic]), the width of the buffer around the wetland can be reduced if both of the 
following criteria are met: 
 (A) A relatively undisturbed vegetated corridor at least 100 feet wide is 
protected between the wetlands and any other priority habitats as defined by 
the Washington State Department of Fish and Wildlife.  The corridor must be 
protected for the entire distance between the wetland and the priority habitat 
 via some type of legal protection such as a conservation easement; and 
 (B) Measures to minimize the impacts of different land uses on wetlands, 
such as those developed by the Department of Ecology under BAS, are 
applied. 
(ii) For wetlands that score less than 20 points for habitat [sic], the buffer 
width can be reduced to that required for moderate land use impacts if 
measures to minimize the impacts of different land uses on wetlands, such as 
those developed by the Department of Ecology under BAS, are applied. 


b) Reductions in buffer widths where existing roads or structures lie within the 
buffer.  Where a legally established, nonconforming use of the buffer exists, 
proposed actions in the buffer may be permitted as long as they do not 
increase the degree of nonconformity.  In terms of wetlands, this means no 
increase in the impacts to the wetland from activities in the buffer. 
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c) Subsection (B7) … does not apply when using this reduction in buffer width 
provision 


Subsection §21.64.030(B)(7) states: 


“Wetland buffer widths may be modified by averaging buffer width as set forth 
herein.  The department may allow modification of the standard wetland buffer width 
in accordance with the best available science on a case-by-case basis by averaging 
buffer widths.  Averaging buffer widths may only be allowed where a qualified 
wetland professional demonstrates that: 


a. It will not reduce the functions or values; 
b. The wetland contains variations in sensitivity due to existing physical 


characteristics or the character of the buffer varies in slope, soils, or vegetation, 
and the wetland would benefit from a wider buffer in places and would not be 
adversely impacted by a narrower buffer in other places. 


c. The total area contained in the buffer area after averaging is no less than that 
which would be contained within the standard buffer; and 


d. The buffer width is not reduced more than 25 percent of the width or 50 feet, 
whichever is less, except for buffers between Category IV wetlands and low-or 
moderate-intensity land uses. 
 


We located an additional code provision that may affect the status of Wetland A within 
the City of Redmond.  Under Exemptions (§21.64.010(D)(1)(l)), “[p]reviously legally 
filled wetlands or wetlands created after July 1, 1990 that were unintentionally created 
as a result of the construction of a road, street, or highway, or wetlands accidentally 
created by other human actions within 20 years of the date the development 
application is filed (emphasis added).  The latter shall be documented by the applicant 
through photographs, statements, and/or other evidence.  We suspect that the 
hydrology for Wetland A is the result of leaks in the stormwater pipe along the west 
property boundary (see Section 4.2.1).  It is our interpretation of the code that this 
wetland would be exempt from regulation within the City of Redmond due to the extent 
of the leaks in the stormwater pipe.  It is likely that the buffer for this wetland would not 
exist and would free up area for potential development.  It should be noted that, while 
the City of Redmond would not regulate an artificially created wetland, the wetland may 
still regulated by Washington Department of Ecology (WDOE) and, potentially, the 
Corps of Engineers.  Direct impacts to Wetland A would require, at a minimum, 401 
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water quality certification from WDOE and, potentially, a Section 404 Nationwide Permit 
from the Corps of Engineers3. 


CHAPTER 6. SUMMARY 


The Willows Northwest 1 property is an irregularly-shaped parcel approximately 16 
acres in size.  It is located southwest of the intersection of NE 124th Street and Willows 
Road in Redmond, Washington.   


Talasaea Consultants evaluated the property on 11 April and 10 May, 2013, 22 August 
and 3 September 2014, and on 3 August 2016 to identify and delineate critical areas on 
the Site.  We delineated eight wetlands and two streams.  The wetlands are Wetland A 
(Category IV), Wetland B (Category IV), Wetland C (Category IV), Wetland D (Category 
IV), Wetland E ( Category IV), Wetland F (Category IV), Wetland G (Category IV), and 
Wetland H (Category IV).  The streams (Stream 1 and Stream 2) were determined to be 
Class IV streams under City of Redmond’s code.  Stream 1 is a perennial stream and 
Stream 2 is an intermittent stream. 


Wetland buffer widths are based on land use intensity and habitat score.  The buffer 
widths for Category IV wetlands are 50 feet for high-intensity land use, 40 feet for 
medium-intensity land use, and 25 feet for low-intensity land use.  The buffer widths for 
Stream 1 is 36 feet and 25 feet for Stream 2. 


We noted from other studies performed on the property that a stormwater infiltration-
detention pond and a stormwater pipe are located at the adjacent business park 
development to the west property boundary.  The discharge pipe has several leaks, two 
of which were classified as large by Bravo Environmental.  The larger leaks 
corresponded fairly closely with the location of Wetland A.  We suspect that the 
hydrology for Wetland A is likely supported for the most part, if not all, by the leaks in 
this pipe.  If our contention on the source of hydrology for Wetland A is correct, then it is 
likely that this wetland would be considered exempt from critical areas regulations by 
the City of Redmond.  However, Wetland A may still be regulated by Washington 
Department of Ecology and the Corps of Engineers. 


We noted that King County and City of Redmond critical areas databases show a 
stream extending from the area of the field to the ravine through the general location of 
Wetland B.  Our conclusion based on our field evaluation is that there is no stream that 
extends beyond Wetland B.  This is based on our evaluation of existing field conditions, 


                                            
3 An Army Corps of Engineers Jurisdictional Determination should be requested for Wetland A to 
determine if it is an isolated wetland and not subject to Corps jurisdiction.  If so, impacts to these wetlands 
would not require Corps permits.  Wetland A would still fall under the jurisdiction of the Washington 
Department of Ecology for 401 Water Quality Certification. 
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historical pictures, and examination of site topography.  This stream does not extend 
beyond the ravine. 
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Wetland name or number ______ 


Wetland Rating System for Western WA: 2014 Update           1 


Rating Form – Effective January 1, 2015  


Score for each 
function based 
on three 
ratings 
(order of ratings 
is not 
important) 
 
9 = H,H,H  
8 = H,H,M  
7 = H,H,L  
7 = H,M,M  
6 = H,M,L  
6 = M,M,M  
5 = H,L,L  
5 = M,M,L 
4 = M,L,L 
3 = L,L,L 


 
RATING SUMMARY – Western Washington 


Name of wetland (or ID #): _________________________________ Date of site visit: _____ 
Rated by____________________________ Trained by Ecology?__ Yes ___No Date of training______ 


HGM Class used for rating_________________    Wetland has multiple HGM classes?___Y ____N 
 


NOTE:  Form is not complete without the figures requested (figures can be combined). 
Source of base aerial photo/map ______________________________________ 


 
OVERALL WETLAND CATEGORY ____ (based on functions___ or special characteristics___) 
 


1. Category of wetland based on FUNCTIONS 
_______Category I – Total score = 23 - 27 
_______Category II – Total score  = 20 - 22 
_______Category III – Total score  = 16 - 19 
_______Category IV – Total score = 9 - 15 


FUNCTION 
 


Improving 
Water Quality  


Hydrologic  
 


Habitat 
 


 


Circle the appropriate ratings  
Site Potential H       M      L H       M      L H       M      L  
Landscape Potential H       M      L H       M      L H       M      L  
Value H       M      L H       M      L H       M      L TOTAL 


Score Based on 
Ratings 


    


                             


 


2. Category based on SPECIAL CHARACTERISTICS of wetland 
 


CHARACTERISTIC CATEGORY 


Estuarine I             II 
Wetland of High Conservation Value I 
Bog I 
Mature Forest I 
Old Growth Forest I 


Coastal Lagoon I               II 


Interdunal I   II    III    IV 


None of the above  


A


Wetland A (TAL-942C) 9/4/14


DRT


Slope


10/2015


6 4 3 13
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Rating Form – Effective January 1, 2015  


 


HGM Classification of Wetlands in Western Washington 
 


 
 


1. Are the water levels in the entire unit usually controlled by tides except during floods? 


 NO – go to 2 YES – the wetland class is Tidal Fringe – go to 1.1 


1.1 Is the salinity of the water during periods of annual low flow below 0.5 ppt (parts per thousand)?   


NO – Saltwater Tidal Fringe (Estuarine) YES – Freshwater Tidal Fringe     


If your wetland can be classified as a Freshwater Tidal Fringe use the forms for Riverine wetlands.  If it 
is Saltwater Tidal Fringe it is an Estuarine wetland and is not scored. This method cannot be used to 
score functions for estuarine wetlands. 


2. The entire wetland unit is flat and precipitation is the only source (>90%) of water to it.  Groundwater 


and surface water runoff are NOT sources of water to the unit.  


NO – go to 3 YES – The wetland class is Flats 
If your wetland can be classified as a Flats wetland, use the form for Depressional wetlands.  


3. Does the entire wetland unit meet all of the following criteria? 


___The vegetated part of the wetland is on the shores of a body of permanent open water (without any 


plants on the surface at any time of the year) at least 20 ac   (8 ha) in size;  


___At least 30% of the open water area is deeper than 6.6 ft (2 m). 


NO – go to 4 YES – The wetland class is Lake Fringe (Lacustrine Fringe) 


4. Does the entire wetland unit meet all of the following criteria? 


____The wetland is on a slope (slope can be very gradual), 


____The water flows through the wetland in one direction (unidirectional) and usually comes from 


seeps. It may flow subsurface, as sheetflow, or in a swale without distinct banks, 


____The water leaves the wetland without being impounded.  


NO – go to 5 YES – The wetland class is Slope  


NOTE: Surface water does not pond in these type of wetlands except occasionally in very small and 


shallow depressions or behind hummocks (depressions are usually <3 ft diameter and less than 1 ft 


deep). 


5. Does the entire wetland unit meet all of the following criteria? 


____The unit is in a valley, or stream channel, where it gets inundated by overbank flooding from that 


stream or river,  


____The overbank flooding occurs at least once every 2 years. 


 


For questions 1-7, the criteria described must apply to the entire unit being rated. 


If the hydrologic criteria listed in each question do not apply to the entire unit being rated, you 


probably have a unit with multiple HGM classes.  In this case, identify which hydrologic criteria in 


questions 1-7 apply, and go to Question 8. 


A
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Rating Form – Effective January 1, 2015  


NO – go to 6 YES – The wetland class is Riverine  
NOTE: The Riverine unit can contain depressions that are filled with water when the river is not 


flooding 


6. Is the entire wetland unit in a topographic depression in which water ponds, or is saturated to the 


surface, at some time during the year?   This means that any outlet, if present, is higher than the interior 
of the wetland.   


NO – go to 7 YES – The wetland class is Depressional 


7. Is the entire wetland unit located in a very flat area with no obvious depression and no overbank 


flooding?  The unit does not pond surface water more than a few inches.  The unit seems to be 


maintained by high groundwater in the area.  The wetland may be ditched, but has no obvious natural 


outlet.  


NO – go to 8 YES – The wetland class is Depressional 
 


8. Your wetland unit seems to be difficult to classify and probably contains several different HGM 


classes.  For example, seeps at the base of a slope may grade into a riverine floodplain, or a small 


stream within a Depressional wetland has a zone of flooding along its sides.  GO BACK AND IDENTIFY 


WHICH OF THE HYDROLOGIC REGIMES DESCRIBED IN QUESTIONS 1-7 APPLY TO DIFFERENT 


AREAS IN THE UNIT (make a rough sketch to help you decide).  Use the following table to identify the 


appropriate class to use for the rating system if you have several HGM classes present within the 


wetland unit being scored.   


NOTE:  Use this table only if the class that is recommended in the second column represents 10% or 


more of the total area of the wetland unit being rated.  If the area of the HGM class listed in column 2 


is less than 10% of the unit; classify the wetland using the class that represents more than 90% of the 


total area.  


 


HGM classes within the wetland unit 
being rated 


HGM class to 
use in rating 


Slope + Riverine Riverine 
Slope + Depressional Depressional 
Slope + Lake Fringe Lake Fringe 


Depressional + Riverine along stream 
within boundary of depression 


Depressional 


Depressional + Lake Fringe Depressional 
Riverine + Lake Fringe Riverine 


Salt Water Tidal Fringe and any other 
class of freshwater wetland 


Treat as 
ESTUARINE  


 
If you are still unable to determine which of the above criteria apply to your wetland, or if you have 
more than 2 HGM classes within a wetland boundary, classify the wetland as Depressional for the 
rating.  
  


A
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SLOPE WETLANDS 
Water Quality Functions  -  Indicators that the site functions to improve water quality  


S 1.0. Does the site have the potential to improve water quality?   
S 1.1. Characteristics of the average slope of the wetland:  (a 1% slope has a 1 ft vertical drop in elevation for every 


100 ft of horizontal distance)                                                                                          
Slope is 1% or less points = 3    
Slope is > 1%-2% points = 2 
Slope is > 2%-5% points = 1 
Slope is greater than 5% points = 0 


 


S 1.2. The soil 2 in below the surface (or duff layer) is true clay or true organic (use NRCS definitions):  Yes = 3   No = 0  
S 1.3. Characteristics of the plants in the wetland that trap sediments and pollutants:  


Choose the points appropriate for the description that best fits the plants in the wetland.  Dense means you 
have trouble seeing the soil surface (>75% cover), and uncut means not grazed or mowed and plants are higher 
than 6 in. 
Dense, uncut, herbaceous plants > 90% of the wetland area points = 6      
Dense, uncut, herbaceous plants > ½ of area points = 3 
Dense, woody, plants > ½ of area points = 2 
Dense, uncut, herbaceous plants > ¼ of area points = 1 
Does not meet any of the criteria above for plants points = 0     


 


 Total for S 1 Add the points in the boxes above  


Rating of Site Potential  If score is:       12 = H          6-11 = M          0-5 = L Record the rating on the first page 


S 2.0. Does the landscape have the potential to support the water quality function of the site?    


S 2.1. Is > 10% of the area within 150 ft on the uphill side of the wetland in land uses that generate pollutants? 
  Yes = 1   No =  0  


 


S 2.2. Are there other sources of pollutants coming into the wetland that are not listed in question S 2.1? 
Other sources ________________ Yes = 1   No = 0 


 


Total for S 2 Add the points in the boxes above  


Rating of Landscape Potential  If score is:       1-2 = M          0 = L Record the rating on the first page 


S 3.0. Is the water quality improvement provided by the site valuable to society?  


S 3.1. Does the wetland discharge directly (i.e., within 1 mi) to a stream, river, lake, or marine water that is on the 
303(d) list? Yes = 1   No = 0 


 


S 3.2. Is the wetland in a basin or sub-basin where water quality is an issue? At least one aquatic resource in the basin is 
on the 303(d) list. Yes = 1   No = 0 


 


S 3.3. Has the site been identified in a watershed or local plan as important for maintaining water quality? Answer YES 
if there is a TMDL for the basin in which unit is found. Yes = 2   No = 0 


 


Total for S 3 Add the points in the boxes above  
Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page 
                                                                         
                                                                         


 


 


A


1


0


6


7


0


0


0


0


1


2


3
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SLOPE WETLANDS 
Hydrologic Functions  -  Indicators that the site functions to reduce flooding and stream erosion  


S 4.0. Does the site have the potential to reduce flooding and stream erosion?  


S 4.1. Characteristics of plants that reduce the velocity of surface flows during storms: Choose the points appropriate 
for the description that best fits conditions in the wetland. Stems of plants should be thick enough (usually > 1/8 
in), or dense enough, to remain erect during surface flows. 
Dense, uncut, rigid plants cover > 90% of the area of the wetland points = 1    
All other conditions points = 0      


 


Rating of Site Potential   If score is:       1 = M          0 = L Record the rating on the first page 
 
S 5.0. Does the landscape have the potential to support the hydrologic functions of the site?    
S 5.1. Is more than 25% of the area within 150 ft upslope of wetland in land uses or cover that generate excess 


surface runoff? Yes = 1   No = 0 
 


Rating of Landscape Potential  If score is:       1 = M          0 = L Record the rating on the first page 
                                                                               
S 6.0. Are the hydrologic functions provided by the site valuable to society?  
S 6.1. Distance to the nearest areas downstream that have flooding problems: 


The sub-basin immediately down-gradient of site has flooding problems that result in damage to human or 
natural resources (e.g., houses or salmon redds)  points = 2 
Surface flooding problems are in a sub-basin farther down-gradient points = 1 
No flooding problems anywhere downstream points = 0 


 


S 6.2. Has the site been identified as important for flood storage or flood conveyance in a regional flood control plan?  
  Yes = 2   No = 0 


 


Total for S 6  Add the points in the boxes above  


Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page   


 
NOTES and FIELD OBSERVATIONS:   
  


A


1


0


0


0


0
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These questions apply to wetlands of all HGM classes. 
HABITAT FUNCTIONS  -  Indicators that site functions to provide important habitat 
H 1.0. Does the site have the potential to provide habitat?  


H 1.1. Structure of plant community: Indicators are Cowardin classes and strata within the Forested class. Check the 
Cowardin plant classes in the wetland. Up to 10 patches may be combined for each class to meet the threshold 
of ¼ ac or more than 10% of the unit if it is smaller than 2.5 ac. Add the number of structures checked. 
____Aquatic bed 4 structures or more: points = 4 
____Emergent 3 structures: points = 2 
____Scrub-shrub (areas where shrubs have > 30% cover)  2 structures: points = 1 
____Forested (areas where trees have > 30% cover)  1 structure: points = 0 


If the unit has a Forested class, check if: 
____The Forested class has 3 out of 5 strata (canopy, sub-canopy, shrubs, herbaceous, moss/ground-cover) 


that each cover 20% within the Forested polygon 


 


H 1.2. Hydroperiods  
Check the types of water regimes (hydroperiods) present within the wetland.  The water regime has to cover 
more than 10% of the wetland or ¼ ac to count (see text for descriptions of hydroperiods).   
____Permanently flooded or inundated 4 or more types present: points = 3 
____Seasonally flooded or inundated 3 types present: points = 2 
____Occasionally flooded or inundated 2 types present: points = 1 
____Saturated only 1 type present: points = 0 
____Permanently flowing stream or river in, or adjacent to, the wetland 
____Seasonally flowing stream in, or adjacent to, the wetland 
____Lake Fringe wetland 2 points 
____Freshwater tidal wetland 2 points      


 


H 1.3. Richness of plant species  
Count the number of plant species in the wetland that cover at least 10 ft2.  
Different patches of the same species can be combined to meet the size threshold and you do not have to name 
the species.    Do not include Eurasian milfoil, reed canarygrass, purple loosestrife, Canadian thistle 
If you counted: > 19 species points = 2 


5 - 19 species points = 1 
< 5 species points = 0      


 


H 1.4. Interspersion of habitats  
Decide from the diagrams below whether interspersion among Cowardin plants classes (described in H 1.1), or 
the classes and unvegetated areas (can include open water or mudflats) is high, moderate, low, or none. If you 
have four or more plant classes or three classes and open water, the rating is always high.     


 
 
 
 
 
        None = 0 points                                       Low = 1 point                                                         Moderate = 2 points 
 
 
 
All three diagrams 
in this row 
are HIGH = 3points 
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H 1.5. Special habitat features:  
Check the habitat features that are present in the wetland.  The number of checks is the number of points.  
____Large, downed, woody debris within the wetland (> 4 in diameter and 6 ft long). 
____Standing snags (dbh > 4 in) within the wetland 
____Undercut banks are present for at least 6.6 ft (2 m) and/or overhanging plants extends at least 3.3 ft (1 m) 


over a stream (or ditch) in, or contiguous with the wetland, for at least 33 ft (10 m) 
____Stable steep banks of fine material that might be used by beaver or muskrat for denning  (> 30 degree 


slope) OR signs of recent beaver activity are present (cut shrubs or trees that have not yet weathered 
where wood is exposed) 


____At least ¼ ac of thin-stemmed persistent plants or woody branches are present in areas that are 
permanently or seasonally inundated  (structures for egg-laying by amphibians)  


____Invasive plants cover less than 25% of the wetland area in every stratum of plants (see H 1.1 for list of 
strata) 


 


Total for H 1 Add the points in the boxes above       


Rating of Site Potential  If score is:       15-18 = H          7-14 = M          0-6 = L Record the rating on the first page 


H 2.0. Does the landscape have the potential to support the habitat functions of the site?    


H 2.1. Accessible habitat (include only habitat that directly abuts wetland unit).  
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%      
If total accessible habitat is:             
> 1/3 (33.3%) of 1 km Polygon  points = 3 
20-33% of 1 km Polygon points = 2 
10-19% of 1 km Polygon points = 1 
< 10% of 1 km Polygon points = 0 


 


H 2.2. Undisturbed habitat in 1 km Polygon around the wetland. 
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%    
Undisturbed habitat > 50% of Polygon points = 3 
Undisturbed habitat 10-50% and in 1-3 patches points = 2 
Undisturbed habitat 10-50% and > 3 patches points = 1 
Undisturbed habitat < 10% of 1 km Polygon points = 0 


 


H 2.3. Land use intensity in 1 km Polygon: If 
> 50% of 1 km Polygon is high intensity land use points = (- 2)      
≤ 50% of 1 km Polygon is high intensity points = 0      


 


Total for H 2 Add the points in the boxes above  
Rating of Landscape Potential  If score is:       4-6 = H          1-3 = M          < 1 = L Record the rating on the first page 


H 3.0. Is the habitat provided by the site valuable to society?  


H 3.1. Does the site provide habitat for species valued in laws, regulations, or policies? Choose only the highest score 
that applies to the wetland being rated. 
Site meets ANY of the following criteria:  points = 2 
�� It has 3 or more priority habitats within 100 m (see next page)                      
� It provides habitat for Threatened or Endangered species (any plant or animal on the state or federal lists)     
� It is mapped as a location for an individual WDFW priority species                               
� It is a Wetland of High Conservation Value as determined by the Department of Natural Resources 
� It has been categorized as an important habitat site in a local or regional comprehensive plan, in a 


Shoreline Master Plan, or in a watershed plan 
Site has 1 or 2 priority habitats (listed on next page) within 100 m points = 1 


Site does not meet any of the criteria above points = 0 


 


Rating of Value  If score is:       2 = H          1 = M          0 = L Record the rating on the first page  
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WDFW Priority Habitats 
Priority habitats listed by WDFW (see complete descriptions of WDFW priority habitats, and the counties in which they can 


be found, in:  Washington Department of Fish and Wildlife. 2008.  Priority Habitat and Species List. Olympia, Washington. 


177 pp. http://wdfw.wa.gov/publications/00165/wdfw00165.pdf or access the list from here: 
http://wdfw.wa.gov/conservation/phs/list/) 


Count how many of the following priority habitats are within 330 ft (100 m) of the wetland unit:  NOTE:  This question is 
independent of the land use between the wetland unit and the priority habitat.  


�� Aspen Stands:  Pure or mixed stands of aspen greater than 1 ac (0.4 ha). 


 


� Biodiversity Areas and Corridors:  Areas of habitat that are relatively important to various species of native fish and 


wildlife (full descriptions in WDFW PHS report). 


 


� Herbaceous Balds:  Variable size patches of grass and forbs on shallow soils over bedrock. 


 


� Old-growth/Mature forests:  Old-growth west of Cascade crest – Stands of at least 2 tree species, forming a multi-


layered canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha ) > 32 in (81 cm) dbh or > 200 


years of age. Mature forests – Stands with average diameters exceeding 21 in (53 cm) dbh; crown cover may be less 


than 100%; decay, decadence, numbers of snags, and quantity of large downed material is generally less than that 


found in old-growth; 80-200 years old west of the Cascade crest. 


 


� Oregon White Oak:  Woodland stands of pure oak or oak/conifer associations where canopy coverage of the oak 


component is important (full descriptions in WDFW PHS report p. 158 – see web link above). 


 


� Riparian:  The area adjacent to aquatic systems with flowing water that contains elements of both aquatic and 


terrestrial ecosystems which mutually influence each other. 


 


� Westside Prairies:  Herbaceous, non-forested plant communities that can either take the form of a dry prairie or a wet 


prairie (full descriptions in WDFW PHS report p. 161 – see web link above). 


 


� Instream:  The combination of physical, biological, and chemical processes and conditions that interact to provide 


functional life history requirements for instream fish and wildlife resources. 


 


� Nearshore:  Relatively undisturbed nearshore habitats.  These include Coastal Nearshore, Open Coast Nearshore, and 


Puget Sound Nearshore. (full descriptions of habitats and the definition of relatively undisturbed are in WDFW report – 
see web link on previous page).  
 


� Caves:  A naturally occurring cavity, recess, void, or system of interconnected passages under the earth in soils, rock, 


ice, or other geological formations and is large enough to contain a human.  


 


� Cliffs:  Greater than 25 ft (7.6 m) high and occurring below 5000 ft elevation. 


 


� Talus: Homogenous areas of rock rubble ranging in average size 0.5 - 6.5 ft (0.15 - 2.0 m), composed of basalt, andesite, 


and/or sedimentary rock, including riprap slides and mine tailings. May be associated with cliffs. 


 


� Snags and Logs:  Trees are considered snags if they are dead or dying and exhibit sufficient decay characteristics to 


enable cavity excavation/use by wildlife. Priority snags have a diameter at breast height of > 20 in (51 cm) in western 


Washington and are > 6.5 ft (2 m) in height.  Priority logs are > 12 in (30 cm) in diameter at the largest end, and > 20 ft 


(6 m) long. 


Note: All vegetated wetlands are by definition a priority habitat but are not included in this list because they are addressed 


elsewhere.  
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Score for each 
function based 
on three 
ratings 
(order of ratings 
is not 
important) 
 
9 = H,H,H  
8 = H,H,M  
7 = H,H,L  
7 = H,M,M  
6 = H,M,L  
6 = M,M,M  
5 = H,L,L  
5 = M,M,L 
4 = M,L,L 
3 = L,L,L 


 
RATING SUMMARY – Western Washington 


Name of wetland (or ID #): _________________________________ Date of site visit: _____ 
Rated by____________________________ Trained by Ecology?__ Yes ___No Date of training______ 


HGM Class used for rating_________________    Wetland has multiple HGM classes?___Y ____N 
 


NOTE:  Form is not complete without the figures requested (figures can be combined). 
Source of base aerial photo/map ______________________________________ 


 
OVERALL WETLAND CATEGORY ____ (based on functions___ or special characteristics___) 
 


1. Category of wetland based on FUNCTIONS 
_______Category I – Total score = 23 - 27 
_______Category II – Total score  = 20 - 22 
_______Category III – Total score  = 16 - 19 
_______Category IV – Total score = 9 - 15 


FUNCTION 
 


Improving 
Water Quality  


Hydrologic  
 


Habitat 
 


 


Circle the appropriate ratings  
Site Potential H       M      L H       M      L H       M      L  
Landscape Potential H       M      L H       M      L H       M      L  
Value H       M      L H       M      L H       M      L TOTAL 


Score Based on 
Ratings 


    


                             


 


2. Category based on SPECIAL CHARACTERISTICS of wetland 
 


CHARACTERISTIC CATEGORY 


Estuarine I             II 
Wetland of High Conservation Value I 
Bog I 
Mature Forest I 
Old Growth Forest I 


Coastal Lagoon I               II 


Interdunal I   II    III    IV 


None of the above  


B


Wetland B (TAL-942C) 9/4/14


DRT


Slope


10/2015


5 4 5 14
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HGM Classification of Wetlands in Western Washington 
 


 
 


1. Are the water levels in the entire unit usually controlled by tides except during floods? 


 NO – go to 2 YES – the wetland class is Tidal Fringe – go to 1.1 


1.1 Is the salinity of the water during periods of annual low flow below 0.5 ppt (parts per thousand)?   


NO – Saltwater Tidal Fringe (Estuarine) YES – Freshwater Tidal Fringe     


If your wetland can be classified as a Freshwater Tidal Fringe use the forms for Riverine wetlands.  If it 
is Saltwater Tidal Fringe it is an Estuarine wetland and is not scored. This method cannot be used to 
score functions for estuarine wetlands. 


2. The entire wetland unit is flat and precipitation is the only source (>90%) of water to it.  Groundwater 


and surface water runoff are NOT sources of water to the unit.  


NO – go to 3 YES – The wetland class is Flats 
If your wetland can be classified as a Flats wetland, use the form for Depressional wetlands.  


3. Does the entire wetland unit meet all of the following criteria? 


___The vegetated part of the wetland is on the shores of a body of permanent open water (without any 


plants on the surface at any time of the year) at least 20 ac   (8 ha) in size;  


___At least 30% of the open water area is deeper than 6.6 ft (2 m). 


NO – go to 4 YES – The wetland class is Lake Fringe (Lacustrine Fringe) 


4. Does the entire wetland unit meet all of the following criteria? 


____The wetland is on a slope (slope can be very gradual), 


____The water flows through the wetland in one direction (unidirectional) and usually comes from 


seeps. It may flow subsurface, as sheetflow, or in a swale without distinct banks, 


____The water leaves the wetland without being impounded.  


NO – go to 5 YES – The wetland class is Slope  


NOTE: Surface water does not pond in these type of wetlands except occasionally in very small and 


shallow depressions or behind hummocks (depressions are usually <3 ft diameter and less than 1 ft 


deep). 


5. Does the entire wetland unit meet all of the following criteria? 


____The unit is in a valley, or stream channel, where it gets inundated by overbank flooding from that 


stream or river,  


____The overbank flooding occurs at least once every 2 years. 


 


For questions 1-7, the criteria described must apply to the entire unit being rated. 


If the hydrologic criteria listed in each question do not apply to the entire unit being rated, you 


probably have a unit with multiple HGM classes.  In this case, identify which hydrologic criteria in 


questions 1-7 apply, and go to Question 8. 


B
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NO – go to 6 YES – The wetland class is Riverine  
NOTE: The Riverine unit can contain depressions that are filled with water when the river is not 


flooding 


6. Is the entire wetland unit in a topographic depression in which water ponds, or is saturated to the 


surface, at some time during the year?   This means that any outlet, if present, is higher than the interior 
of the wetland.   


NO – go to 7 YES – The wetland class is Depressional 


7. Is the entire wetland unit located in a very flat area with no obvious depression and no overbank 


flooding?  The unit does not pond surface water more than a few inches.  The unit seems to be 


maintained by high groundwater in the area.  The wetland may be ditched, but has no obvious natural 


outlet.  


NO – go to 8 YES – The wetland class is Depressional 
 


8. Your wetland unit seems to be difficult to classify and probably contains several different HGM 


classes.  For example, seeps at the base of a slope may grade into a riverine floodplain, or a small 


stream within a Depressional wetland has a zone of flooding along its sides.  GO BACK AND IDENTIFY 


WHICH OF THE HYDROLOGIC REGIMES DESCRIBED IN QUESTIONS 1-7 APPLY TO DIFFERENT 


AREAS IN THE UNIT (make a rough sketch to help you decide).  Use the following table to identify the 


appropriate class to use for the rating system if you have several HGM classes present within the 


wetland unit being scored.   


NOTE:  Use this table only if the class that is recommended in the second column represents 10% or 


more of the total area of the wetland unit being rated.  If the area of the HGM class listed in column 2 


is less than 10% of the unit; classify the wetland using the class that represents more than 90% of the 


total area.  


 


HGM classes within the wetland unit 
being rated 


HGM class to 
use in rating 


Slope + Riverine Riverine 
Slope + Depressional Depressional 
Slope + Lake Fringe Lake Fringe 


Depressional + Riverine along stream 
within boundary of depression 


Depressional 


Depressional + Lake Fringe Depressional 
Riverine + Lake Fringe Riverine 


Salt Water Tidal Fringe and any other 
class of freshwater wetland 


Treat as 
ESTUARINE  


 
If you are still unable to determine which of the above criteria apply to your wetland, or if you have 
more than 2 HGM classes within a wetland boundary, classify the wetland as Depressional for the 
rating.  
  


B
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SLOPE WETLANDS 
Water Quality Functions  -  Indicators that the site functions to improve water quality  


S 1.0. Does the site have the potential to improve water quality?   
S 1.1. Characteristics of the average slope of the wetland:  (a 1% slope has a 1 ft vertical drop in elevation for every 


100 ft of horizontal distance)                                                                                          
Slope is 1% or less points = 3    
Slope is > 1%-2% points = 2 
Slope is > 2%-5% points = 1 
Slope is greater than 5% points = 0 


 


S 1.2. The soil 2 in below the surface (or duff layer) is true clay or true organic (use NRCS definitions):  Yes = 3   No = 0  
S 1.3. Characteristics of the plants in the wetland that trap sediments and pollutants:  


Choose the points appropriate for the description that best fits the plants in the wetland.  Dense means you 
have trouble seeing the soil surface (>75% cover), and uncut means not grazed or mowed and plants are higher 
than 6 in. 
Dense, uncut, herbaceous plants > 90% of the wetland area points = 6      
Dense, uncut, herbaceous plants > ½ of area points = 3 
Dense, woody, plants > ½ of area points = 2 
Dense, uncut, herbaceous plants > ¼ of area points = 1 
Does not meet any of the criteria above for plants points = 0     


 


 Total for S 1 Add the points in the boxes above  


Rating of Site Potential  If score is:       12 = H          6-11 = M          0-5 = L Record the rating on the first page 


S 2.0. Does the landscape have the potential to support the water quality function of the site?    


S 2.1. Is > 10% of the area within 150 ft on the uphill side of the wetland in land uses that generate pollutants? 
  Yes = 1   No =  0  


 


S 2.2. Are there other sources of pollutants coming into the wetland that are not listed in question S 2.1? 
Other sources ________________ Yes = 1   No = 0 


 


Total for S 2 Add the points in the boxes above  


Rating of Landscape Potential  If score is:       1-2 = M          0 = L Record the rating on the first page 


S 3.0. Is the water quality improvement provided by the site valuable to society?  


S 3.1. Does the wetland discharge directly (i.e., within 1 mi) to a stream, river, lake, or marine water that is on the 
303(d) list? Yes = 1   No = 0 


 


S 3.2. Is the wetland in a basin or sub-basin where water quality is an issue? At least one aquatic resource in the basin is 
on the 303(d) list. Yes = 1   No = 0 


 


S 3.3. Has the site been identified in a watershed or local plan as important for maintaining water quality? Answer YES 
if there is a TMDL for the basin in which unit is found. Yes = 2   No = 0 


 


Total for S 3 Add the points in the boxes above  
Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page 
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SLOPE WETLANDS 
Hydrologic Functions  -  Indicators that the site functions to reduce flooding and stream erosion  


S 4.0. Does the site have the potential to reduce flooding and stream erosion?  


S 4.1. Characteristics of plants that reduce the velocity of surface flows during storms: Choose the points appropriate 
for the description that best fits conditions in the wetland. Stems of plants should be thick enough (usually > 1/8 
in), or dense enough, to remain erect during surface flows. 
Dense, uncut, rigid plants cover > 90% of the area of the wetland points = 1    
All other conditions points = 0      


 


Rating of Site Potential   If score is:       1 = M          0 = L Record the rating on the first page 
 
S 5.0. Does the landscape have the potential to support the hydrologic functions of the site?    
S 5.1. Is more than 25% of the area within 150 ft upslope of wetland in land uses or cover that generate excess 


surface runoff? Yes = 1   No = 0 
 


Rating of Landscape Potential  If score is:       1 = M          0 = L Record the rating on the first page 
                                                                               
S 6.0. Are the hydrologic functions provided by the site valuable to society?  
S 6.1. Distance to the nearest areas downstream that have flooding problems: 


The sub-basin immediately down-gradient of site has flooding problems that result in damage to human or 
natural resources (e.g., houses or salmon redds)  points = 2 
Surface flooding problems are in a sub-basin farther down-gradient points = 1 
No flooding problems anywhere downstream points = 0 


 


S 6.2. Has the site been identified as important for flood storage or flood conveyance in a regional flood control plan?  
  Yes = 2   No = 0 


 


Total for S 6  Add the points in the boxes above  


Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page   


 
NOTES and FIELD OBSERVATIONS:   
  


B


0


1


0


0


0







Wetland name or number ______ 


Wetland Rating System for Western WA: 2014 Update           13 


Rating Form – Effective January 1, 2015  


These questions apply to wetlands of all HGM classes. 
HABITAT FUNCTIONS  -  Indicators that site functions to provide important habitat 
H 1.0. Does the site have the potential to provide habitat?  


H 1.1. Structure of plant community: Indicators are Cowardin classes and strata within the Forested class. Check the 
Cowardin plant classes in the wetland. Up to 10 patches may be combined for each class to meet the threshold 
of ¼ ac or more than 10% of the unit if it is smaller than 2.5 ac. Add the number of structures checked. 
____Aquatic bed 4 structures or more: points = 4 
____Emergent 3 structures: points = 2 
____Scrub-shrub (areas where shrubs have > 30% cover)  2 structures: points = 1 
____Forested (areas where trees have > 30% cover)  1 structure: points = 0 


If the unit has a Forested class, check if: 
____The Forested class has 3 out of 5 strata (canopy, sub-canopy, shrubs, herbaceous, moss/ground-cover) 


that each cover 20% within the Forested polygon 


 


H 1.2. Hydroperiods  
Check the types of water regimes (hydroperiods) present within the wetland.  The water regime has to cover 
more than 10% of the wetland or ¼ ac to count (see text for descriptions of hydroperiods).   
____Permanently flooded or inundated 4 or more types present: points = 3 
____Seasonally flooded or inundated 3 types present: points = 2 
____Occasionally flooded or inundated 2 types present: points = 1 
____Saturated only 1 type present: points = 0 
____Permanently flowing stream or river in, or adjacent to, the wetland 
____Seasonally flowing stream in, or adjacent to, the wetland 
____Lake Fringe wetland 2 points 
____Freshwater tidal wetland 2 points      


 


H 1.3. Richness of plant species  
Count the number of plant species in the wetland that cover at least 10 ft2.  
Different patches of the same species can be combined to meet the size threshold and you do not have to name 
the species.    Do not include Eurasian milfoil, reed canarygrass, purple loosestrife, Canadian thistle 
If you counted: > 19 species points = 2 


5 - 19 species points = 1 
< 5 species points = 0      


 


H 1.4. Interspersion of habitats  
Decide from the diagrams below whether interspersion among Cowardin plants classes (described in H 1.1), or 
the classes and unvegetated areas (can include open water or mudflats) is high, moderate, low, or none. If you 
have four or more plant classes or three classes and open water, the rating is always high.     


 
 
 
 
 
        None = 0 points                                       Low = 1 point                                                         Moderate = 2 points 
 
 
 
All three diagrams 
in this row 
are HIGH = 3points 
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H 1.5. Special habitat features:  
Check the habitat features that are present in the wetland.  The number of checks is the number of points.  
____Large, downed, woody debris within the wetland (> 4 in diameter and 6 ft long). 
____Standing snags (dbh > 4 in) within the wetland 
____Undercut banks are present for at least 6.6 ft (2 m) and/or overhanging plants extends at least 3.3 ft (1 m) 


over a stream (or ditch) in, or contiguous with the wetland, for at least 33 ft (10 m) 
____Stable steep banks of fine material that might be used by beaver or muskrat for denning  (> 30 degree 


slope) OR signs of recent beaver activity are present (cut shrubs or trees that have not yet weathered 
where wood is exposed) 


____At least ¼ ac of thin-stemmed persistent plants or woody branches are present in areas that are 
permanently or seasonally inundated  (structures for egg-laying by amphibians)  


____Invasive plants cover less than 25% of the wetland area in every stratum of plants (see H 1.1 for list of 
strata) 


 


Total for H 1 Add the points in the boxes above       


Rating of Site Potential  If score is:       15-18 = H          7-14 = M          0-6 = L Record the rating on the first page 


H 2.0. Does the landscape have the potential to support the habitat functions of the site?    


H 2.1. Accessible habitat (include only habitat that directly abuts wetland unit).  
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%      
If total accessible habitat is:             
> 1/3 (33.3%) of 1 km Polygon  points = 3 
20-33% of 1 km Polygon points = 2 
10-19% of 1 km Polygon points = 1 
< 10% of 1 km Polygon points = 0 


 


H 2.2. Undisturbed habitat in 1 km Polygon around the wetland. 
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%    
Undisturbed habitat > 50% of Polygon points = 3 
Undisturbed habitat 10-50% and in 1-3 patches points = 2 
Undisturbed habitat 10-50% and > 3 patches points = 1 
Undisturbed habitat < 10% of 1 km Polygon points = 0 


 


H 2.3. Land use intensity in 1 km Polygon: If 
> 50% of 1 km Polygon is high intensity land use points = (- 2)      
≤ 50% of 1 km Polygon is high intensity points = 0      


 


Total for H 2 Add the points in the boxes above  
Rating of Landscape Potential  If score is:       4-6 = H          1-3 = M          < 1 = L Record the rating on the first page 


H 3.0. Is the habitat provided by the site valuable to society?  


H 3.1. Does the site provide habitat for species valued in laws, regulations, or policies? Choose only the highest score 
that applies to the wetland being rated. 
Site meets ANY of the following criteria:  points = 2 
�� It has 3 or more priority habitats within 100 m (see next page)                      
� It provides habitat for Threatened or Endangered species (any plant or animal on the state or federal lists)     
� It is mapped as a location for an individual WDFW priority species                               
� It is a Wetland of High Conservation Value as determined by the Department of Natural Resources 
� It has been categorized as an important habitat site in a local or regional comprehensive plan, in a 


Shoreline Master Plan, or in a watershed plan 
Site has 1 or 2 priority habitats (listed on next page) within 100 m points = 1 


Site does not meet any of the criteria above points = 0 


 


Rating of Value  If score is:       2 = H          1 = M          0 = L Record the rating on the first page  
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WDFW Priority Habitats 
Priority habitats listed by WDFW (see complete descriptions of WDFW priority habitats, and the counties in which they can 


be found, in:  Washington Department of Fish and Wildlife. 2008.  Priority Habitat and Species List. Olympia, Washington. 


177 pp. http://wdfw.wa.gov/publications/00165/wdfw00165.pdf or access the list from here: 
http://wdfw.wa.gov/conservation/phs/list/) 


Count how many of the following priority habitats are within 330 ft (100 m) of the wetland unit:  NOTE:  This question is 
independent of the land use between the wetland unit and the priority habitat.  


�� Aspen Stands:  Pure or mixed stands of aspen greater than 1 ac (0.4 ha). 


 


� Biodiversity Areas and Corridors:  Areas of habitat that are relatively important to various species of native fish and 


wildlife (full descriptions in WDFW PHS report). 


 


� Herbaceous Balds:  Variable size patches of grass and forbs on shallow soils over bedrock. 


 


� Old-growth/Mature forests:  Old-growth west of Cascade crest – Stands of at least 2 tree species, forming a multi-


layered canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha ) > 32 in (81 cm) dbh or > 200 


years of age. Mature forests – Stands with average diameters exceeding 21 in (53 cm) dbh; crown cover may be less 


than 100%; decay, decadence, numbers of snags, and quantity of large downed material is generally less than that 


found in old-growth; 80-200 years old west of the Cascade crest. 


 


� Oregon White Oak:  Woodland stands of pure oak or oak/conifer associations where canopy coverage of the oak 


component is important (full descriptions in WDFW PHS report p. 158 – see web link above). 


 


� Riparian:  The area adjacent to aquatic systems with flowing water that contains elements of both aquatic and 


terrestrial ecosystems which mutually influence each other. 


 


� Westside Prairies:  Herbaceous, non-forested plant communities that can either take the form of a dry prairie or a wet 


prairie (full descriptions in WDFW PHS report p. 161 – see web link above). 


 


� Instream:  The combination of physical, biological, and chemical processes and conditions that interact to provide 


functional life history requirements for instream fish and wildlife resources. 


 


� Nearshore:  Relatively undisturbed nearshore habitats.  These include Coastal Nearshore, Open Coast Nearshore, and 


Puget Sound Nearshore. (full descriptions of habitats and the definition of relatively undisturbed are in WDFW report – 
see web link on previous page).  
 


� Caves:  A naturally occurring cavity, recess, void, or system of interconnected passages under the earth in soils, rock, 


ice, or other geological formations and is large enough to contain a human.  


 


� Cliffs:  Greater than 25 ft (7.6 m) high and occurring below 5000 ft elevation. 


 


� Talus: Homogenous areas of rock rubble ranging in average size 0.5 - 6.5 ft (0.15 - 2.0 m), composed of basalt, andesite, 


and/or sedimentary rock, including riprap slides and mine tailings. May be associated with cliffs. 


 


� Snags and Logs:  Trees are considered snags if they are dead or dying and exhibit sufficient decay characteristics to 


enable cavity excavation/use by wildlife. Priority snags have a diameter at breast height of > 20 in (51 cm) in western 


Washington and are > 6.5 ft (2 m) in height.  Priority logs are > 12 in (30 cm) in diameter at the largest end, and > 20 ft 


(6 m) long. 


Note: All vegetated wetlands are by definition a priority habitat but are not included in this list because they are addressed 


elsewhere.  
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Score for each 
function based 
on three 
ratings 
(order of ratings 
is not 
important) 
 
9 = H,H,H  
8 = H,H,M  
7 = H,H,L  
7 = H,M,M  
6 = H,M,L  
6 = M,M,M  
5 = H,L,L  
5 = M,M,L 
4 = M,L,L 
3 = L,L,L 


 
RATING SUMMARY – Western Washington 


Name of wetland (or ID #): _________________________________ Date of site visit: _____ 
Rated by____________________________ Trained by Ecology?__ Yes ___No Date of training______ 


HGM Class used for rating_________________    Wetland has multiple HGM classes?___Y ____N 
 


NOTE:  Form is not complete without the figures requested (figures can be combined). 
Source of base aerial photo/map ______________________________________ 


 
OVERALL WETLAND CATEGORY ____ (based on functions___ or special characteristics___) 
 


1. Category of wetland based on FUNCTIONS 
_______Category I – Total score = 23 - 27 
_______Category II – Total score  = 20 - 22 
_______Category III – Total score  = 16 - 19 
_______Category IV – Total score = 9 - 15 


FUNCTION 
 


Improving 
Water Quality  


Hydrologic  
 


Habitat 
 


 


Circle the appropriate ratings  
Site Potential H       M      L H       M      L H       M      L  
Landscape Potential H       M      L H       M      L H       M      L  
Value H       M      L H       M      L H       M      L TOTAL 


Score Based on 
Ratings 


    


                             


 


2. Category based on SPECIAL CHARACTERISTICS of wetland 
 


CHARACTERISTIC CATEGORY 


Estuarine I             II 
Wetland of High Conservation Value I 
Bog I 
Mature Forest I 
Old Growth Forest I 


Coastal Lagoon I               II 


Interdunal I   II    III    IV 


None of the above  


C


Wetland C (TAL-942C) 9/4/14
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HGM Classification of Wetlands in Western Washington 
 


 
 


1. Are the water levels in the entire unit usually controlled by tides except during floods? 


 NO – go to 2 YES – the wetland class is Tidal Fringe – go to 1.1 


1.1 Is the salinity of the water during periods of annual low flow below 0.5 ppt (parts per thousand)?   


NO – Saltwater Tidal Fringe (Estuarine) YES – Freshwater Tidal Fringe     


If your wetland can be classified as a Freshwater Tidal Fringe use the forms for Riverine wetlands.  If it 
is Saltwater Tidal Fringe it is an Estuarine wetland and is not scored. This method cannot be used to 
score functions for estuarine wetlands. 


2. The entire wetland unit is flat and precipitation is the only source (>90%) of water to it.  Groundwater 


and surface water runoff are NOT sources of water to the unit.  


NO – go to 3 YES – The wetland class is Flats 
If your wetland can be classified as a Flats wetland, use the form for Depressional wetlands.  


3. Does the entire wetland unit meet all of the following criteria? 


___The vegetated part of the wetland is on the shores of a body of permanent open water (without any 


plants on the surface at any time of the year) at least 20 ac   (8 ha) in size;  


___At least 30% of the open water area is deeper than 6.6 ft (2 m). 


NO – go to 4 YES – The wetland class is Lake Fringe (Lacustrine Fringe) 


4. Does the entire wetland unit meet all of the following criteria? 


____The wetland is on a slope (slope can be very gradual), 


____The water flows through the wetland in one direction (unidirectional) and usually comes from 


seeps. It may flow subsurface, as sheetflow, or in a swale without distinct banks, 


____The water leaves the wetland without being impounded.  


NO – go to 5 YES – The wetland class is Slope  


NOTE: Surface water does not pond in these type of wetlands except occasionally in very small and 


shallow depressions or behind hummocks (depressions are usually <3 ft diameter and less than 1 ft 


deep). 


5. Does the entire wetland unit meet all of the following criteria? 


____The unit is in a valley, or stream channel, where it gets inundated by overbank flooding from that 


stream or river,  


____The overbank flooding occurs at least once every 2 years. 


 


For questions 1-7, the criteria described must apply to the entire unit being rated. 


If the hydrologic criteria listed in each question do not apply to the entire unit being rated, you 


probably have a unit with multiple HGM classes.  In this case, identify which hydrologic criteria in 


questions 1-7 apply, and go to Question 8. 


C







Wetland name or number ______ 


Wetland Rating System for Western WA: 2014 Update           4 


Rating Form – Effective January 1, 2015  


NO – go to 6 YES – The wetland class is Riverine  
NOTE: The Riverine unit can contain depressions that are filled with water when the river is not 


flooding 


6. Is the entire wetland unit in a topographic depression in which water ponds, or is saturated to the 


surface, at some time during the year?   This means that any outlet, if present, is higher than the interior 
of the wetland.   


NO – go to 7 YES – The wetland class is Depressional 


7. Is the entire wetland unit located in a very flat area with no obvious depression and no overbank 


flooding?  The unit does not pond surface water more than a few inches.  The unit seems to be 


maintained by high groundwater in the area.  The wetland may be ditched, but has no obvious natural 


outlet.  


NO – go to 8 YES – The wetland class is Depressional 
 


8. Your wetland unit seems to be difficult to classify and probably contains several different HGM 


classes.  For example, seeps at the base of a slope may grade into a riverine floodplain, or a small 


stream within a Depressional wetland has a zone of flooding along its sides.  GO BACK AND IDENTIFY 


WHICH OF THE HYDROLOGIC REGIMES DESCRIBED IN QUESTIONS 1-7 APPLY TO DIFFERENT 


AREAS IN THE UNIT (make a rough sketch to help you decide).  Use the following table to identify the 


appropriate class to use for the rating system if you have several HGM classes present within the 


wetland unit being scored.   


NOTE:  Use this table only if the class that is recommended in the second column represents 10% or 


more of the total area of the wetland unit being rated.  If the area of the HGM class listed in column 2 


is less than 10% of the unit; classify the wetland using the class that represents more than 90% of the 


total area.  


 


HGM classes within the wetland unit 
being rated 


HGM class to 
use in rating 


Slope + Riverine Riverine 
Slope + Depressional Depressional 
Slope + Lake Fringe Lake Fringe 


Depressional + Riverine along stream 
within boundary of depression 


Depressional 


Depressional + Lake Fringe Depressional 
Riverine + Lake Fringe Riverine 


Salt Water Tidal Fringe and any other 
class of freshwater wetland 


Treat as 
ESTUARINE  


 
If you are still unable to determine which of the above criteria apply to your wetland, or if you have 
more than 2 HGM classes within a wetland boundary, classify the wetland as Depressional for the 
rating.  
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SLOPE WETLANDS 
Water Quality Functions  -  Indicators that the site functions to improve water quality  


S 1.0. Does the site have the potential to improve water quality?   
S 1.1. Characteristics of the average slope of the wetland:  (a 1% slope has a 1 ft vertical drop in elevation for every 


100 ft of horizontal distance)                                                                                          
Slope is 1% or less points = 3    
Slope is > 1%-2% points = 2 
Slope is > 2%-5% points = 1 
Slope is greater than 5% points = 0 


 


S 1.2. The soil 2 in below the surface (or duff layer) is true clay or true organic (use NRCS definitions):  Yes = 3   No = 0  
S 1.3. Characteristics of the plants in the wetland that trap sediments and pollutants:  


Choose the points appropriate for the description that best fits the plants in the wetland.  Dense means you 
have trouble seeing the soil surface (>75% cover), and uncut means not grazed or mowed and plants are higher 
than 6 in. 
Dense, uncut, herbaceous plants > 90% of the wetland area points = 6      
Dense, uncut, herbaceous plants > ½ of area points = 3 
Dense, woody, plants > ½ of area points = 2 
Dense, uncut, herbaceous plants > ¼ of area points = 1 
Does not meet any of the criteria above for plants points = 0     


 


 Total for S 1 Add the points in the boxes above  


Rating of Site Potential  If score is:       12 = H          6-11 = M          0-5 = L Record the rating on the first page 


S 2.0. Does the landscape have the potential to support the water quality function of the site?    


S 2.1. Is > 10% of the area within 150 ft on the uphill side of the wetland in land uses that generate pollutants? 
  Yes = 1   No =  0  


 


S 2.2. Are there other sources of pollutants coming into the wetland that are not listed in question S 2.1? 
Other sources ________________ Yes = 1   No = 0 


 


Total for S 2 Add the points in the boxes above  


Rating of Landscape Potential  If score is:       1-2 = M          0 = L Record the rating on the first page 


S 3.0. Is the water quality improvement provided by the site valuable to society?  


S 3.1. Does the wetland discharge directly (i.e., within 1 mi) to a stream, river, lake, or marine water that is on the 
303(d) list? Yes = 1   No = 0 


 


S 3.2. Is the wetland in a basin or sub-basin where water quality is an issue? At least one aquatic resource in the basin is 
on the 303(d) list. Yes = 1   No = 0 


 


S 3.3. Has the site been identified in a watershed or local plan as important for maintaining water quality? Answer YES 
if there is a TMDL for the basin in which unit is found. Yes = 2   No = 0 


 


Total for S 3 Add the points in the boxes above  
Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page 
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SLOPE WETLANDS 
Hydrologic Functions  -  Indicators that the site functions to reduce flooding and stream erosion  


S 4.0. Does the site have the potential to reduce flooding and stream erosion?  


S 4.1. Characteristics of plants that reduce the velocity of surface flows during storms: Choose the points appropriate 
for the description that best fits conditions in the wetland. Stems of plants should be thick enough (usually > 1/8 
in), or dense enough, to remain erect during surface flows. 
Dense, uncut, rigid plants cover > 90% of the area of the wetland points = 1    
All other conditions points = 0      


 


Rating of Site Potential   If score is:       1 = M          0 = L Record the rating on the first page 
 
S 5.0. Does the landscape have the potential to support the hydrologic functions of the site?    
S 5.1. Is more than 25% of the area within 150 ft upslope of wetland in land uses or cover that generate excess 


surface runoff? Yes = 1   No = 0 
 


Rating of Landscape Potential  If score is:       1 = M          0 = L Record the rating on the first page 
                                                                               
S 6.0. Are the hydrologic functions provided by the site valuable to society?  
S 6.1. Distance to the nearest areas downstream that have flooding problems: 


The sub-basin immediately down-gradient of site has flooding problems that result in damage to human or 
natural resources (e.g., houses or salmon redds)  points = 2 
Surface flooding problems are in a sub-basin farther down-gradient points = 1 
No flooding problems anywhere downstream points = 0 


 


S 6.2. Has the site been identified as important for flood storage or flood conveyance in a regional flood control plan?  
  Yes = 2   No = 0 


 


Total for S 6  Add the points in the boxes above  


Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page   


 
NOTES and FIELD OBSERVATIONS:   
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These questions apply to wetlands of all HGM classes. 
HABITAT FUNCTIONS  -  Indicators that site functions to provide important habitat 
H 1.0. Does the site have the potential to provide habitat?  


H 1.1. Structure of plant community: Indicators are Cowardin classes and strata within the Forested class. Check the 
Cowardin plant classes in the wetland. Up to 10 patches may be combined for each class to meet the threshold 
of ¼ ac or more than 10% of the unit if it is smaller than 2.5 ac. Add the number of structures checked. 
____Aquatic bed 4 structures or more: points = 4 
____Emergent 3 structures: points = 2 
____Scrub-shrub (areas where shrubs have > 30% cover)  2 structures: points = 1 
____Forested (areas where trees have > 30% cover)  1 structure: points = 0 


If the unit has a Forested class, check if: 
____The Forested class has 3 out of 5 strata (canopy, sub-canopy, shrubs, herbaceous, moss/ground-cover) 


that each cover 20% within the Forested polygon 


 


H 1.2. Hydroperiods  
Check the types of water regimes (hydroperiods) present within the wetland.  The water regime has to cover 
more than 10% of the wetland or ¼ ac to count (see text for descriptions of hydroperiods).   
____Permanently flooded or inundated 4 or more types present: points = 3 
____Seasonally flooded or inundated 3 types present: points = 2 
____Occasionally flooded or inundated 2 types present: points = 1 
____Saturated only 1 type present: points = 0 
____Permanently flowing stream or river in, or adjacent to, the wetland 
____Seasonally flowing stream in, or adjacent to, the wetland 
____Lake Fringe wetland 2 points 
____Freshwater tidal wetland 2 points      


 


H 1.3. Richness of plant species  
Count the number of plant species in the wetland that cover at least 10 ft2.  
Different patches of the same species can be combined to meet the size threshold and you do not have to name 
the species.    Do not include Eurasian milfoil, reed canarygrass, purple loosestrife, Canadian thistle 
If you counted: > 19 species points = 2 


5 - 19 species points = 1 
< 5 species points = 0      


 


H 1.4. Interspersion of habitats  
Decide from the diagrams below whether interspersion among Cowardin plants classes (described in H 1.1), or 
the classes and unvegetated areas (can include open water or mudflats) is high, moderate, low, or none. If you 
have four or more plant classes or three classes and open water, the rating is always high.     


 
 
 
 
 
        None = 0 points                                       Low = 1 point                                                         Moderate = 2 points 
 
 
 
All three diagrams 
in this row 
are HIGH = 3points 
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H 1.5. Special habitat features:  
Check the habitat features that are present in the wetland.  The number of checks is the number of points.  
____Large, downed, woody debris within the wetland (> 4 in diameter and 6 ft long). 
____Standing snags (dbh > 4 in) within the wetland 
____Undercut banks are present for at least 6.6 ft (2 m) and/or overhanging plants extends at least 3.3 ft (1 m) 


over a stream (or ditch) in, or contiguous with the wetland, for at least 33 ft (10 m) 
____Stable steep banks of fine material that might be used by beaver or muskrat for denning  (> 30 degree 


slope) OR signs of recent beaver activity are present (cut shrubs or trees that have not yet weathered 
where wood is exposed) 


____At least ¼ ac of thin-stemmed persistent plants or woody branches are present in areas that are 
permanently or seasonally inundated  (structures for egg-laying by amphibians)  


____Invasive plants cover less than 25% of the wetland area in every stratum of plants (see H 1.1 for list of 
strata) 


 


Total for H 1 Add the points in the boxes above       


Rating of Site Potential  If score is:       15-18 = H          7-14 = M          0-6 = L Record the rating on the first page 


H 2.0. Does the landscape have the potential to support the habitat functions of the site?    


H 2.1. Accessible habitat (include only habitat that directly abuts wetland unit).  
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%      
If total accessible habitat is:             
> 1/3 (33.3%) of 1 km Polygon  points = 3 
20-33% of 1 km Polygon points = 2 
10-19% of 1 km Polygon points = 1 
< 10% of 1 km Polygon points = 0 


 


H 2.2. Undisturbed habitat in 1 km Polygon around the wetland. 
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%    
Undisturbed habitat > 50% of Polygon points = 3 
Undisturbed habitat 10-50% and in 1-3 patches points = 2 
Undisturbed habitat 10-50% and > 3 patches points = 1 
Undisturbed habitat < 10% of 1 km Polygon points = 0 


 


H 2.3. Land use intensity in 1 km Polygon: If 
> 50% of 1 km Polygon is high intensity land use points = (- 2)      
≤ 50% of 1 km Polygon is high intensity points = 0      


 


Total for H 2 Add the points in the boxes above  
Rating of Landscape Potential  If score is:       4-6 = H          1-3 = M          < 1 = L Record the rating on the first page 


H 3.0. Is the habitat provided by the site valuable to society?  


H 3.1. Does the site provide habitat for species valued in laws, regulations, or policies? Choose only the highest score 
that applies to the wetland being rated. 
Site meets ANY of the following criteria:  points = 2 
�� It has 3 or more priority habitats within 100 m (see next page)                      
� It provides habitat for Threatened or Endangered species (any plant or animal on the state or federal lists)     
� It is mapped as a location for an individual WDFW priority species                               
� It is a Wetland of High Conservation Value as determined by the Department of Natural Resources 
� It has been categorized as an important habitat site in a local or regional comprehensive plan, in a 


Shoreline Master Plan, or in a watershed plan 
Site has 1 or 2 priority habitats (listed on next page) within 100 m points = 1 


Site does not meet any of the criteria above points = 0 


 


Rating of Value  If score is:       2 = H          1 = M          0 = L Record the rating on the first page  
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WDFW Priority Habitats 
Priority habitats listed by WDFW (see complete descriptions of WDFW priority habitats, and the counties in which they can 


be found, in:  Washington Department of Fish and Wildlife. 2008.  Priority Habitat and Species List. Olympia, Washington. 


177 pp. http://wdfw.wa.gov/publications/00165/wdfw00165.pdf or access the list from here: 
http://wdfw.wa.gov/conservation/phs/list/) 


Count how many of the following priority habitats are within 330 ft (100 m) of the wetland unit:  NOTE:  This question is 
independent of the land use between the wetland unit and the priority habitat.  


�� Aspen Stands:  Pure or mixed stands of aspen greater than 1 ac (0.4 ha). 


 


� Biodiversity Areas and Corridors:  Areas of habitat that are relatively important to various species of native fish and 


wildlife (full descriptions in WDFW PHS report). 


 


� Herbaceous Balds:  Variable size patches of grass and forbs on shallow soils over bedrock. 


 


� Old-growth/Mature forests:  Old-growth west of Cascade crest – Stands of at least 2 tree species, forming a multi-


layered canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha ) > 32 in (81 cm) dbh or > 200 


years of age. Mature forests – Stands with average diameters exceeding 21 in (53 cm) dbh; crown cover may be less 


than 100%; decay, decadence, numbers of snags, and quantity of large downed material is generally less than that 


found in old-growth; 80-200 years old west of the Cascade crest. 


 


� Oregon White Oak:  Woodland stands of pure oak or oak/conifer associations where canopy coverage of the oak 


component is important (full descriptions in WDFW PHS report p. 158 – see web link above). 


 


� Riparian:  The area adjacent to aquatic systems with flowing water that contains elements of both aquatic and 


terrestrial ecosystems which mutually influence each other. 


 


� Westside Prairies:  Herbaceous, non-forested plant communities that can either take the form of a dry prairie or a wet 


prairie (full descriptions in WDFW PHS report p. 161 – see web link above). 


 


� Instream:  The combination of physical, biological, and chemical processes and conditions that interact to provide 


functional life history requirements for instream fish and wildlife resources. 


 


� Nearshore:  Relatively undisturbed nearshore habitats.  These include Coastal Nearshore, Open Coast Nearshore, and 


Puget Sound Nearshore. (full descriptions of habitats and the definition of relatively undisturbed are in WDFW report – 
see web link on previous page).  
 


� Caves:  A naturally occurring cavity, recess, void, or system of interconnected passages under the earth in soils, rock, 


ice, or other geological formations and is large enough to contain a human.  


 


� Cliffs:  Greater than 25 ft (7.6 m) high and occurring below 5000 ft elevation. 


 


� Talus: Homogenous areas of rock rubble ranging in average size 0.5 - 6.5 ft (0.15 - 2.0 m), composed of basalt, andesite, 


and/or sedimentary rock, including riprap slides and mine tailings. May be associated with cliffs. 


 


� Snags and Logs:  Trees are considered snags if they are dead or dying and exhibit sufficient decay characteristics to 


enable cavity excavation/use by wildlife. Priority snags have a diameter at breast height of > 20 in (51 cm) in western 


Washington and are > 6.5 ft (2 m) in height.  Priority logs are > 12 in (30 cm) in diameter at the largest end, and > 20 ft 


(6 m) long. 


Note: All vegetated wetlands are by definition a priority habitat but are not included in this list because they are addressed 


elsewhere.  
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Score for each 
function based 
on three 
ratings 
(order of ratings 
is not 
important) 
 
9 = H,H,H  
8 = H,H,M  
7 = H,H,L  
7 = H,M,M  
6 = H,M,L  
6 = M,M,M  
5 = H,L,L  
5 = M,M,L 
4 = M,L,L 
3 = L,L,L 


 
RATING SUMMARY – Western Washington 


Name of wetland (or ID #): _________________________________ Date of site visit: _____ 
Rated by____________________________ Trained by Ecology?__ Yes ___No Date of training______ 


HGM Class used for rating_________________    Wetland has multiple HGM classes?___Y ____N 
 


NOTE:  Form is not complete without the figures requested (figures can be combined). 
Source of base aerial photo/map ______________________________________ 


 
OVERALL WETLAND CATEGORY ____ (based on functions___ or special characteristics___) 
 


1. Category of wetland based on FUNCTIONS 
_______Category I – Total score = 23 - 27 
_______Category II – Total score  = 20 - 22 
_______Category III – Total score  = 16 - 19 
_______Category IV – Total score = 9 - 15 


FUNCTION 
 


Improving 
Water Quality  


Hydrologic  
 


Habitat 
 


 


Circle the appropriate ratings  
Site Potential H       M      L H       M      L H       M      L  
Landscape Potential H       M      L H       M      L H       M      L  
Value H       M      L H       M      L H       M      L TOTAL 


Score Based on 
Ratings 


    


                             


 


2. Category based on SPECIAL CHARACTERISTICS of wetland 
 


CHARACTERISTIC CATEGORY 


Estuarine I             II 
Wetland of High Conservation Value I 
Bog I 
Mature Forest I 
Old Growth Forest I 


Coastal Lagoon I               II 


Interdunal I   II    III    IV 


None of the above  


D
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HGM Classification of Wetlands in Western Washington 
 


 
 


1. Are the water levels in the entire unit usually controlled by tides except during floods? 


 NO – go to 2 YES – the wetland class is Tidal Fringe – go to 1.1 


1.1 Is the salinity of the water during periods of annual low flow below 0.5 ppt (parts per thousand)?   


NO – Saltwater Tidal Fringe (Estuarine) YES – Freshwater Tidal Fringe     


If your wetland can be classified as a Freshwater Tidal Fringe use the forms for Riverine wetlands.  If it 
is Saltwater Tidal Fringe it is an Estuarine wetland and is not scored. This method cannot be used to 
score functions for estuarine wetlands. 


2. The entire wetland unit is flat and precipitation is the only source (>90%) of water to it.  Groundwater 


and surface water runoff are NOT sources of water to the unit.  


NO – go to 3 YES – The wetland class is Flats 
If your wetland can be classified as a Flats wetland, use the form for Depressional wetlands.  


3. Does the entire wetland unit meet all of the following criteria? 


___The vegetated part of the wetland is on the shores of a body of permanent open water (without any 


plants on the surface at any time of the year) at least 20 ac   (8 ha) in size;  


___At least 30% of the open water area is deeper than 6.6 ft (2 m). 


NO – go to 4 YES – The wetland class is Lake Fringe (Lacustrine Fringe) 


4. Does the entire wetland unit meet all of the following criteria? 


____The wetland is on a slope (slope can be very gradual), 


____The water flows through the wetland in one direction (unidirectional) and usually comes from 


seeps. It may flow subsurface, as sheetflow, or in a swale without distinct banks, 


____The water leaves the wetland without being impounded.  


NO – go to 5 YES – The wetland class is Slope  


NOTE: Surface water does not pond in these type of wetlands except occasionally in very small and 


shallow depressions or behind hummocks (depressions are usually <3 ft diameter and less than 1 ft 


deep). 


5. Does the entire wetland unit meet all of the following criteria? 


____The unit is in a valley, or stream channel, where it gets inundated by overbank flooding from that 


stream or river,  


____The overbank flooding occurs at least once every 2 years. 


 


For questions 1-7, the criteria described must apply to the entire unit being rated. 


If the hydrologic criteria listed in each question do not apply to the entire unit being rated, you 


probably have a unit with multiple HGM classes.  In this case, identify which hydrologic criteria in 


questions 1-7 apply, and go to Question 8. 


D
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NO – go to 6 YES – The wetland class is Riverine  
NOTE: The Riverine unit can contain depressions that are filled with water when the river is not 


flooding 


6. Is the entire wetland unit in a topographic depression in which water ponds, or is saturated to the 


surface, at some time during the year?   This means that any outlet, if present, is higher than the interior 
of the wetland.   


NO – go to 7 YES – The wetland class is Depressional 


7. Is the entire wetland unit located in a very flat area with no obvious depression and no overbank 


flooding?  The unit does not pond surface water more than a few inches.  The unit seems to be 


maintained by high groundwater in the area.  The wetland may be ditched, but has no obvious natural 


outlet.  


NO – go to 8 YES – The wetland class is Depressional 
 


8. Your wetland unit seems to be difficult to classify and probably contains several different HGM 


classes.  For example, seeps at the base of a slope may grade into a riverine floodplain, or a small 


stream within a Depressional wetland has a zone of flooding along its sides.  GO BACK AND IDENTIFY 


WHICH OF THE HYDROLOGIC REGIMES DESCRIBED IN QUESTIONS 1-7 APPLY TO DIFFERENT 


AREAS IN THE UNIT (make a rough sketch to help you decide).  Use the following table to identify the 


appropriate class to use for the rating system if you have several HGM classes present within the 


wetland unit being scored.   


NOTE:  Use this table only if the class that is recommended in the second column represents 10% or 


more of the total area of the wetland unit being rated.  If the area of the HGM class listed in column 2 


is less than 10% of the unit; classify the wetland using the class that represents more than 90% of the 


total area.  


 


HGM classes within the wetland unit 
being rated 


HGM class to 
use in rating 


Slope + Riverine Riverine 
Slope + Depressional Depressional 
Slope + Lake Fringe Lake Fringe 


Depressional + Riverine along stream 
within boundary of depression 


Depressional 


Depressional + Lake Fringe Depressional 
Riverine + Lake Fringe Riverine 


Salt Water Tidal Fringe and any other 
class of freshwater wetland 


Treat as 
ESTUARINE  


 
If you are still unable to determine which of the above criteria apply to your wetland, or if you have 
more than 2 HGM classes within a wetland boundary, classify the wetland as Depressional for the 
rating.  
  


D
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SLOPE WETLANDS 
Water Quality Functions  -  Indicators that the site functions to improve water quality  


S 1.0. Does the site have the potential to improve water quality?   
S 1.1. Characteristics of the average slope of the wetland:  (a 1% slope has a 1 ft vertical drop in elevation for every 


100 ft of horizontal distance)                                                                                          
Slope is 1% or less points = 3    
Slope is > 1%-2% points = 2 
Slope is > 2%-5% points = 1 
Slope is greater than 5% points = 0 


 


S 1.2. The soil 2 in below the surface (or duff layer) is true clay or true organic (use NRCS definitions):  Yes = 3   No = 0  
S 1.3. Characteristics of the plants in the wetland that trap sediments and pollutants:  


Choose the points appropriate for the description that best fits the plants in the wetland.  Dense means you 
have trouble seeing the soil surface (>75% cover), and uncut means not grazed or mowed and plants are higher 
than 6 in. 
Dense, uncut, herbaceous plants > 90% of the wetland area points = 6      
Dense, uncut, herbaceous plants > ½ of area points = 3 
Dense, woody, plants > ½ of area points = 2 
Dense, uncut, herbaceous plants > ¼ of area points = 1 
Does not meet any of the criteria above for plants points = 0     


 


 Total for S 1 Add the points in the boxes above  


Rating of Site Potential  If score is:       12 = H          6-11 = M          0-5 = L Record the rating on the first page 


S 2.0. Does the landscape have the potential to support the water quality function of the site?    


S 2.1. Is > 10% of the area within 150 ft on the uphill side of the wetland in land uses that generate pollutants? 
  Yes = 1   No =  0  


 


S 2.2. Are there other sources of pollutants coming into the wetland that are not listed in question S 2.1? 
Other sources ________________ Yes = 1   No = 0 


 


Total for S 2 Add the points in the boxes above  


Rating of Landscape Potential  If score is:       1-2 = M          0 = L Record the rating on the first page 


S 3.0. Is the water quality improvement provided by the site valuable to society?  


S 3.1. Does the wetland discharge directly (i.e., within 1 mi) to a stream, river, lake, or marine water that is on the 
303(d) list? Yes = 1   No = 0 


 


S 3.2. Is the wetland in a basin or sub-basin where water quality is an issue? At least one aquatic resource in the basin is 
on the 303(d) list. Yes = 1   No = 0 


 


S 3.3. Has the site been identified in a watershed or local plan as important for maintaining water quality? Answer YES 
if there is a TMDL for the basin in which unit is found. Yes = 2   No = 0 


 


Total for S 3 Add the points in the boxes above  
Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page 
                                                                         
                                                                         


 


 


D


0


0


3


3


0


0


0


1


1


2
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SLOPE WETLANDS 
Hydrologic Functions  -  Indicators that the site functions to reduce flooding and stream erosion  


S 4.0. Does the site have the potential to reduce flooding and stream erosion?  


S 4.1. Characteristics of plants that reduce the velocity of surface flows during storms: Choose the points appropriate 
for the description that best fits conditions in the wetland. Stems of plants should be thick enough (usually > 1/8 
in), or dense enough, to remain erect during surface flows. 
Dense, uncut, rigid plants cover > 90% of the area of the wetland points = 1    
All other conditions points = 0      


 


Rating of Site Potential   If score is:       1 = M          0 = L Record the rating on the first page 
 
S 5.0. Does the landscape have the potential to support the hydrologic functions of the site?    
S 5.1. Is more than 25% of the area within 150 ft upslope of wetland in land uses or cover that generate excess 


surface runoff? Yes = 1   No = 0 
 


Rating of Landscape Potential  If score is:       1 = M          0 = L Record the rating on the first page 
                                                                               
S 6.0. Are the hydrologic functions provided by the site valuable to society?  
S 6.1. Distance to the nearest areas downstream that have flooding problems: 


The sub-basin immediately down-gradient of site has flooding problems that result in damage to human or 
natural resources (e.g., houses or salmon redds)  points = 2 
Surface flooding problems are in a sub-basin farther down-gradient points = 1 
No flooding problems anywhere downstream points = 0 


 


S 6.2. Has the site been identified as important for flood storage or flood conveyance in a regional flood control plan?  
  Yes = 2   No = 0 


 


Total for S 6  Add the points in the boxes above  


Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page   


 
NOTES and FIELD OBSERVATIONS:   
  


D


1


0


0


0
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These questions apply to wetlands of all HGM classes. 
HABITAT FUNCTIONS  -  Indicators that site functions to provide important habitat 
H 1.0. Does the site have the potential to provide habitat?  


H 1.1. Structure of plant community: Indicators are Cowardin classes and strata within the Forested class. Check the 
Cowardin plant classes in the wetland. Up to 10 patches may be combined for each class to meet the threshold 
of ¼ ac or more than 10% of the unit if it is smaller than 2.5 ac. Add the number of structures checked. 
____Aquatic bed 4 structures or more: points = 4 
____Emergent 3 structures: points = 2 
____Scrub-shrub (areas where shrubs have > 30% cover)  2 structures: points = 1 
____Forested (areas where trees have > 30% cover)  1 structure: points = 0 


If the unit has a Forested class, check if: 
____The Forested class has 3 out of 5 strata (canopy, sub-canopy, shrubs, herbaceous, moss/ground-cover) 


that each cover 20% within the Forested polygon 


 


H 1.2. Hydroperiods  
Check the types of water regimes (hydroperiods) present within the wetland.  The water regime has to cover 
more than 10% of the wetland or ¼ ac to count (see text for descriptions of hydroperiods).   
____Permanently flooded or inundated 4 or more types present: points = 3 
____Seasonally flooded or inundated 3 types present: points = 2 
____Occasionally flooded or inundated 2 types present: points = 1 
____Saturated only 1 type present: points = 0 
____Permanently flowing stream or river in, or adjacent to, the wetland 
____Seasonally flowing stream in, or adjacent to, the wetland 
____Lake Fringe wetland 2 points 
____Freshwater tidal wetland 2 points      


 


H 1.3. Richness of plant species  
Count the number of plant species in the wetland that cover at least 10 ft2.  
Different patches of the same species can be combined to meet the size threshold and you do not have to name 
the species.    Do not include Eurasian milfoil, reed canarygrass, purple loosestrife, Canadian thistle 
If you counted: > 19 species points = 2 


5 - 19 species points = 1 
< 5 species points = 0      


 


H 1.4. Interspersion of habitats  
Decide from the diagrams below whether interspersion among Cowardin plants classes (described in H 1.1), or 
the classes and unvegetated areas (can include open water or mudflats) is high, moderate, low, or none. If you 
have four or more plant classes or three classes and open water, the rating is always high.     


 
 
 
 
 
        None = 0 points                                       Low = 1 point                                                         Moderate = 2 points 
 
 
 
All three diagrams 
in this row 
are HIGH = 3points 


 
 
 
 


  


D
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H 1.5. Special habitat features:  
Check the habitat features that are present in the wetland.  The number of checks is the number of points.  
____Large, downed, woody debris within the wetland (> 4 in diameter and 6 ft long). 
____Standing snags (dbh > 4 in) within the wetland 
____Undercut banks are present for at least 6.6 ft (2 m) and/or overhanging plants extends at least 3.3 ft (1 m) 


over a stream (or ditch) in, or contiguous with the wetland, for at least 33 ft (10 m) 
____Stable steep banks of fine material that might be used by beaver or muskrat for denning  (> 30 degree 


slope) OR signs of recent beaver activity are present (cut shrubs or trees that have not yet weathered 
where wood is exposed) 


____At least ¼ ac of thin-stemmed persistent plants or woody branches are present in areas that are 
permanently or seasonally inundated  (structures for egg-laying by amphibians)  


____Invasive plants cover less than 25% of the wetland area in every stratum of plants (see H 1.1 for list of 
strata) 


 


Total for H 1 Add the points in the boxes above       


Rating of Site Potential  If score is:       15-18 = H          7-14 = M          0-6 = L Record the rating on the first page 


H 2.0. Does the landscape have the potential to support the habitat functions of the site?    


H 2.1. Accessible habitat (include only habitat that directly abuts wetland unit).  
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%      
If total accessible habitat is:             
> 1/3 (33.3%) of 1 km Polygon  points = 3 
20-33% of 1 km Polygon points = 2 
10-19% of 1 km Polygon points = 1 
< 10% of 1 km Polygon points = 0 


 


H 2.2. Undisturbed habitat in 1 km Polygon around the wetland. 
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%    
Undisturbed habitat > 50% of Polygon points = 3 
Undisturbed habitat 10-50% and in 1-3 patches points = 2 
Undisturbed habitat 10-50% and > 3 patches points = 1 
Undisturbed habitat < 10% of 1 km Polygon points = 0 


 


H 2.3. Land use intensity in 1 km Polygon: If 
> 50% of 1 km Polygon is high intensity land use points = (- 2)      
≤ 50% of 1 km Polygon is high intensity points = 0      


 


Total for H 2 Add the points in the boxes above  
Rating of Landscape Potential  If score is:       4-6 = H          1-3 = M          < 1 = L Record the rating on the first page 


H 3.0. Is the habitat provided by the site valuable to society?  


H 3.1. Does the site provide habitat for species valued in laws, regulations, or policies? Choose only the highest score 
that applies to the wetland being rated. 
Site meets ANY of the following criteria:  points = 2 
�� It has 3 or more priority habitats within 100 m (see next page)                      
� It provides habitat for Threatened or Endangered species (any plant or animal on the state or federal lists)     
� It is mapped as a location for an individual WDFW priority species                               
� It is a Wetland of High Conservation Value as determined by the Department of Natural Resources 
� It has been categorized as an important habitat site in a local or regional comprehensive plan, in a 


Shoreline Master Plan, or in a watershed plan 
Site has 1 or 2 priority habitats (listed on next page) within 100 m points = 1 


Site does not meet any of the criteria above points = 0 


 


Rating of Value  If score is:       2 = H          1 = M          0 = L Record the rating on the first page  


D
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7


0


1
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2
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WDFW Priority Habitats 
Priority habitats listed by WDFW (see complete descriptions of WDFW priority habitats, and the counties in which they can 


be found, in:  Washington Department of Fish and Wildlife. 2008.  Priority Habitat and Species List. Olympia, Washington. 


177 pp. http://wdfw.wa.gov/publications/00165/wdfw00165.pdf or access the list from here: 
http://wdfw.wa.gov/conservation/phs/list/) 


Count how many of the following priority habitats are within 330 ft (100 m) of the wetland unit:  NOTE:  This question is 
independent of the land use between the wetland unit and the priority habitat.  


�� Aspen Stands:  Pure or mixed stands of aspen greater than 1 ac (0.4 ha). 


 


� Biodiversity Areas and Corridors:  Areas of habitat that are relatively important to various species of native fish and 


wildlife (full descriptions in WDFW PHS report). 


 


� Herbaceous Balds:  Variable size patches of grass and forbs on shallow soils over bedrock. 


 


� Old-growth/Mature forests:  Old-growth west of Cascade crest – Stands of at least 2 tree species, forming a multi-


layered canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha ) > 32 in (81 cm) dbh or > 200 


years of age. Mature forests – Stands with average diameters exceeding 21 in (53 cm) dbh; crown cover may be less 


than 100%; decay, decadence, numbers of snags, and quantity of large downed material is generally less than that 


found in old-growth; 80-200 years old west of the Cascade crest. 


 


� Oregon White Oak:  Woodland stands of pure oak or oak/conifer associations where canopy coverage of the oak 


component is important (full descriptions in WDFW PHS report p. 158 – see web link above). 


 


� Riparian:  The area adjacent to aquatic systems with flowing water that contains elements of both aquatic and 


terrestrial ecosystems which mutually influence each other. 


 


� Westside Prairies:  Herbaceous, non-forested plant communities that can either take the form of a dry prairie or a wet 


prairie (full descriptions in WDFW PHS report p. 161 – see web link above). 


 


� Instream:  The combination of physical, biological, and chemical processes and conditions that interact to provide 


functional life history requirements for instream fish and wildlife resources. 


 


� Nearshore:  Relatively undisturbed nearshore habitats.  These include Coastal Nearshore, Open Coast Nearshore, and 


Puget Sound Nearshore. (full descriptions of habitats and the definition of relatively undisturbed are in WDFW report – 
see web link on previous page).  
 


� Caves:  A naturally occurring cavity, recess, void, or system of interconnected passages under the earth in soils, rock, 


ice, or other geological formations and is large enough to contain a human.  


 


� Cliffs:  Greater than 25 ft (7.6 m) high and occurring below 5000 ft elevation. 


 


� Talus: Homogenous areas of rock rubble ranging in average size 0.5 - 6.5 ft (0.15 - 2.0 m), composed of basalt, andesite, 


and/or sedimentary rock, including riprap slides and mine tailings. May be associated with cliffs. 


 


� Snags and Logs:  Trees are considered snags if they are dead or dying and exhibit sufficient decay characteristics to 


enable cavity excavation/use by wildlife. Priority snags have a diameter at breast height of > 20 in (51 cm) in western 


Washington and are > 6.5 ft (2 m) in height.  Priority logs are > 12 in (30 cm) in diameter at the largest end, and > 20 ft 


(6 m) long. 


Note: All vegetated wetlands are by definition a priority habitat but are not included in this list because they are addressed 


elsewhere.  


 


D
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Score for each 
function based 
on three 
ratings 
(order of ratings 
is not 
important) 
 
9 = H,H,H  
8 = H,H,M  
7 = H,H,L  
7 = H,M,M  
6 = H,M,L  
6 = M,M,M  
5 = H,L,L  
5 = M,M,L 
4 = M,L,L 
3 = L,L,L 


 
RATING SUMMARY – Western Washington 


Name of wetland (or ID #): _________________________________ Date of site visit: _____ 
Rated by____________________________ Trained by Ecology?__ Yes ___No Date of training______ 


HGM Class used for rating_________________    Wetland has multiple HGM classes?___Y ____N 
 


NOTE:  Form is not complete without the figures requested (figures can be combined). 
Source of base aerial photo/map ______________________________________ 


 
OVERALL WETLAND CATEGORY ____ (based on functions___ or special characteristics___) 
 


1. Category of wetland based on FUNCTIONS 
_______Category I – Total score = 23 - 27 
_______Category II – Total score  = 20 - 22 
_______Category III – Total score  = 16 - 19 
_______Category IV – Total score = 9 - 15 


FUNCTION 
 


Improving 
Water Quality  


Hydrologic  
 


Habitat 
 


 


Circle the appropriate ratings  
Site Potential H       M      L H       M      L H       M      L  
Landscape Potential H       M      L H       M      L H       M      L  
Value H       M      L H       M      L H       M      L TOTAL 


Score Based on 
Ratings 


    


                             


 


2. Category based on SPECIAL CHARACTERISTICS of wetland 
 


CHARACTERISTIC CATEGORY 


Estuarine I             II 
Wetland of High Conservation Value I 
Bog I 
Mature Forest I 
Old Growth Forest I 


Coastal Lagoon I               II 


Interdunal I   II    III    IV 


None of the above  


E


Wetland E (TAL-942C) 9/4/14


DRT


Slope


10/2015


5 4 5 14
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HGM Classification of Wetlands in Western Washington 
 


 
 


1. Are the water levels in the entire unit usually controlled by tides except during floods? 


 NO – go to 2 YES – the wetland class is Tidal Fringe – go to 1.1 


1.1 Is the salinity of the water during periods of annual low flow below 0.5 ppt (parts per thousand)?   


NO – Saltwater Tidal Fringe (Estuarine) YES – Freshwater Tidal Fringe     


If your wetland can be classified as a Freshwater Tidal Fringe use the forms for Riverine wetlands.  If it 
is Saltwater Tidal Fringe it is an Estuarine wetland and is not scored. This method cannot be used to 
score functions for estuarine wetlands. 


2. The entire wetland unit is flat and precipitation is the only source (>90%) of water to it.  Groundwater 


and surface water runoff are NOT sources of water to the unit.  


NO – go to 3 YES – The wetland class is Flats 
If your wetland can be classified as a Flats wetland, use the form for Depressional wetlands.  


3. Does the entire wetland unit meet all of the following criteria? 


___The vegetated part of the wetland is on the shores of a body of permanent open water (without any 


plants on the surface at any time of the year) at least 20 ac   (8 ha) in size;  


___At least 30% of the open water area is deeper than 6.6 ft (2 m). 


NO – go to 4 YES – The wetland class is Lake Fringe (Lacustrine Fringe) 


4. Does the entire wetland unit meet all of the following criteria? 


____The wetland is on a slope (slope can be very gradual), 


____The water flows through the wetland in one direction (unidirectional) and usually comes from 


seeps. It may flow subsurface, as sheetflow, or in a swale without distinct banks, 


____The water leaves the wetland without being impounded.  


NO – go to 5 YES – The wetland class is Slope  


NOTE: Surface water does not pond in these type of wetlands except occasionally in very small and 


shallow depressions or behind hummocks (depressions are usually <3 ft diameter and less than 1 ft 


deep). 


5. Does the entire wetland unit meet all of the following criteria? 


____The unit is in a valley, or stream channel, where it gets inundated by overbank flooding from that 


stream or river,  


____The overbank flooding occurs at least once every 2 years. 


 


For questions 1-7, the criteria described must apply to the entire unit being rated. 


If the hydrologic criteria listed in each question do not apply to the entire unit being rated, you 


probably have a unit with multiple HGM classes.  In this case, identify which hydrologic criteria in 


questions 1-7 apply, and go to Question 8. 


E
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NO – go to 6 YES – The wetland class is Riverine  
NOTE: The Riverine unit can contain depressions that are filled with water when the river is not 


flooding 


6. Is the entire wetland unit in a topographic depression in which water ponds, or is saturated to the 


surface, at some time during the year?   This means that any outlet, if present, is higher than the interior 
of the wetland.   


NO – go to 7 YES – The wetland class is Depressional 


7. Is the entire wetland unit located in a very flat area with no obvious depression and no overbank 


flooding?  The unit does not pond surface water more than a few inches.  The unit seems to be 


maintained by high groundwater in the area.  The wetland may be ditched, but has no obvious natural 


outlet.  


NO – go to 8 YES – The wetland class is Depressional 
 


8. Your wetland unit seems to be difficult to classify and probably contains several different HGM 


classes.  For example, seeps at the base of a slope may grade into a riverine floodplain, or a small 


stream within a Depressional wetland has a zone of flooding along its sides.  GO BACK AND IDENTIFY 


WHICH OF THE HYDROLOGIC REGIMES DESCRIBED IN QUESTIONS 1-7 APPLY TO DIFFERENT 


AREAS IN THE UNIT (make a rough sketch to help you decide).  Use the following table to identify the 


appropriate class to use for the rating system if you have several HGM classes present within the 


wetland unit being scored.   


NOTE:  Use this table only if the class that is recommended in the second column represents 10% or 


more of the total area of the wetland unit being rated.  If the area of the HGM class listed in column 2 


is less than 10% of the unit; classify the wetland using the class that represents more than 90% of the 


total area.  


 


HGM classes within the wetland unit 
being rated 


HGM class to 
use in rating 


Slope + Riverine Riverine 
Slope + Depressional Depressional 
Slope + Lake Fringe Lake Fringe 


Depressional + Riverine along stream 
within boundary of depression 


Depressional 


Depressional + Lake Fringe Depressional 
Riverine + Lake Fringe Riverine 


Salt Water Tidal Fringe and any other 
class of freshwater wetland 


Treat as 
ESTUARINE  


 
If you are still unable to determine which of the above criteria apply to your wetland, or if you have 
more than 2 HGM classes within a wetland boundary, classify the wetland as Depressional for the 
rating.  
  


E
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SLOPE WETLANDS 
Water Quality Functions  -  Indicators that the site functions to improve water quality  


S 1.0. Does the site have the potential to improve water quality?   
S 1.1. Characteristics of the average slope of the wetland:  (a 1% slope has a 1 ft vertical drop in elevation for every 


100 ft of horizontal distance)                                                                                          
Slope is 1% or less points = 3    
Slope is > 1%-2% points = 2 
Slope is > 2%-5% points = 1 
Slope is greater than 5% points = 0 


 


S 1.2. The soil 2 in below the surface (or duff layer) is true clay or true organic (use NRCS definitions):  Yes = 3   No = 0  
S 1.3. Characteristics of the plants in the wetland that trap sediments and pollutants:  


Choose the points appropriate for the description that best fits the plants in the wetland.  Dense means you 
have trouble seeing the soil surface (>75% cover), and uncut means not grazed or mowed and plants are higher 
than 6 in. 
Dense, uncut, herbaceous plants > 90% of the wetland area points = 6      
Dense, uncut, herbaceous plants > ½ of area points = 3 
Dense, woody, plants > ½ of area points = 2 
Dense, uncut, herbaceous plants > ¼ of area points = 1 
Does not meet any of the criteria above for plants points = 0     


 


 Total for S 1 Add the points in the boxes above  


Rating of Site Potential  If score is:       12 = H          6-11 = M          0-5 = L Record the rating on the first page 


S 2.0. Does the landscape have the potential to support the water quality function of the site?    


S 2.1. Is > 10% of the area within 150 ft on the uphill side of the wetland in land uses that generate pollutants? 
  Yes = 1   No =  0  


 


S 2.2. Are there other sources of pollutants coming into the wetland that are not listed in question S 2.1? 
Other sources ________________ Yes = 1   No = 0 


 


Total for S 2 Add the points in the boxes above  


Rating of Landscape Potential  If score is:       1-2 = M          0 = L Record the rating on the first page 


S 3.0. Is the water quality improvement provided by the site valuable to society?  


S 3.1. Does the wetland discharge directly (i.e., within 1 mi) to a stream, river, lake, or marine water that is on the 
303(d) list? Yes = 1   No = 0 


 


S 3.2. Is the wetland in a basin or sub-basin where water quality is an issue? At least one aquatic resource in the basin is 
on the 303(d) list. Yes = 1   No = 0 


 


S 3.3. Has the site been identified in a watershed or local plan as important for maintaining water quality? Answer YES 
if there is a TMDL for the basin in which unit is found. Yes = 2   No = 0 


 


Total for S 3 Add the points in the boxes above  
Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page 
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SLOPE WETLANDS 
Hydrologic Functions  -  Indicators that the site functions to reduce flooding and stream erosion  


S 4.0. Does the site have the potential to reduce flooding and stream erosion?  


S 4.1. Characteristics of plants that reduce the velocity of surface flows during storms: Choose the points appropriate 
for the description that best fits conditions in the wetland. Stems of plants should be thick enough (usually > 1/8 
in), or dense enough, to remain erect during surface flows. 
Dense, uncut, rigid plants cover > 90% of the area of the wetland points = 1    
All other conditions points = 0      


 


Rating of Site Potential   If score is:       1 = M          0 = L Record the rating on the first page 
 
S 5.0. Does the landscape have the potential to support the hydrologic functions of the site?    
S 5.1. Is more than 25% of the area within 150 ft upslope of wetland in land uses or cover that generate excess 


surface runoff? Yes = 1   No = 0 
 


Rating of Landscape Potential  If score is:       1 = M          0 = L Record the rating on the first page 
                                                                               
S 6.0. Are the hydrologic functions provided by the site valuable to society?  
S 6.1. Distance to the nearest areas downstream that have flooding problems: 


The sub-basin immediately down-gradient of site has flooding problems that result in damage to human or 
natural resources (e.g., houses or salmon redds)  points = 2 
Surface flooding problems are in a sub-basin farther down-gradient points = 1 
No flooding problems anywhere downstream points = 0 


 


S 6.2. Has the site been identified as important for flood storage or flood conveyance in a regional flood control plan?  
  Yes = 2   No = 0 


 


Total for S 6  Add the points in the boxes above  


Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page   


 
NOTES and FIELD OBSERVATIONS:   
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These questions apply to wetlands of all HGM classes. 
HABITAT FUNCTIONS  -  Indicators that site functions to provide important habitat 
H 1.0. Does the site have the potential to provide habitat?  


H 1.1. Structure of plant community: Indicators are Cowardin classes and strata within the Forested class. Check the 
Cowardin plant classes in the wetland. Up to 10 patches may be combined for each class to meet the threshold 
of ¼ ac or more than 10% of the unit if it is smaller than 2.5 ac. Add the number of structures checked. 
____Aquatic bed 4 structures or more: points = 4 
____Emergent 3 structures: points = 2 
____Scrub-shrub (areas where shrubs have > 30% cover)  2 structures: points = 1 
____Forested (areas where trees have > 30% cover)  1 structure: points = 0 


If the unit has a Forested class, check if: 
____The Forested class has 3 out of 5 strata (canopy, sub-canopy, shrubs, herbaceous, moss/ground-cover) 


that each cover 20% within the Forested polygon 


 


H 1.2. Hydroperiods  
Check the types of water regimes (hydroperiods) present within the wetland.  The water regime has to cover 
more than 10% of the wetland or ¼ ac to count (see text for descriptions of hydroperiods).   
____Permanently flooded or inundated 4 or more types present: points = 3 
____Seasonally flooded or inundated 3 types present: points = 2 
____Occasionally flooded or inundated 2 types present: points = 1 
____Saturated only 1 type present: points = 0 
____Permanently flowing stream or river in, or adjacent to, the wetland 
____Seasonally flowing stream in, or adjacent to, the wetland 
____Lake Fringe wetland 2 points 
____Freshwater tidal wetland 2 points      


 


H 1.3. Richness of plant species  
Count the number of plant species in the wetland that cover at least 10 ft2.  
Different patches of the same species can be combined to meet the size threshold and you do not have to name 
the species.    Do not include Eurasian milfoil, reed canarygrass, purple loosestrife, Canadian thistle 
If you counted: > 19 species points = 2 


5 - 19 species points = 1 
< 5 species points = 0      


 


H 1.4. Interspersion of habitats  
Decide from the diagrams below whether interspersion among Cowardin plants classes (described in H 1.1), or 
the classes and unvegetated areas (can include open water or mudflats) is high, moderate, low, or none. If you 
have four or more plant classes or three classes and open water, the rating is always high.     


 
 
 
 
 
        None = 0 points                                       Low = 1 point                                                         Moderate = 2 points 
 
 
 
All three diagrams 
in this row 
are HIGH = 3points 
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H 1.5. Special habitat features:  
Check the habitat features that are present in the wetland.  The number of checks is the number of points.  
____Large, downed, woody debris within the wetland (> 4 in diameter and 6 ft long). 
____Standing snags (dbh > 4 in) within the wetland 
____Undercut banks are present for at least 6.6 ft (2 m) and/or overhanging plants extends at least 3.3 ft (1 m) 


over a stream (or ditch) in, or contiguous with the wetland, for at least 33 ft (10 m) 
____Stable steep banks of fine material that might be used by beaver or muskrat for denning  (> 30 degree 


slope) OR signs of recent beaver activity are present (cut shrubs or trees that have not yet weathered 
where wood is exposed) 


____At least ¼ ac of thin-stemmed persistent plants or woody branches are present in areas that are 
permanently or seasonally inundated  (structures for egg-laying by amphibians)  


____Invasive plants cover less than 25% of the wetland area in every stratum of plants (see H 1.1 for list of 
strata) 


 


Total for H 1 Add the points in the boxes above       


Rating of Site Potential  If score is:       15-18 = H          7-14 = M          0-6 = L Record the rating on the first page 


H 2.0. Does the landscape have the potential to support the habitat functions of the site?    


H 2.1. Accessible habitat (include only habitat that directly abuts wetland unit).  
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%      
If total accessible habitat is:             
> 1/3 (33.3%) of 1 km Polygon  points = 3 
20-33% of 1 km Polygon points = 2 
10-19% of 1 km Polygon points = 1 
< 10% of 1 km Polygon points = 0 


 


H 2.2. Undisturbed habitat in 1 km Polygon around the wetland. 
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%    
Undisturbed habitat > 50% of Polygon points = 3 
Undisturbed habitat 10-50% and in 1-3 patches points = 2 
Undisturbed habitat 10-50% and > 3 patches points = 1 
Undisturbed habitat < 10% of 1 km Polygon points = 0 


 


H 2.3. Land use intensity in 1 km Polygon: If 
> 50% of 1 km Polygon is high intensity land use points = (- 2)      
≤ 50% of 1 km Polygon is high intensity points = 0      


 


Total for H 2 Add the points in the boxes above  
Rating of Landscape Potential  If score is:       4-6 = H          1-3 = M          < 1 = L Record the rating on the first page 


H 3.0. Is the habitat provided by the site valuable to society?  


H 3.1. Does the site provide habitat for species valued in laws, regulations, or policies? Choose only the highest score 
that applies to the wetland being rated. 
Site meets ANY of the following criteria:  points = 2 
�� It has 3 or more priority habitats within 100 m (see next page)                      
� It provides habitat for Threatened or Endangered species (any plant or animal on the state or federal lists)     
� It is mapped as a location for an individual WDFW priority species                               
� It is a Wetland of High Conservation Value as determined by the Department of Natural Resources 
� It has been categorized as an important habitat site in a local or regional comprehensive plan, in a 


Shoreline Master Plan, or in a watershed plan 
Site has 1 or 2 priority habitats (listed on next page) within 100 m points = 1 


Site does not meet any of the criteria above points = 0 


 


Rating of Value  If score is:       2 = H          1 = M          0 = L Record the rating on the first page  
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WDFW Priority Habitats 
Priority habitats listed by WDFW (see complete descriptions of WDFW priority habitats, and the counties in which they can 


be found, in:  Washington Department of Fish and Wildlife. 2008.  Priority Habitat and Species List. Olympia, Washington. 


177 pp. http://wdfw.wa.gov/publications/00165/wdfw00165.pdf or access the list from here: 
http://wdfw.wa.gov/conservation/phs/list/) 


Count how many of the following priority habitats are within 330 ft (100 m) of the wetland unit:  NOTE:  This question is 
independent of the land use between the wetland unit and the priority habitat.  


�� Aspen Stands:  Pure or mixed stands of aspen greater than 1 ac (0.4 ha). 


 


� Biodiversity Areas and Corridors:  Areas of habitat that are relatively important to various species of native fish and 


wildlife (full descriptions in WDFW PHS report). 


 


� Herbaceous Balds:  Variable size patches of grass and forbs on shallow soils over bedrock. 


 


� Old-growth/Mature forests:  Old-growth west of Cascade crest – Stands of at least 2 tree species, forming a multi-


layered canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha ) > 32 in (81 cm) dbh or > 200 


years of age. Mature forests – Stands with average diameters exceeding 21 in (53 cm) dbh; crown cover may be less 


than 100%; decay, decadence, numbers of snags, and quantity of large downed material is generally less than that 


found in old-growth; 80-200 years old west of the Cascade crest. 


 


� Oregon White Oak:  Woodland stands of pure oak or oak/conifer associations where canopy coverage of the oak 


component is important (full descriptions in WDFW PHS report p. 158 – see web link above). 


 


� Riparian:  The area adjacent to aquatic systems with flowing water that contains elements of both aquatic and 


terrestrial ecosystems which mutually influence each other. 


 


� Westside Prairies:  Herbaceous, non-forested plant communities that can either take the form of a dry prairie or a wet 


prairie (full descriptions in WDFW PHS report p. 161 – see web link above). 


 


� Instream:  The combination of physical, biological, and chemical processes and conditions that interact to provide 


functional life history requirements for instream fish and wildlife resources. 


 


� Nearshore:  Relatively undisturbed nearshore habitats.  These include Coastal Nearshore, Open Coast Nearshore, and 


Puget Sound Nearshore. (full descriptions of habitats and the definition of relatively undisturbed are in WDFW report – 
see web link on previous page).  
 


� Caves:  A naturally occurring cavity, recess, void, or system of interconnected passages under the earth in soils, rock, 


ice, or other geological formations and is large enough to contain a human.  


 


� Cliffs:  Greater than 25 ft (7.6 m) high and occurring below 5000 ft elevation. 


 


� Talus: Homogenous areas of rock rubble ranging in average size 0.5 - 6.5 ft (0.15 - 2.0 m), composed of basalt, andesite, 


and/or sedimentary rock, including riprap slides and mine tailings. May be associated with cliffs. 


 


� Snags and Logs:  Trees are considered snags if they are dead or dying and exhibit sufficient decay characteristics to 


enable cavity excavation/use by wildlife. Priority snags have a diameter at breast height of > 20 in (51 cm) in western 


Washington and are > 6.5 ft (2 m) in height.  Priority logs are > 12 in (30 cm) in diameter at the largest end, and > 20 ft 


(6 m) long. 


Note: All vegetated wetlands are by definition a priority habitat but are not included in this list because they are addressed 


elsewhere.  


 


E
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Score for each 
function based 
on three 
ratings 
(order of ratings 
is not 
important) 
 
9 = H,H,H  
8 = H,H,M  
7 = H,H,L  
7 = H,M,M  
6 = H,M,L  
6 = M,M,M  
5 = H,L,L  
5 = M,M,L 
4 = M,L,L 
3 = L,L,L 


 
RATING SUMMARY – Western Washington 


Name of wetland (or ID #): _________________________________ Date of site visit: _____ 
Rated by____________________________ Trained by Ecology?__ Yes ___No Date of training______ 


HGM Class used for rating_________________    Wetland has multiple HGM classes?___Y ____N 
 


NOTE:  Form is not complete without the figures requested (figures can be combined). 
Source of base aerial photo/map ______________________________________ 


 
OVERALL WETLAND CATEGORY ____ (based on functions___ or special characteristics___) 
 


1. Category of wetland based on FUNCTIONS 
_______Category I – Total score = 23 - 27 
_______Category II – Total score  = 20 - 22 
_______Category III – Total score  = 16 - 19 
_______Category IV – Total score = 9 - 15 


FUNCTION 
 


Improving 
Water Quality  


Hydrologic  
 


Habitat 
 


 


Circle the appropriate ratings  
Site Potential H       M      L H       M      L H       M      L  
Landscape Potential H       M      L H       M      L H       M      L  
Value H       M      L H       M      L H       M      L TOTAL 


Score Based on 
Ratings 


    


                             


 


2. Category based on SPECIAL CHARACTERISTICS of wetland 
 


CHARACTERISTIC CATEGORY 


Estuarine I             II 
Wetland of High Conservation Value I 
Bog I 
Mature Forest I 
Old Growth Forest I 


Coastal Lagoon I               II 


Interdunal I   II    III    IV 


None of the above  


F


Wetland F (TAL-942C) 9/4/14


DRT


Slope


10/2015


5 4 5 14
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HGM Classification of Wetlands in Western Washington 
 


 
 


1. Are the water levels in the entire unit usually controlled by tides except during floods? 


 NO – go to 2 YES – the wetland class is Tidal Fringe – go to 1.1 


1.1 Is the salinity of the water during periods of annual low flow below 0.5 ppt (parts per thousand)?   


NO – Saltwater Tidal Fringe (Estuarine) YES – Freshwater Tidal Fringe     


If your wetland can be classified as a Freshwater Tidal Fringe use the forms for Riverine wetlands.  If it 
is Saltwater Tidal Fringe it is an Estuarine wetland and is not scored. This method cannot be used to 
score functions for estuarine wetlands. 


2. The entire wetland unit is flat and precipitation is the only source (>90%) of water to it.  Groundwater 


and surface water runoff are NOT sources of water to the unit.  


NO – go to 3 YES – The wetland class is Flats 
If your wetland can be classified as a Flats wetland, use the form for Depressional wetlands.  


3. Does the entire wetland unit meet all of the following criteria? 


___The vegetated part of the wetland is on the shores of a body of permanent open water (without any 


plants on the surface at any time of the year) at least 20 ac   (8 ha) in size;  


___At least 30% of the open water area is deeper than 6.6 ft (2 m). 


NO – go to 4 YES – The wetland class is Lake Fringe (Lacustrine Fringe) 


4. Does the entire wetland unit meet all of the following criteria? 


____The wetland is on a slope (slope can be very gradual), 


____The water flows through the wetland in one direction (unidirectional) and usually comes from 


seeps. It may flow subsurface, as sheetflow, or in a swale without distinct banks, 


____The water leaves the wetland without being impounded.  


NO – go to 5 YES – The wetland class is Slope  


NOTE: Surface water does not pond in these type of wetlands except occasionally in very small and 


shallow depressions or behind hummocks (depressions are usually <3 ft diameter and less than 1 ft 


deep). 


5. Does the entire wetland unit meet all of the following criteria? 


____The unit is in a valley, or stream channel, where it gets inundated by overbank flooding from that 


stream or river,  


____The overbank flooding occurs at least once every 2 years. 


 


For questions 1-7, the criteria described must apply to the entire unit being rated. 


If the hydrologic criteria listed in each question do not apply to the entire unit being rated, you 


probably have a unit with multiple HGM classes.  In this case, identify which hydrologic criteria in 


questions 1-7 apply, and go to Question 8. 


F
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NO – go to 6 YES – The wetland class is Riverine  
NOTE: The Riverine unit can contain depressions that are filled with water when the river is not 


flooding 


6. Is the entire wetland unit in a topographic depression in which water ponds, or is saturated to the 


surface, at some time during the year?   This means that any outlet, if present, is higher than the interior 
of the wetland.   


NO – go to 7 YES – The wetland class is Depressional 


7. Is the entire wetland unit located in a very flat area with no obvious depression and no overbank 


flooding?  The unit does not pond surface water more than a few inches.  The unit seems to be 


maintained by high groundwater in the area.  The wetland may be ditched, but has no obvious natural 


outlet.  


NO – go to 8 YES – The wetland class is Depressional 
 


8. Your wetland unit seems to be difficult to classify and probably contains several different HGM 


classes.  For example, seeps at the base of a slope may grade into a riverine floodplain, or a small 


stream within a Depressional wetland has a zone of flooding along its sides.  GO BACK AND IDENTIFY 


WHICH OF THE HYDROLOGIC REGIMES DESCRIBED IN QUESTIONS 1-7 APPLY TO DIFFERENT 


AREAS IN THE UNIT (make a rough sketch to help you decide).  Use the following table to identify the 


appropriate class to use for the rating system if you have several HGM classes present within the 


wetland unit being scored.   


NOTE:  Use this table only if the class that is recommended in the second column represents 10% or 


more of the total area of the wetland unit being rated.  If the area of the HGM class listed in column 2 


is less than 10% of the unit; classify the wetland using the class that represents more than 90% of the 


total area.  


 


HGM classes within the wetland unit 
being rated 


HGM class to 
use in rating 


Slope + Riverine Riverine 
Slope + Depressional Depressional 
Slope + Lake Fringe Lake Fringe 


Depressional + Riverine along stream 
within boundary of depression 


Depressional 


Depressional + Lake Fringe Depressional 
Riverine + Lake Fringe Riverine 


Salt Water Tidal Fringe and any other 
class of freshwater wetland 


Treat as 
ESTUARINE  


 
If you are still unable to determine which of the above criteria apply to your wetland, or if you have 
more than 2 HGM classes within a wetland boundary, classify the wetland as Depressional for the 
rating.  
  


F







Wetland name or number ______ 


Wetland Rating System for Western WA: 2014 Update           11 


Rating Form – Effective January 1, 2015  


SLOPE WETLANDS 
Water Quality Functions  -  Indicators that the site functions to improve water quality  


S 1.0. Does the site have the potential to improve water quality?   
S 1.1. Characteristics of the average slope of the wetland:  (a 1% slope has a 1 ft vertical drop in elevation for every 


100 ft of horizontal distance)                                                                                          
Slope is 1% or less points = 3    
Slope is > 1%-2% points = 2 
Slope is > 2%-5% points = 1 
Slope is greater than 5% points = 0 


 


S 1.2. The soil 2 in below the surface (or duff layer) is true clay or true organic (use NRCS definitions):  Yes = 3   No = 0  
S 1.3. Characteristics of the plants in the wetland that trap sediments and pollutants:  


Choose the points appropriate for the description that best fits the plants in the wetland.  Dense means you 
have trouble seeing the soil surface (>75% cover), and uncut means not grazed or mowed and plants are higher 
than 6 in. 
Dense, uncut, herbaceous plants > 90% of the wetland area points = 6      
Dense, uncut, herbaceous plants > ½ of area points = 3 
Dense, woody, plants > ½ of area points = 2 
Dense, uncut, herbaceous plants > ¼ of area points = 1 
Does not meet any of the criteria above for plants points = 0     


 


 Total for S 1 Add the points in the boxes above  


Rating of Site Potential  If score is:       12 = H          6-11 = M          0-5 = L Record the rating on the first page 


S 2.0. Does the landscape have the potential to support the water quality function of the site?    


S 2.1. Is > 10% of the area within 150 ft on the uphill side of the wetland in land uses that generate pollutants? 
  Yes = 1   No =  0  


 


S 2.2. Are there other sources of pollutants coming into the wetland that are not listed in question S 2.1? 
Other sources ________________ Yes = 1   No = 0 


 


Total for S 2 Add the points in the boxes above  


Rating of Landscape Potential  If score is:       1-2 = M          0 = L Record the rating on the first page 


S 3.0. Is the water quality improvement provided by the site valuable to society?  


S 3.1. Does the wetland discharge directly (i.e., within 1 mi) to a stream, river, lake, or marine water that is on the 
303(d) list? Yes = 1   No = 0 


 


S 3.2. Is the wetland in a basin or sub-basin where water quality is an issue? At least one aquatic resource in the basin is 
on the 303(d) list. Yes = 1   No = 0 


 


S 3.3. Has the site been identified in a watershed or local plan as important for maintaining water quality? Answer YES 
if there is a TMDL for the basin in which unit is found. Yes = 2   No = 0 


 


Total for S 3 Add the points in the boxes above  
Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page 
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SLOPE WETLANDS 
Hydrologic Functions  -  Indicators that the site functions to reduce flooding and stream erosion  


S 4.0. Does the site have the potential to reduce flooding and stream erosion?  


S 4.1. Characteristics of plants that reduce the velocity of surface flows during storms: Choose the points appropriate 
for the description that best fits conditions in the wetland. Stems of plants should be thick enough (usually > 1/8 
in), or dense enough, to remain erect during surface flows. 
Dense, uncut, rigid plants cover > 90% of the area of the wetland points = 1    
All other conditions points = 0      


 


Rating of Site Potential   If score is:       1 = M          0 = L Record the rating on the first page 
 
S 5.0. Does the landscape have the potential to support the hydrologic functions of the site?    
S 5.1. Is more than 25% of the area within 150 ft upslope of wetland in land uses or cover that generate excess 


surface runoff? Yes = 1   No = 0 
 


Rating of Landscape Potential  If score is:       1 = M          0 = L Record the rating on the first page 
                                                                               
S 6.0. Are the hydrologic functions provided by the site valuable to society?  
S 6.1. Distance to the nearest areas downstream that have flooding problems: 


The sub-basin immediately down-gradient of site has flooding problems that result in damage to human or 
natural resources (e.g., houses or salmon redds)  points = 2 
Surface flooding problems are in a sub-basin farther down-gradient points = 1 
No flooding problems anywhere downstream points = 0 


 


S 6.2. Has the site been identified as important for flood storage or flood conveyance in a regional flood control plan?  
  Yes = 2   No = 0 


 


Total for S 6  Add the points in the boxes above  


Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page   


 
NOTES and FIELD OBSERVATIONS:   
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These questions apply to wetlands of all HGM classes. 
HABITAT FUNCTIONS  -  Indicators that site functions to provide important habitat 
H 1.0. Does the site have the potential to provide habitat?  


H 1.1. Structure of plant community: Indicators are Cowardin classes and strata within the Forested class. Check the 
Cowardin plant classes in the wetland. Up to 10 patches may be combined for each class to meet the threshold 
of ¼ ac or more than 10% of the unit if it is smaller than 2.5 ac. Add the number of structures checked. 
____Aquatic bed 4 structures or more: points = 4 
____Emergent 3 structures: points = 2 
____Scrub-shrub (areas where shrubs have > 30% cover)  2 structures: points = 1 
____Forested (areas where trees have > 30% cover)  1 structure: points = 0 


If the unit has a Forested class, check if: 
____The Forested class has 3 out of 5 strata (canopy, sub-canopy, shrubs, herbaceous, moss/ground-cover) 


that each cover 20% within the Forested polygon 


 


H 1.2. Hydroperiods  
Check the types of water regimes (hydroperiods) present within the wetland.  The water regime has to cover 
more than 10% of the wetland or ¼ ac to count (see text for descriptions of hydroperiods).   
____Permanently flooded or inundated 4 or more types present: points = 3 
____Seasonally flooded or inundated 3 types present: points = 2 
____Occasionally flooded or inundated 2 types present: points = 1 
____Saturated only 1 type present: points = 0 
____Permanently flowing stream or river in, or adjacent to, the wetland 
____Seasonally flowing stream in, or adjacent to, the wetland 
____Lake Fringe wetland 2 points 
____Freshwater tidal wetland 2 points      


 


H 1.3. Richness of plant species  
Count the number of plant species in the wetland that cover at least 10 ft2.  
Different patches of the same species can be combined to meet the size threshold and you do not have to name 
the species.    Do not include Eurasian milfoil, reed canarygrass, purple loosestrife, Canadian thistle 
If you counted: > 19 species points = 2 


5 - 19 species points = 1 
< 5 species points = 0      


 


H 1.4. Interspersion of habitats  
Decide from the diagrams below whether interspersion among Cowardin plants classes (described in H 1.1), or 
the classes and unvegetated areas (can include open water or mudflats) is high, moderate, low, or none. If you 
have four or more plant classes or three classes and open water, the rating is always high.     


 
 
 
 
 
        None = 0 points                                       Low = 1 point                                                         Moderate = 2 points 
 
 
 
All three diagrams 
in this row 
are HIGH = 3points 
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H 1.5. Special habitat features:  
Check the habitat features that are present in the wetland.  The number of checks is the number of points.  
____Large, downed, woody debris within the wetland (> 4 in diameter and 6 ft long). 
____Standing snags (dbh > 4 in) within the wetland 
____Undercut banks are present for at least 6.6 ft (2 m) and/or overhanging plants extends at least 3.3 ft (1 m) 


over a stream (or ditch) in, or contiguous with the wetland, for at least 33 ft (10 m) 
____Stable steep banks of fine material that might be used by beaver or muskrat for denning  (> 30 degree 


slope) OR signs of recent beaver activity are present (cut shrubs or trees that have not yet weathered 
where wood is exposed) 


____At least ¼ ac of thin-stemmed persistent plants or woody branches are present in areas that are 
permanently or seasonally inundated  (structures for egg-laying by amphibians)  


____Invasive plants cover less than 25% of the wetland area in every stratum of plants (see H 1.1 for list of 
strata) 


 


Total for H 1 Add the points in the boxes above       


Rating of Site Potential  If score is:       15-18 = H          7-14 = M          0-6 = L Record the rating on the first page 


H 2.0. Does the landscape have the potential to support the habitat functions of the site?    


H 2.1. Accessible habitat (include only habitat that directly abuts wetland unit).  
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%      
If total accessible habitat is:             
> 1/3 (33.3%) of 1 km Polygon  points = 3 
20-33% of 1 km Polygon points = 2 
10-19% of 1 km Polygon points = 1 
< 10% of 1 km Polygon points = 0 


 


H 2.2. Undisturbed habitat in 1 km Polygon around the wetland. 
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%    
Undisturbed habitat > 50% of Polygon points = 3 
Undisturbed habitat 10-50% and in 1-3 patches points = 2 
Undisturbed habitat 10-50% and > 3 patches points = 1 
Undisturbed habitat < 10% of 1 km Polygon points = 0 


 


H 2.3. Land use intensity in 1 km Polygon: If 
> 50% of 1 km Polygon is high intensity land use points = (- 2)      
≤ 50% of 1 km Polygon is high intensity points = 0      


 


Total for H 2 Add the points in the boxes above  
Rating of Landscape Potential  If score is:       4-6 = H          1-3 = M          < 1 = L Record the rating on the first page 


H 3.0. Is the habitat provided by the site valuable to society?  


H 3.1. Does the site provide habitat for species valued in laws, regulations, or policies? Choose only the highest score 
that applies to the wetland being rated. 
Site meets ANY of the following criteria:  points = 2 
�� It has 3 or more priority habitats within 100 m (see next page)                      
� It provides habitat for Threatened or Endangered species (any plant or animal on the state or federal lists)     
� It is mapped as a location for an individual WDFW priority species                               
� It is a Wetland of High Conservation Value as determined by the Department of Natural Resources 
� It has been categorized as an important habitat site in a local or regional comprehensive plan, in a 


Shoreline Master Plan, or in a watershed plan 
Site has 1 or 2 priority habitats (listed on next page) within 100 m points = 1 


Site does not meet any of the criteria above points = 0 


 


Rating of Value  If score is:       2 = H          1 = M          0 = L Record the rating on the first page  
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WDFW Priority Habitats 
Priority habitats listed by WDFW (see complete descriptions of WDFW priority habitats, and the counties in which they can 


be found, in:  Washington Department of Fish and Wildlife. 2008.  Priority Habitat and Species List. Olympia, Washington. 


177 pp. http://wdfw.wa.gov/publications/00165/wdfw00165.pdf or access the list from here: 
http://wdfw.wa.gov/conservation/phs/list/) 


Count how many of the following priority habitats are within 330 ft (100 m) of the wetland unit:  NOTE:  This question is 
independent of the land use between the wetland unit and the priority habitat.  


�� Aspen Stands:  Pure or mixed stands of aspen greater than 1 ac (0.4 ha). 


 


� Biodiversity Areas and Corridors:  Areas of habitat that are relatively important to various species of native fish and 


wildlife (full descriptions in WDFW PHS report). 


 


� Herbaceous Balds:  Variable size patches of grass and forbs on shallow soils over bedrock. 


 


� Old-growth/Mature forests:  Old-growth west of Cascade crest – Stands of at least 2 tree species, forming a multi-


layered canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha ) > 32 in (81 cm) dbh or > 200 


years of age. Mature forests – Stands with average diameters exceeding 21 in (53 cm) dbh; crown cover may be less 


than 100%; decay, decadence, numbers of snags, and quantity of large downed material is generally less than that 


found in old-growth; 80-200 years old west of the Cascade crest. 


 


� Oregon White Oak:  Woodland stands of pure oak or oak/conifer associations where canopy coverage of the oak 


component is important (full descriptions in WDFW PHS report p. 158 – see web link above). 


 


� Riparian:  The area adjacent to aquatic systems with flowing water that contains elements of both aquatic and 


terrestrial ecosystems which mutually influence each other. 


 


� Westside Prairies:  Herbaceous, non-forested plant communities that can either take the form of a dry prairie or a wet 


prairie (full descriptions in WDFW PHS report p. 161 – see web link above). 


 


� Instream:  The combination of physical, biological, and chemical processes and conditions that interact to provide 


functional life history requirements for instream fish and wildlife resources. 


 


� Nearshore:  Relatively undisturbed nearshore habitats.  These include Coastal Nearshore, Open Coast Nearshore, and 


Puget Sound Nearshore. (full descriptions of habitats and the definition of relatively undisturbed are in WDFW report – 
see web link on previous page).  
 


� Caves:  A naturally occurring cavity, recess, void, or system of interconnected passages under the earth in soils, rock, 


ice, or other geological formations and is large enough to contain a human.  


 


� Cliffs:  Greater than 25 ft (7.6 m) high and occurring below 5000 ft elevation. 


 


� Talus: Homogenous areas of rock rubble ranging in average size 0.5 - 6.5 ft (0.15 - 2.0 m), composed of basalt, andesite, 


and/or sedimentary rock, including riprap slides and mine tailings. May be associated with cliffs. 


 


� Snags and Logs:  Trees are considered snags if they are dead or dying and exhibit sufficient decay characteristics to 


enable cavity excavation/use by wildlife. Priority snags have a diameter at breast height of > 20 in (51 cm) in western 


Washington and are > 6.5 ft (2 m) in height.  Priority logs are > 12 in (30 cm) in diameter at the largest end, and > 20 ft 


(6 m) long. 


Note: All vegetated wetlands are by definition a priority habitat but are not included in this list because they are addressed 


elsewhere.  
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Score for each 
function based 
on three 
ratings 
(order of ratings 
is not 
important) 
 
9 = H,H,H  
8 = H,H,M  
7 = H,H,L  
7 = H,M,M  
6 = H,M,L  
6 = M,M,M  
5 = H,L,L  
5 = M,M,L 
4 = M,L,L 
3 = L,L,L 


 
RATING SUMMARY – Western Washington 


Name of wetland (or ID #): _________________________________ Date of site visit: _____ 
Rated by____________________________ Trained by Ecology?__ Yes ___No Date of training______ 


HGM Class used for rating_________________    Wetland has multiple HGM classes?___Y ____N 
 


NOTE:  Form is not complete without the figures requested (figures can be combined). 
Source of base aerial photo/map ______________________________________ 


 
OVERALL WETLAND CATEGORY ____ (based on functions___ or special characteristics___) 
 


1. Category of wetland based on FUNCTIONS 
_______Category I – Total score = 23 - 27 
_______Category II – Total score  = 20 - 22 
_______Category III – Total score  = 16 - 19 
_______Category IV – Total score = 9 - 15 


FUNCTION 
 


Improving 
Water Quality  


Hydrologic  
 


Habitat 
 


 


Circle the appropriate ratings  
Site Potential H       M      L H       M      L H       M      L  
Landscape Potential H       M      L H       M      L H       M      L  
Value H       M      L H       M      L H       M      L TOTAL 


Score Based on 
Ratings 


    


                             


 


2. Category based on SPECIAL CHARACTERISTICS of wetland 
 


CHARACTERISTIC CATEGORY 


Estuarine I             II 
Wetland of High Conservation Value I 
Bog I 
Mature Forest I 
Old Growth Forest I 


Coastal Lagoon I               II 


Interdunal I   II    III    IV 


None of the above  


G


Wetland G (TAL-942C) 9/4/14


DRT


Slope


10/2015


6 3 5 14
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HGM Classification of Wetlands in Western Washington 
 


 
 


1. Are the water levels in the entire unit usually controlled by tides except during floods? 


 NO – go to 2 YES – the wetland class is Tidal Fringe – go to 1.1 


1.1 Is the salinity of the water during periods of annual low flow below 0.5 ppt (parts per thousand)?   


NO – Saltwater Tidal Fringe (Estuarine) YES – Freshwater Tidal Fringe     


If your wetland can be classified as a Freshwater Tidal Fringe use the forms for Riverine wetlands.  If it 
is Saltwater Tidal Fringe it is an Estuarine wetland and is not scored. This method cannot be used to 
score functions for estuarine wetlands. 


2. The entire wetland unit is flat and precipitation is the only source (>90%) of water to it.  Groundwater 


and surface water runoff are NOT sources of water to the unit.  


NO – go to 3 YES – The wetland class is Flats 
If your wetland can be classified as a Flats wetland, use the form for Depressional wetlands.  


3. Does the entire wetland unit meet all of the following criteria? 


___The vegetated part of the wetland is on the shores of a body of permanent open water (without any 


plants on the surface at any time of the year) at least 20 ac   (8 ha) in size;  


___At least 30% of the open water area is deeper than 6.6 ft (2 m). 


NO – go to 4 YES – The wetland class is Lake Fringe (Lacustrine Fringe) 


4. Does the entire wetland unit meet all of the following criteria? 


____The wetland is on a slope (slope can be very gradual), 


____The water flows through the wetland in one direction (unidirectional) and usually comes from 


seeps. It may flow subsurface, as sheetflow, or in a swale without distinct banks, 


____The water leaves the wetland without being impounded.  


NO – go to 5 YES – The wetland class is Slope  


NOTE: Surface water does not pond in these type of wetlands except occasionally in very small and 


shallow depressions or behind hummocks (depressions are usually <3 ft diameter and less than 1 ft 


deep). 


5. Does the entire wetland unit meet all of the following criteria? 


____The unit is in a valley, or stream channel, where it gets inundated by overbank flooding from that 


stream or river,  


____The overbank flooding occurs at least once every 2 years. 


 


For questions 1-7, the criteria described must apply to the entire unit being rated. 


If the hydrologic criteria listed in each question do not apply to the entire unit being rated, you 


probably have a unit with multiple HGM classes.  In this case, identify which hydrologic criteria in 


questions 1-7 apply, and go to Question 8. 


G
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NO – go to 6 YES – The wetland class is Riverine  
NOTE: The Riverine unit can contain depressions that are filled with water when the river is not 


flooding 


6. Is the entire wetland unit in a topographic depression in which water ponds, or is saturated to the 


surface, at some time during the year?   This means that any outlet, if present, is higher than the interior 
of the wetland.   


NO – go to 7 YES – The wetland class is Depressional 


7. Is the entire wetland unit located in a very flat area with no obvious depression and no overbank 


flooding?  The unit does not pond surface water more than a few inches.  The unit seems to be 


maintained by high groundwater in the area.  The wetland may be ditched, but has no obvious natural 


outlet.  


NO – go to 8 YES – The wetland class is Depressional 
 


8. Your wetland unit seems to be difficult to classify and probably contains several different HGM 


classes.  For example, seeps at the base of a slope may grade into a riverine floodplain, or a small 


stream within a Depressional wetland has a zone of flooding along its sides.  GO BACK AND IDENTIFY 


WHICH OF THE HYDROLOGIC REGIMES DESCRIBED IN QUESTIONS 1-7 APPLY TO DIFFERENT 


AREAS IN THE UNIT (make a rough sketch to help you decide).  Use the following table to identify the 


appropriate class to use for the rating system if you have several HGM classes present within the 


wetland unit being scored.   


NOTE:  Use this table only if the class that is recommended in the second column represents 10% or 


more of the total area of the wetland unit being rated.  If the area of the HGM class listed in column 2 


is less than 10% of the unit; classify the wetland using the class that represents more than 90% of the 


total area.  


 


HGM classes within the wetland unit 
being rated 


HGM class to 
use in rating 


Slope + Riverine Riverine 
Slope + Depressional Depressional 
Slope + Lake Fringe Lake Fringe 


Depressional + Riverine along stream 
within boundary of depression 


Depressional 


Depressional + Lake Fringe Depressional 
Riverine + Lake Fringe Riverine 


Salt Water Tidal Fringe and any other 
class of freshwater wetland 


Treat as 
ESTUARINE  


 
If you are still unable to determine which of the above criteria apply to your wetland, or if you have 
more than 2 HGM classes within a wetland boundary, classify the wetland as Depressional for the 
rating.  
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SLOPE WETLANDS 
Water Quality Functions  -  Indicators that the site functions to improve water quality  


S 1.0. Does the site have the potential to improve water quality?   
S 1.1. Characteristics of the average slope of the wetland:  (a 1% slope has a 1 ft vertical drop in elevation for every 


100 ft of horizontal distance)                                                                                          
Slope is 1% or less points = 3    
Slope is > 1%-2% points = 2 
Slope is > 2%-5% points = 1 
Slope is greater than 5% points = 0 


 


S 1.2. The soil 2 in below the surface (or duff layer) is true clay or true organic (use NRCS definitions):  Yes = 3   No = 0  
S 1.3. Characteristics of the plants in the wetland that trap sediments and pollutants:  


Choose the points appropriate for the description that best fits the plants in the wetland.  Dense means you 
have trouble seeing the soil surface (>75% cover), and uncut means not grazed or mowed and plants are higher 
than 6 in. 
Dense, uncut, herbaceous plants > 90% of the wetland area points = 6      
Dense, uncut, herbaceous plants > ½ of area points = 3 
Dense, woody, plants > ½ of area points = 2 
Dense, uncut, herbaceous plants > ¼ of area points = 1 
Does not meet any of the criteria above for plants points = 0     


 


 Total for S 1 Add the points in the boxes above  


Rating of Site Potential  If score is:       12 = H          6-11 = M          0-5 = L Record the rating on the first page 


S 2.0. Does the landscape have the potential to support the water quality function of the site?    


S 2.1. Is > 10% of the area within 150 ft on the uphill side of the wetland in land uses that generate pollutants? 
  Yes = 1   No =  0  


 


S 2.2. Are there other sources of pollutants coming into the wetland that are not listed in question S 2.1? 
Other sources ________________ Yes = 1   No = 0 


 


Total for S 2 Add the points in the boxes above  


Rating of Landscape Potential  If score is:       1-2 = M          0 = L Record the rating on the first page 


S 3.0. Is the water quality improvement provided by the site valuable to society?  


S 3.1. Does the wetland discharge directly (i.e., within 1 mi) to a stream, river, lake, or marine water that is on the 
303(d) list? Yes = 1   No = 0 


 


S 3.2. Is the wetland in a basin or sub-basin where water quality is an issue? At least one aquatic resource in the basin is 
on the 303(d) list. Yes = 1   No = 0 


 


S 3.3. Has the site been identified in a watershed or local plan as important for maintaining water quality? Answer YES 
if there is a TMDL for the basin in which unit is found. Yes = 2   No = 0 


 


Total for S 3 Add the points in the boxes above  
Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page 
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SLOPE WETLANDS 
Hydrologic Functions  -  Indicators that the site functions to reduce flooding and stream erosion  


S 4.0. Does the site have the potential to reduce flooding and stream erosion?  


S 4.1. Characteristics of plants that reduce the velocity of surface flows during storms: Choose the points appropriate 
for the description that best fits conditions in the wetland. Stems of plants should be thick enough (usually > 1/8 
in), or dense enough, to remain erect during surface flows. 
Dense, uncut, rigid plants cover > 90% of the area of the wetland points = 1    
All other conditions points = 0      


 


Rating of Site Potential   If score is:       1 = M          0 = L Record the rating on the first page 
 
S 5.0. Does the landscape have the potential to support the hydrologic functions of the site?    
S 5.1. Is more than 25% of the area within 150 ft upslope of wetland in land uses or cover that generate excess 


surface runoff? Yes = 1   No = 0 
 


Rating of Landscape Potential  If score is:       1 = M          0 = L Record the rating on the first page 
                                                                               
S 6.0. Are the hydrologic functions provided by the site valuable to society?  
S 6.1. Distance to the nearest areas downstream that have flooding problems: 


The sub-basin immediately down-gradient of site has flooding problems that result in damage to human or 
natural resources (e.g., houses or salmon redds)  points = 2 
Surface flooding problems are in a sub-basin farther down-gradient points = 1 
No flooding problems anywhere downstream points = 0 


 


S 6.2. Has the site been identified as important for flood storage or flood conveyance in a regional flood control plan?  
  Yes = 2   No = 0 


 


Total for S 6  Add the points in the boxes above  


Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page   


 
NOTES and FIELD OBSERVATIONS:   
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These questions apply to wetlands of all HGM classes. 
HABITAT FUNCTIONS  -  Indicators that site functions to provide important habitat 
H 1.0. Does the site have the potential to provide habitat?  


H 1.1. Structure of plant community: Indicators are Cowardin classes and strata within the Forested class. Check the 
Cowardin plant classes in the wetland. Up to 10 patches may be combined for each class to meet the threshold 
of ¼ ac or more than 10% of the unit if it is smaller than 2.5 ac. Add the number of structures checked. 
____Aquatic bed 4 structures or more: points = 4 
____Emergent 3 structures: points = 2 
____Scrub-shrub (areas where shrubs have > 30% cover)  2 structures: points = 1 
____Forested (areas where trees have > 30% cover)  1 structure: points = 0 


If the unit has a Forested class, check if: 
____The Forested class has 3 out of 5 strata (canopy, sub-canopy, shrubs, herbaceous, moss/ground-cover) 


that each cover 20% within the Forested polygon 


 


H 1.2. Hydroperiods  
Check the types of water regimes (hydroperiods) present within the wetland.  The water regime has to cover 
more than 10% of the wetland or ¼ ac to count (see text for descriptions of hydroperiods).   
____Permanently flooded or inundated 4 or more types present: points = 3 
____Seasonally flooded or inundated 3 types present: points = 2 
____Occasionally flooded or inundated 2 types present: points = 1 
____Saturated only 1 type present: points = 0 
____Permanently flowing stream or river in, or adjacent to, the wetland 
____Seasonally flowing stream in, or adjacent to, the wetland 
____Lake Fringe wetland 2 points 
____Freshwater tidal wetland 2 points      


 


H 1.3. Richness of plant species  
Count the number of plant species in the wetland that cover at least 10 ft2.  
Different patches of the same species can be combined to meet the size threshold and you do not have to name 
the species.    Do not include Eurasian milfoil, reed canarygrass, purple loosestrife, Canadian thistle 
If you counted: > 19 species points = 2 


5 - 19 species points = 1 
< 5 species points = 0      


 


H 1.4. Interspersion of habitats  
Decide from the diagrams below whether interspersion among Cowardin plants classes (described in H 1.1), or 
the classes and unvegetated areas (can include open water or mudflats) is high, moderate, low, or none. If you 
have four or more plant classes or three classes and open water, the rating is always high.     


 
 
 
 
 
        None = 0 points                                       Low = 1 point                                                         Moderate = 2 points 
 
 
 
All three diagrams 
in this row 
are HIGH = 3points 
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H 1.5. Special habitat features:  
Check the habitat features that are present in the wetland.  The number of checks is the number of points.  
____Large, downed, woody debris within the wetland (> 4 in diameter and 6 ft long). 
____Standing snags (dbh > 4 in) within the wetland 
____Undercut banks are present for at least 6.6 ft (2 m) and/or overhanging plants extends at least 3.3 ft (1 m) 


over a stream (or ditch) in, or contiguous with the wetland, for at least 33 ft (10 m) 
____Stable steep banks of fine material that might be used by beaver or muskrat for denning  (> 30 degree 


slope) OR signs of recent beaver activity are present (cut shrubs or trees that have not yet weathered 
where wood is exposed) 


____At least ¼ ac of thin-stemmed persistent plants or woody branches are present in areas that are 
permanently or seasonally inundated  (structures for egg-laying by amphibians)  


____Invasive plants cover less than 25% of the wetland area in every stratum of plants (see H 1.1 for list of 
strata) 


 


Total for H 1 Add the points in the boxes above       


Rating of Site Potential  If score is:       15-18 = H          7-14 = M          0-6 = L Record the rating on the first page 


H 2.0. Does the landscape have the potential to support the habitat functions of the site?    


H 2.1. Accessible habitat (include only habitat that directly abuts wetland unit).  
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%      
If total accessible habitat is:             
> 1/3 (33.3%) of 1 km Polygon  points = 3 
20-33% of 1 km Polygon points = 2 
10-19% of 1 km Polygon points = 1 
< 10% of 1 km Polygon points = 0 


 


H 2.2. Undisturbed habitat in 1 km Polygon around the wetland. 
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%    
Undisturbed habitat > 50% of Polygon points = 3 
Undisturbed habitat 10-50% and in 1-3 patches points = 2 
Undisturbed habitat 10-50% and > 3 patches points = 1 
Undisturbed habitat < 10% of 1 km Polygon points = 0 


 


H 2.3. Land use intensity in 1 km Polygon: If 
> 50% of 1 km Polygon is high intensity land use points = (- 2)      
≤ 50% of 1 km Polygon is high intensity points = 0      


 


Total for H 2 Add the points in the boxes above  
Rating of Landscape Potential  If score is:       4-6 = H          1-3 = M          < 1 = L Record the rating on the first page 


H 3.0. Is the habitat provided by the site valuable to society?  


H 3.1. Does the site provide habitat for species valued in laws, regulations, or policies? Choose only the highest score 
that applies to the wetland being rated. 
Site meets ANY of the following criteria:  points = 2 
�� It has 3 or more priority habitats within 100 m (see next page)                      
� It provides habitat for Threatened or Endangered species (any plant or animal on the state or federal lists)     
� It is mapped as a location for an individual WDFW priority species                               
� It is a Wetland of High Conservation Value as determined by the Department of Natural Resources 
� It has been categorized as an important habitat site in a local or regional comprehensive plan, in a 


Shoreline Master Plan, or in a watershed plan 
Site has 1 or 2 priority habitats (listed on next page) within 100 m points = 1 


Site does not meet any of the criteria above points = 0 


 


Rating of Value  If score is:       2 = H          1 = M          0 = L Record the rating on the first page  
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WDFW Priority Habitats 
Priority habitats listed by WDFW (see complete descriptions of WDFW priority habitats, and the counties in which they can 


be found, in:  Washington Department of Fish and Wildlife. 2008.  Priority Habitat and Species List. Olympia, Washington. 


177 pp. http://wdfw.wa.gov/publications/00165/wdfw00165.pdf or access the list from here: 
http://wdfw.wa.gov/conservation/phs/list/) 


Count how many of the following priority habitats are within 330 ft (100 m) of the wetland unit:  NOTE:  This question is 
independent of the land use between the wetland unit and the priority habitat.  


�� Aspen Stands:  Pure or mixed stands of aspen greater than 1 ac (0.4 ha). 


 


� Biodiversity Areas and Corridors:  Areas of habitat that are relatively important to various species of native fish and 


wildlife (full descriptions in WDFW PHS report). 


 


� Herbaceous Balds:  Variable size patches of grass and forbs on shallow soils over bedrock. 


 


� Old-growth/Mature forests:  Old-growth west of Cascade crest – Stands of at least 2 tree species, forming a multi-


layered canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha ) > 32 in (81 cm) dbh or > 200 


years of age. Mature forests – Stands with average diameters exceeding 21 in (53 cm) dbh; crown cover may be less 


than 100%; decay, decadence, numbers of snags, and quantity of large downed material is generally less than that 


found in old-growth; 80-200 years old west of the Cascade crest. 


 


� Oregon White Oak:  Woodland stands of pure oak or oak/conifer associations where canopy coverage of the oak 


component is important (full descriptions in WDFW PHS report p. 158 – see web link above). 


 


� Riparian:  The area adjacent to aquatic systems with flowing water that contains elements of both aquatic and 


terrestrial ecosystems which mutually influence each other. 


 


� Westside Prairies:  Herbaceous, non-forested plant communities that can either take the form of a dry prairie or a wet 


prairie (full descriptions in WDFW PHS report p. 161 – see web link above). 


 


� Instream:  The combination of physical, biological, and chemical processes and conditions that interact to provide 


functional life history requirements for instream fish and wildlife resources. 


 


� Nearshore:  Relatively undisturbed nearshore habitats.  These include Coastal Nearshore, Open Coast Nearshore, and 


Puget Sound Nearshore. (full descriptions of habitats and the definition of relatively undisturbed are in WDFW report – 
see web link on previous page).  
 


� Caves:  A naturally occurring cavity, recess, void, or system of interconnected passages under the earth in soils, rock, 


ice, or other geological formations and is large enough to contain a human.  


 


� Cliffs:  Greater than 25 ft (7.6 m) high and occurring below 5000 ft elevation. 


 


� Talus: Homogenous areas of rock rubble ranging in average size 0.5 - 6.5 ft (0.15 - 2.0 m), composed of basalt, andesite, 


and/or sedimentary rock, including riprap slides and mine tailings. May be associated with cliffs. 


 


� Snags and Logs:  Trees are considered snags if they are dead or dying and exhibit sufficient decay characteristics to 


enable cavity excavation/use by wildlife. Priority snags have a diameter at breast height of > 20 in (51 cm) in western 


Washington and are > 6.5 ft (2 m) in height.  Priority logs are > 12 in (30 cm) in diameter at the largest end, and > 20 ft 


(6 m) long. 


Note: All vegetated wetlands are by definition a priority habitat but are not included in this list because they are addressed 


elsewhere.  


 


G
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Score for each 
function based 
on three 
ratings 
(order of ratings 
is not 
important) 
 
9 = H,H,H  
8 = H,H,M  
7 = H,H,L  
7 = H,M,M  
6 = H,M,L  
6 = M,M,M  
5 = H,L,L  
5 = M,M,L 
4 = M,L,L 
3 = L,L,L 


 
RATING SUMMARY – Western Washington 


Name of wetland (or ID #): _________________________________ Date of site visit: _____ 
Rated by____________________________ Trained by Ecology?__ Yes ___No Date of training______ 


HGM Class used for rating_________________    Wetland has multiple HGM classes?___Y ____N 
 


NOTE:  Form is not complete without the figures requested (figures can be combined). 
Source of base aerial photo/map ______________________________________ 


 
OVERALL WETLAND CATEGORY ____ (based on functions___ or special characteristics___) 
 


1. Category of wetland based on FUNCTIONS 
_______Category I – Total score = 23 - 27 
_______Category II – Total score  = 20 - 22 
_______Category III – Total score  = 16 - 19 
_______Category IV – Total score = 9 - 15 


FUNCTION 
 


Improving 
Water Quality  


Hydrologic  
 


Habitat 
 


 


Circle the appropriate ratings  
Site Potential H       M      L H       M      L H       M      L  
Landscape Potential H       M      L H       M      L H       M      L  
Value H       M      L H       M      L H       M      L TOTAL 


Score Based on 
Ratings 


    


                             


 


2. Category based on SPECIAL CHARACTERISTICS of wetland 
 


CHARACTERISTIC CATEGORY 


Estuarine I             II 
Wetland of High Conservation Value I 
Bog I 
Mature Forest I 
Old Growth Forest I 


Coastal Lagoon I               II 


Interdunal I   II    III    IV 


None of the above  


H


Wetland H (TAL-942C) 9/4/14


DRT


Slope


10/2015


5 3 5 13
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HGM Classification of Wetlands in Western Washington 
 


 
 


1. Are the water levels in the entire unit usually controlled by tides except during floods? 


 NO – go to 2 YES – the wetland class is Tidal Fringe – go to 1.1 


1.1 Is the salinity of the water during periods of annual low flow below 0.5 ppt (parts per thousand)?   


NO – Saltwater Tidal Fringe (Estuarine) YES – Freshwater Tidal Fringe     


If your wetland can be classified as a Freshwater Tidal Fringe use the forms for Riverine wetlands.  If it 
is Saltwater Tidal Fringe it is an Estuarine wetland and is not scored. This method cannot be used to 
score functions for estuarine wetlands. 


2. The entire wetland unit is flat and precipitation is the only source (>90%) of water to it.  Groundwater 


and surface water runoff are NOT sources of water to the unit.  


NO – go to 3 YES – The wetland class is Flats 
If your wetland can be classified as a Flats wetland, use the form for Depressional wetlands.  


3. Does the entire wetland unit meet all of the following criteria? 


___The vegetated part of the wetland is on the shores of a body of permanent open water (without any 


plants on the surface at any time of the year) at least 20 ac   (8 ha) in size;  


___At least 30% of the open water area is deeper than 6.6 ft (2 m). 


NO – go to 4 YES – The wetland class is Lake Fringe (Lacustrine Fringe) 


4. Does the entire wetland unit meet all of the following criteria? 


____The wetland is on a slope (slope can be very gradual), 


____The water flows through the wetland in one direction (unidirectional) and usually comes from 


seeps. It may flow subsurface, as sheetflow, or in a swale without distinct banks, 


____The water leaves the wetland without being impounded.  


NO – go to 5 YES – The wetland class is Slope  


NOTE: Surface water does not pond in these type of wetlands except occasionally in very small and 


shallow depressions or behind hummocks (depressions are usually <3 ft diameter and less than 1 ft 


deep). 


5. Does the entire wetland unit meet all of the following criteria? 


____The unit is in a valley, or stream channel, where it gets inundated by overbank flooding from that 


stream or river,  


____The overbank flooding occurs at least once every 2 years. 


 


For questions 1-7, the criteria described must apply to the entire unit being rated. 


If the hydrologic criteria listed in each question do not apply to the entire unit being rated, you 


probably have a unit with multiple HGM classes.  In this case, identify which hydrologic criteria in 


questions 1-7 apply, and go to Question 8. 


H
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NO – go to 6 YES – The wetland class is Riverine  
NOTE: The Riverine unit can contain depressions that are filled with water when the river is not 


flooding 


6. Is the entire wetland unit in a topographic depression in which water ponds, or is saturated to the 


surface, at some time during the year?   This means that any outlet, if present, is higher than the interior 
of the wetland.   


NO – go to 7 YES – The wetland class is Depressional 


7. Is the entire wetland unit located in a very flat area with no obvious depression and no overbank 


flooding?  The unit does not pond surface water more than a few inches.  The unit seems to be 


maintained by high groundwater in the area.  The wetland may be ditched, but has no obvious natural 


outlet.  


NO – go to 8 YES – The wetland class is Depressional 
 


8. Your wetland unit seems to be difficult to classify and probably contains several different HGM 


classes.  For example, seeps at the base of a slope may grade into a riverine floodplain, or a small 


stream within a Depressional wetland has a zone of flooding along its sides.  GO BACK AND IDENTIFY 


WHICH OF THE HYDROLOGIC REGIMES DESCRIBED IN QUESTIONS 1-7 APPLY TO DIFFERENT 


AREAS IN THE UNIT (make a rough sketch to help you decide).  Use the following table to identify the 


appropriate class to use for the rating system if you have several HGM classes present within the 


wetland unit being scored.   


NOTE:  Use this table only if the class that is recommended in the second column represents 10% or 


more of the total area of the wetland unit being rated.  If the area of the HGM class listed in column 2 


is less than 10% of the unit; classify the wetland using the class that represents more than 90% of the 


total area.  


 


HGM classes within the wetland unit 
being rated 


HGM class to 
use in rating 


Slope + Riverine Riverine 
Slope + Depressional Depressional 
Slope + Lake Fringe Lake Fringe 


Depressional + Riverine along stream 
within boundary of depression 


Depressional 


Depressional + Lake Fringe Depressional 
Riverine + Lake Fringe Riverine 


Salt Water Tidal Fringe and any other 
class of freshwater wetland 


Treat as 
ESTUARINE  


 
If you are still unable to determine which of the above criteria apply to your wetland, or if you have 
more than 2 HGM classes within a wetland boundary, classify the wetland as Depressional for the 
rating.  
  


H
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SLOPE WETLANDS 
Water Quality Functions  -  Indicators that the site functions to improve water quality  


S 1.0. Does the site have the potential to improve water quality?   
S 1.1. Characteristics of the average slope of the wetland:  (a 1% slope has a 1 ft vertical drop in elevation for every 


100 ft of horizontal distance)                                                                                          
Slope is 1% or less points = 3    
Slope is > 1%-2% points = 2 
Slope is > 2%-5% points = 1 
Slope is greater than 5% points = 0 


 


S 1.2. The soil 2 in below the surface (or duff layer) is true clay or true organic (use NRCS definitions):  Yes = 3   No = 0  
S 1.3. Characteristics of the plants in the wetland that trap sediments and pollutants:  


Choose the points appropriate for the description that best fits the plants in the wetland.  Dense means you 
have trouble seeing the soil surface (>75% cover), and uncut means not grazed or mowed and plants are higher 
than 6 in. 
Dense, uncut, herbaceous plants > 90% of the wetland area points = 6      
Dense, uncut, herbaceous plants > ½ of area points = 3 
Dense, woody, plants > ½ of area points = 2 
Dense, uncut, herbaceous plants > ¼ of area points = 1 
Does not meet any of the criteria above for plants points = 0     


 


 Total for S 1 Add the points in the boxes above  


Rating of Site Potential  If score is:       12 = H          6-11 = M          0-5 = L Record the rating on the first page 


S 2.0. Does the landscape have the potential to support the water quality function of the site?    


S 2.1. Is > 10% of the area within 150 ft on the uphill side of the wetland in land uses that generate pollutants? 
  Yes = 1   No =  0  


 


S 2.2. Are there other sources of pollutants coming into the wetland that are not listed in question S 2.1? 
Other sources ________________ Yes = 1   No = 0 


 


Total for S 2 Add the points in the boxes above  


Rating of Landscape Potential  If score is:       1-2 = M          0 = L Record the rating on the first page 


S 3.0. Is the water quality improvement provided by the site valuable to society?  


S 3.1. Does the wetland discharge directly (i.e., within 1 mi) to a stream, river, lake, or marine water that is on the 
303(d) list? Yes = 1   No = 0 


 


S 3.2. Is the wetland in a basin or sub-basin where water quality is an issue? At least one aquatic resource in the basin is 
on the 303(d) list. Yes = 1   No = 0 


 


S 3.3. Has the site been identified in a watershed or local plan as important for maintaining water quality? Answer YES 
if there is a TMDL for the basin in which unit is found. Yes = 2   No = 0 


 


Total for S 3 Add the points in the boxes above  
Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page 
                                                                         
                                                                         


 


 


H


1


0


2


3


0


0


0


1


1


2


4
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SLOPE WETLANDS 
Hydrologic Functions  -  Indicators that the site functions to reduce flooding and stream erosion  


S 4.0. Does the site have the potential to reduce flooding and stream erosion?  


S 4.1. Characteristics of plants that reduce the velocity of surface flows during storms: Choose the points appropriate 
for the description that best fits conditions in the wetland. Stems of plants should be thick enough (usually > 1/8 
in), or dense enough, to remain erect during surface flows. 
Dense, uncut, rigid plants cover > 90% of the area of the wetland points = 1    
All other conditions points = 0      


 


Rating of Site Potential   If score is:       1 = M          0 = L Record the rating on the first page 
 
S 5.0. Does the landscape have the potential to support the hydrologic functions of the site?    
S 5.1. Is more than 25% of the area within 150 ft upslope of wetland in land uses or cover that generate excess 


surface runoff? Yes = 1   No = 0 
 


Rating of Landscape Potential  If score is:       1 = M          0 = L Record the rating on the first page 
                                                                               
S 6.0. Are the hydrologic functions provided by the site valuable to society?  
S 6.1. Distance to the nearest areas downstream that have flooding problems: 


The sub-basin immediately down-gradient of site has flooding problems that result in damage to human or 
natural resources (e.g., houses or salmon redds)  points = 2 
Surface flooding problems are in a sub-basin farther down-gradient points = 1 
No flooding problems anywhere downstream points = 0 


 


S 6.2. Has the site been identified as important for flood storage or flood conveyance in a regional flood control plan?  
  Yes = 2   No = 0 


 


Total for S 6  Add the points in the boxes above  


Rating of Value  If score is:       2-4 = H          1 = M          0 = L Record the rating on the first page   


 
NOTES and FIELD OBSERVATIONS:   
  


H


0


0


0


0


0
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These questions apply to wetlands of all HGM classes. 
HABITAT FUNCTIONS  -  Indicators that site functions to provide important habitat 
H 1.0. Does the site have the potential to provide habitat?  


H 1.1. Structure of plant community: Indicators are Cowardin classes and strata within the Forested class. Check the 
Cowardin plant classes in the wetland. Up to 10 patches may be combined for each class to meet the threshold 
of ¼ ac or more than 10% of the unit if it is smaller than 2.5 ac. Add the number of structures checked. 
____Aquatic bed 4 structures or more: points = 4 
____Emergent 3 structures: points = 2 
____Scrub-shrub (areas where shrubs have > 30% cover)  2 structures: points = 1 
____Forested (areas where trees have > 30% cover)  1 structure: points = 0 


If the unit has a Forested class, check if: 
____The Forested class has 3 out of 5 strata (canopy, sub-canopy, shrubs, herbaceous, moss/ground-cover) 


that each cover 20% within the Forested polygon 


 


H 1.2. Hydroperiods  
Check the types of water regimes (hydroperiods) present within the wetland.  The water regime has to cover 
more than 10% of the wetland or ¼ ac to count (see text for descriptions of hydroperiods).   
____Permanently flooded or inundated 4 or more types present: points = 3 
____Seasonally flooded or inundated 3 types present: points = 2 
____Occasionally flooded or inundated 2 types present: points = 1 
____Saturated only 1 type present: points = 0 
____Permanently flowing stream or river in, or adjacent to, the wetland 
____Seasonally flowing stream in, or adjacent to, the wetland 
____Lake Fringe wetland 2 points 
____Freshwater tidal wetland 2 points      


 


H 1.3. Richness of plant species  
Count the number of plant species in the wetland that cover at least 10 ft2.  
Different patches of the same species can be combined to meet the size threshold and you do not have to name 
the species.    Do not include Eurasian milfoil, reed canarygrass, purple loosestrife, Canadian thistle 
If you counted: > 19 species points = 2 


5 - 19 species points = 1 
< 5 species points = 0      


 


H 1.4. Interspersion of habitats  
Decide from the diagrams below whether interspersion among Cowardin plants classes (described in H 1.1), or 
the classes and unvegetated areas (can include open water or mudflats) is high, moderate, low, or none. If you 
have four or more plant classes or three classes and open water, the rating is always high.     


 
 
 
 
 
        None = 0 points                                       Low = 1 point                                                         Moderate = 2 points 
 
 
 
All three diagrams 
in this row 
are HIGH = 3points 


 
 
 
 


  


H


0


1


1


1
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H 1.5. Special habitat features:  
Check the habitat features that are present in the wetland.  The number of checks is the number of points.  
____Large, downed, woody debris within the wetland (> 4 in diameter and 6 ft long). 
____Standing snags (dbh > 4 in) within the wetland 
____Undercut banks are present for at least 6.6 ft (2 m) and/or overhanging plants extends at least 3.3 ft (1 m) 


over a stream (or ditch) in, or contiguous with the wetland, for at least 33 ft (10 m) 
____Stable steep banks of fine material that might be used by beaver or muskrat for denning  (> 30 degree 


slope) OR signs of recent beaver activity are present (cut shrubs or trees that have not yet weathered 
where wood is exposed) 


____At least ¼ ac of thin-stemmed persistent plants or woody branches are present in areas that are 
permanently or seasonally inundated  (structures for egg-laying by amphibians)  


____Invasive plants cover less than 25% of the wetland area in every stratum of plants (see H 1.1 for list of 
strata) 


 


Total for H 1 Add the points in the boxes above       


Rating of Site Potential  If score is:       15-18 = H          7-14 = M          0-6 = L Record the rating on the first page 


H 2.0. Does the landscape have the potential to support the habitat functions of the site?    


H 2.1. Accessible habitat (include only habitat that directly abuts wetland unit).  
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%      
If total accessible habitat is:             
> 1/3 (33.3%) of 1 km Polygon  points = 3 
20-33% of 1 km Polygon points = 2 
10-19% of 1 km Polygon points = 1 
< 10% of 1 km Polygon points = 0 


 


H 2.2. Undisturbed habitat in 1 km Polygon around the wetland. 
Calculate: % undisturbed habitat        + [(% moderate and low intensity land uses)/2]        = _______%    
Undisturbed habitat > 50% of Polygon points = 3 
Undisturbed habitat 10-50% and in 1-3 patches points = 2 
Undisturbed habitat 10-50% and > 3 patches points = 1 
Undisturbed habitat < 10% of 1 km Polygon points = 0 


 


H 2.3. Land use intensity in 1 km Polygon: If 
> 50% of 1 km Polygon is high intensity land use points = (- 2)      
≤ 50% of 1 km Polygon is high intensity points = 0      


 


Total for H 2 Add the points in the boxes above  
Rating of Landscape Potential  If score is:       4-6 = H          1-3 = M          < 1 = L Record the rating on the first page 


H 3.0. Is the habitat provided by the site valuable to society?  


H 3.1. Does the site provide habitat for species valued in laws, regulations, or policies? Choose only the highest score 
that applies to the wetland being rated. 
Site meets ANY of the following criteria:  points = 2 
�� It has 3 or more priority habitats within 100 m (see next page)                      
� It provides habitat for Threatened or Endangered species (any plant or animal on the state or federal lists)     
� It is mapped as a location for an individual WDFW priority species                               
� It is a Wetland of High Conservation Value as determined by the Department of Natural Resources 
� It has been categorized as an important habitat site in a local or regional comprehensive plan, in a 


Shoreline Master Plan, or in a watershed plan 
Site has 1 or 2 priority habitats (listed on next page) within 100 m points = 1 


Site does not meet any of the criteria above points = 0 


 


Rating of Value  If score is:       2 = H          1 = M          0 = L Record the rating on the first page  


H


2


5


0


1


-2


-1


2


0 1.9 1.9


7.3 1.9 9.2
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WDFW Priority Habitats 
Priority habitats listed by WDFW (see complete descriptions of WDFW priority habitats, and the counties in which they can 


be found, in:  Washington Department of Fish and Wildlife. 2008.  Priority Habitat and Species List. Olympia, Washington. 


177 pp. http://wdfw.wa.gov/publications/00165/wdfw00165.pdf or access the list from here: 
http://wdfw.wa.gov/conservation/phs/list/) 


Count how many of the following priority habitats are within 330 ft (100 m) of the wetland unit:  NOTE:  This question is 
independent of the land use between the wetland unit and the priority habitat.  


�� Aspen Stands:  Pure or mixed stands of aspen greater than 1 ac (0.4 ha). 


 


� Biodiversity Areas and Corridors:  Areas of habitat that are relatively important to various species of native fish and 


wildlife (full descriptions in WDFW PHS report). 


 


� Herbaceous Balds:  Variable size patches of grass and forbs on shallow soils over bedrock. 


 


� Old-growth/Mature forests:  Old-growth west of Cascade crest – Stands of at least 2 tree species, forming a multi-


layered canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha ) > 32 in (81 cm) dbh or > 200 


years of age. Mature forests – Stands with average diameters exceeding 21 in (53 cm) dbh; crown cover may be less 


than 100%; decay, decadence, numbers of snags, and quantity of large downed material is generally less than that 


found in old-growth; 80-200 years old west of the Cascade crest. 


 


� Oregon White Oak:  Woodland stands of pure oak or oak/conifer associations where canopy coverage of the oak 


component is important (full descriptions in WDFW PHS report p. 158 – see web link above). 


 


� Riparian:  The area adjacent to aquatic systems with flowing water that contains elements of both aquatic and 


terrestrial ecosystems which mutually influence each other. 


 


� Westside Prairies:  Herbaceous, non-forested plant communities that can either take the form of a dry prairie or a wet 


prairie (full descriptions in WDFW PHS report p. 161 – see web link above). 


 


� Instream:  The combination of physical, biological, and chemical processes and conditions that interact to provide 


functional life history requirements for instream fish and wildlife resources. 


 


� Nearshore:  Relatively undisturbed nearshore habitats.  These include Coastal Nearshore, Open Coast Nearshore, and 


Puget Sound Nearshore. (full descriptions of habitats and the definition of relatively undisturbed are in WDFW report – 
see web link on previous page).  
 


� Caves:  A naturally occurring cavity, recess, void, or system of interconnected passages under the earth in soils, rock, 


ice, or other geological formations and is large enough to contain a human.  


 


� Cliffs:  Greater than 25 ft (7.6 m) high and occurring below 5000 ft elevation. 


 


� Talus: Homogenous areas of rock rubble ranging in average size 0.5 - 6.5 ft (0.15 - 2.0 m), composed of basalt, andesite, 


and/or sedimentary rock, including riprap slides and mine tailings. May be associated with cliffs. 


 


� Snags and Logs:  Trees are considered snags if they are dead or dying and exhibit sufficient decay characteristics to 


enable cavity excavation/use by wildlife. Priority snags have a diameter at breast height of > 20 in (51 cm) in western 


Washington and are > 6.5 ft (2 m) in height.  Priority logs are > 12 in (30 cm) in diameter at the largest end, and > 20 ft 


(6 m) long. 


Note: All vegetated wetlands are by definition a priority habitat but are not included in this list because they are addressed 


elsewhere.  


 


H
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-942C Willows Northwest 1 City/County: King   Sampling Date:05-31-13  


Applicant/Owner: Quadrant Homes   State: Washington   Sampling Point: A-1    


Investigator(s): DRT   Section, Township, Range: Sect. 27, T26N, R5E  


Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): Concave    Slope (%): 2-5     


Subregion (LRR): A    Lat: 47 42' 39"    Long: 122 09' 30"     Datum: NAD83  


Soil Map Unit Name: Kitsap silt loam   NWI classification: PEM  


Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  


Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  


Are Vegetation      , Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 


SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 


Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  


 
Is the Sampled Area 
within a Wetland?                   Yes    No  


Remarks: The test plot showed positive indicators for wetland vegetation, hydrology, and hydric soils. 
 


VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 30 ft)  % Cover    Species?    Status    
1. Populus balsamifera var trichocarpa   5   Yes    FAC  
2.                                 
3.                                 
4.                                 
                                                                                                0     = Total Cover 
Sapling/Shrub Stratum   (Plot size: 10 ft) 
1.                                 
2.                                 
3.                                 
4.                                 
5.                                 
                                                                                                0     = Total Cover 
Herb Stratum   (Plot size: 5-ft) 
1. Festuca rubra   40   Yes    FAC  
2. Agrostis tenuis   40   Yes    FAC  
3. Dactylis glomerata   10            FACU  
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                90     = Total Cover 
Woody Vine Stratum   (Plot size: N/A) 
1.                                 
2.                                 
                                                                                                          = Total Cover 
 
% Bare Ground in Herb Stratum 90  % Cover of Biotic Crust 0  


Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    3     (A) 
 
Total Number of Dominant    
Species Across All Strata:     3    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    100    (A/B) 


 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 


         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  


  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 


            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 


 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 


Hydrophytic  
Vegetation 
Present?                 Yes     No  


Remarks: Dominant species were greater than 50% FAC or wetter. 


 







US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 


SOIL    
                                                   Sampling Point: A-1  


Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           


0-8       10YR 2/1       100                                            SiL    Some organic content  


8"+       10YR 3/1       90     10YR 5/4    10     C     M     SiL           


            10YR 5/1       70     10YR 4/8    30     C     M     SiL           


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 


  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 


       unless disturbed or problematic. 
Restrictive Layer (if present): 
     Type:        
     Depth (inches):        


 
 
Hydric Soil Present?     Yes     No  


Remarks: Soils met the general description of a depleted matrix (F3). 
 


HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 


  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 


  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 


  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 


 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   


Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches): 10    
Saturation Present?    Yes     No      Depth (inches): 4    
(includes capillary fringe) 


 
 
 
Wetland Hydrology Present?    Yes     No  


Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks: Positive reaction to dipyridyl 
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-942C Willows Northwest 1 City/County: King   Sampling Date:05-31-13  


Applicant/Owner: Quadrant Homes   State: Washington   Sampling Point: A-2    


Investigator(s): DRT   Section, Township, Range: Sect. 27, T26N, R5E  


Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): Concave    Slope (%): 2-5     


Subregion (LRR): A    Lat: 47 42' 39"    Long: 122 09' 30"     Datum: NAD83  


Soil Map Unit Name: Kitsap silt loam   NWI classification:        


Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  


Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  


Are Vegetation      , Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 


SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 


Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  


 
Is the Sampled Area 
within a Wetland?                   Yes    No  


Remarks: Hydric soil may be relict.   
 


VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 30 ft)  % Cover    Species?    Status    
1. Alnus rubra   20            FAC  
2. Populus balsamifera var trichocarpa   30   Yes    FAC  
3. Fraxinus latifolia   5            FACW  
4.                                 
                                                                                                          = Total Cover 
Sapling/Shrub Stratum   (Plot size: 10-ft) 
1. Rubus armeniacus   30   Yes    FACU  
2. Rubus ursinus   5            FACU  
3. Oemleria cerasiformis   40   Yes    FACU  
4.                                 
5.                                 
                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5-ft) 
1. Festuca rubra   20            FAC  
2. Agrostis tenuis   30   Yes    FAC  
3. Polystichum munitum   30   Yes    FACU  
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                          = Total Cover 
Woody Vine Stratum   (Plot size: N/A) 
1.                                 
2.                                 
                                                                                                          = Total Cover 
 
% Bare Ground in Herb Stratum 10  % Cover of Biotic Crust 0  


Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    2     (A) 
 
Total Number of Dominant    
Species Across All Strata:     5    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    40    (A/B) 


 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 


         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  


  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 


            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 


 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 


Hydrophytic  
Vegetation 
Present?                 Yes     No  


Remarks: Dominant vegetation is less than 50% FAC, FACW, or OBL 
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SOIL    
                                                   Sampling Point: A-2  


Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           


0-10       10YR 4/3       100                                            L           


10"+       2.5Y 6/2       90     10YR 4/5    10     C     M     L           


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 


  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 


       unless disturbed or problematic. 
Restrictive Layer (if present): 
     Type:        
     Depth (inches):        


 
 
Hydric Soil Present?     Yes     No  


Remarks:       
 


HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 


  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 


  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 


  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 


 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   


Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches):          
Saturation Present?    Yes     No      Depth (inches):          
(includes capillary fringe) 


 
 
 
Wetland Hydrology Present?    Yes     No  


Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks:       
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-942C Willows Northwest 1 City/County: King   Sampling Date:05-31-13  


Applicant/Owner: Quadrant Homes   State: Washington   Sampling Point: B-1    


Investigator(s): DRT   Section, Township, Range: Sect. 27, T26N, R5E  


Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): Concave    Slope (%): 2-5     


Subregion (LRR): A    Lat: 47 42' 35"    Long: 122 09' 27"     Datum: NAD83  


Soil Map Unit Name: Kitsap silt loam   NWI classification:        


Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  


Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  


Are Vegetation      , Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 


SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 


Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  


 
Is the Sampled Area 
within a Wetland?                   Yes    No  


Remarks:       
 


VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 30 ft)  % Cover    Species?    Status    
1. Acer macrophyllum   20   Yes    FACU  
2. Alnus rubra   40   Yes    FAC  
3. Thuja plicata   10            FAC  
4.                                 
                                                                                                          = Total Cover 
Sapling/Shrub Stratum   (Plot size: 10 ft) 
1. Rubus armeniacus   30   Yes    FACU  
2. Rubus ursinus   10            FACU  
3. Oemleria cerasiformis   30   Yes    FACU  
4.                                 
5.                                 
                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5 ft) 
1. Polystichum munitum   20   Yes    FACU  
2.                                 
3.                                 
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                          = Total Cover 
Woody Vine Stratum   (Plot size:      ) 
1.                                 
2.                                 
                                                                                                          = Total Cover 
 
% Bare Ground in Herb Stratum 90  % Cover of Biotic Crust        


Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    1     (A) 
 
Total Number of Dominant    
Species Across All Strata:     5    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    20    (A/B) 


 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 


         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  


  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 


            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 


 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 


Hydrophytic  
Vegetation 
Present?                 Yes     No  


Remarks: Dominant vegetation is less than 50% FAC, FACW, or OBL. 
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SOIL    
                                                   Sampling Point: B-1  


Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           


0-16       10YR 3/2       100                                            SiL           


16"+       10YR 6/1       80     10YR 5/6    20     C     M     SiL           


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 


  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 


       unless disturbed or problematic. 
Restrictive Layer (if present): 
     Type:        
     Depth (inches):        


 
 
Hydric Soil Present?     Yes     No  


Remarks:       
 


HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 


  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 


  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 


  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 


 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   


Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches):          
Saturation Present?    Yes     No      Depth (inches):          
(includes capillary fringe) 


 
 
 
Wetland Hydrology Present?    Yes     No  


Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks:       
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-942C Willows Northwest 1 City/County: King   Sampling Date:05-31-13  


Applicant/Owner: Quadrant Homes   State: Washington   Sampling Point: B-2    


Investigator(s): DRT   Section, Township, Range: Sect. 27, T26N, R5E  


Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): Concave    Slope (%): 2-5     


Subregion (LRR): A    Lat: 47 42' 35"    Long: 122 09' 27"     Datum: NAD83  


Soil Map Unit Name: Kitsap silt loam   NWI classification: PEM  


Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  


Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  


Are Vegetation      , Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 


SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 


Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  


 
Is the Sampled Area 
within a Wetland?                   Yes    No  


Remarks:       
 


VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 30 ft)  % Cover    Species?    Status    
1. Alnus rubra   30   Yes    FAC  
2. Acer macrophyllum   30   Yes    FACU  
3. Thuja plicata   10                   
4.                                 
                                                                                                          = Total Cover 
Sapling/Shrub Stratum   (Plot size: 10 ft) 
1. Rubus armeniacus   20   Yes    FACU  
2.                                 
3.                                 
4.                                 
5.                                 
                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5 ft) 
1. Athyrium filix-femina   20   Yes    FAC  
2.                                 
3.                                 
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                          = Total Cover 
Woody Vine Stratum   (Plot size:      ) 
1.                                 
2.                                 
                                                                                                          = Total Cover 
 
% Bare Ground in Herb Stratum        % Cover of Biotic Crust        


Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    2     (A) 
 
Total Number of Dominant    
Species Across All Strata:     3    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    66    (A/B) 


 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 


         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  


  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 


            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 


 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 


Hydrophytic  
Vegetation 
Present?                 Yes     No  


Remarks: Dominant species greater than 50% FAC, FACW, or OBL. 
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SOIL    
                                                   Sampling Point: B-2  


Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           


0-18       10YR 3/1       95     7.5YR 4/6    5     C     M     SiL           


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 


  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 


       unless disturbed or problematic. 
Restrictive Layer (if present): 
     Type:        
     Depth (inches):        


 
 
Hydric Soil Present?     Yes     No  


Remarks:       
 


HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 


  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 


  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 


  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 


 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   


Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches):          
Saturation Present?    Yes     No      Depth (inches):          
(includes capillary fringe) 


 
 
 
Wetland Hydrology Present?    Yes     No  


Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks: Visual evidence of seep at southwest corner of wetland. 
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-942C Willows Northwest 1 City/County: King   Sampling Date:05-31-13  


Applicant/Owner: Quadrant Homes   State: Washington   Sampling Point: C-1    


Investigator(s): DRT   Section, Township, Range: Sect. 27, T26N, R5E  


Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): Concave    Slope (%): >5     


Subregion (LRR): A    Lat: 47 42' 36"    Long: 122 09' 24"     Datum: NAD83  


Soil Map Unit Name: Kitsap silt loam   NWI classification: PSS  


Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  


Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  


Are Vegetation      , Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 


SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 


Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  


 
Is the Sampled Area 
within a Wetland?                   Yes    No  


Remarks:       
 


VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 30 ft)  % Cover    Species?    Status    
1. Alnus rubra   20   Yes    FACW  
2. Pseudotsuga menziesii   10            FACU  
3.                                 
4.                                 
                                                                                                          = Total Cover 
Sapling/Shrub Stratum   (Plot size: 10 ft) 
1. Rubus spectabilis   20   Yes    FAC  
2.                                 
3.                                 
4.                                 
5.                                 
                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5 ft) 
1. Tomea menziesii   30   Yes    FAC  
2. Athyrium filix-femina   20   Yes    FAC  
3. Lysichiton americanum   10            OBL  
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                          = Total Cover 
Woody Vine Stratum   (Plot size:      ) 
1.                                 
2.                                 
                                                                                                          = Total Cover 
 
% Bare Ground in Herb Stratum 90  % Cover of Biotic Crust        


Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    3     (A) 
 
Total Number of Dominant    
Species Across All Strata:     3    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    100    (A/B) 


 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 


         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  


  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 


            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 


 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 


Hydrophytic  
Vegetation 
Present?                 Yes     No  


Remarks: Dominant vegetation greater than 50% FAC, FACW, or OBL. 
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SOIL    
                                                   Sampling Point: C-1  


Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           


0-8       10YR 2/1       100                                            SiL           


8-12       10YR 3/1       90     10YR 5/4    10     C     M     SiL           


12"+       10YR 5/1       70     10YR 5/8    30     C     M     SiL           


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 


  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 


       unless disturbed or problematic. 
Restrictive Layer (if present): 
     Type:        
     Depth (inches):        


 
 
Hydric Soil Present?     Yes     No  


Remarks:       
 


HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 


  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 


  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 


  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 


 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   


Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches): 10    
Saturation Present?    Yes     No      Depth (inches): 0    
(includes capillary fringe) 


 
 
 
Wetland Hydrology Present?    Yes     No  


Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks:       
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-942C Willows Northwest 1 City/County: King   Sampling Date:05-31-13  


Applicant/Owner: Quadrant Homes   State: Washington   Sampling Point: C-2    


Investigator(s): DRT   Section, Township, Range: Sect. 27, T26N, R5E  


Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): Concave    Slope (%): >5     


Subregion (LRR): A    Lat: 47 42' 36"    Long: 122 09' 24"     Datum: NAD83  


Soil Map Unit Name: Kitsap silt loam   NWI classification:        


Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  


Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  


Are Vegetation      , Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 


SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 


Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  


 
Is the Sampled Area 
within a Wetland?                   Yes    No  


Remarks:       
 


VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 30 ft)  % Cover    Species?    Status    
1. Alnus rubra   40   Yes    FAC  
2. Pseudotsuga menziesii   30   Yes    FACU  
3.                                 
4.                                 
                                                                                                          = Total Cover 
Sapling/Shrub Stratum   (Plot size: 10 ft) 
1. Oemleria cerasiformis   20   Yes    FACU  
2. Rubus armeniacus   10            FACU  
3. Rubus ursinus   20   Yes    FACU  
4.                                 
5.                                 
                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5 ft) 
1. Polystichum munitum   40   Yes    FACU  
2.                                 
3.                                 
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                          = Total Cover 
Woody Vine Stratum   (Plot size:      ) 
1.                                 
2.                                 
                                                                                                          = Total Cover 
 
% Bare Ground in Herb Stratum        % Cover of Biotic Crust        


Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    1     (A) 
 
Total Number of Dominant    
Species Across All Strata:     4    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    25    (A/B) 


 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 


         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  


  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 


            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 


 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 


Hydrophytic  
Vegetation 
Present?                 Yes     No  


Remarks: Dominant vegetation less than 50% FAC, FACW or OBL. 
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SOIL    
                                                   Sampling Point: C-2  


Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           


0-6       10YR 3/3       100                                            SL           


6"+       10YR 3/4       70     10YR 5/8    30     C     M     SL           


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 


  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 


       unless disturbed or problematic. 
Restrictive Layer (if present): 
     Type:        
     Depth (inches):        


 
 
Hydric Soil Present?     Yes     No  


Remarks:       
 


HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 


  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 


  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 


  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 


 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   


Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches):          
Saturation Present?    Yes     No      Depth (inches):          
(includes capillary fringe) 


 
 
 
Wetland Hydrology Present?    Yes     No  


Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks:       
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-942C Willows Northwest 1 City/County: King   Sampling Date:05-31-13  


Applicant/Owner: Quadrant Homes   State: Washington   Sampling Point: D-1    


Investigator(s): DRT   Section, Township, Range: Sect. 27, T26N, R5E  


Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): Concave    Slope (%): 1-2     


Subregion (LRR): A    Lat: 47 42' 36"    Long: 122 09' 17"     Datum: NAD83  


Soil Map Unit Name: Kitsap silt loam   NWI classification: PSS  


Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  


Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  


Are Vegetation Yes, Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 


SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 


Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  


 
Is the Sampled Area 
within a Wetland?                   Yes    No  


Remarks: Site is overgrown with Hedera helix 
 


VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 30 ft)  % Cover    Species?    Status    
1. Abies procera   20   Yes    NI  
2. Alnus rubra   20   Yes    FAC  
3.                                 
4.                                 
                                                                                                          = Total Cover 
Sapling/Shrub Stratum   (Plot size: 10 ft) 
1. Rubus spectabilis   50   Yes    FAC  
2.                                 
3.                                 
4.                                 
5.                                 
                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5 ft) 
1. Athyrium filix-femina   20            FAC  
2. Tolmea menziesii   40   Yes    FAC  
3. Lysichiton americanum   20            OBL  
4. Polygonum sachalinensis   10            FACU  
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                          = Total Cover 
Woody Vine Stratum   (Plot size:      ) 
1. Hedera helix   70   Yes    NI  
2.                                 
                                                                                                          = Total Cover 
 
% Bare Ground in Herb Stratum        % Cover of Biotic Crust        


Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    3     (A) 
 
Total Number of Dominant    
Species Across All Strata:     4    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    75    (A/B) 


 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 


         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  


  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 


            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 


 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 


Hydrophytic  
Vegetation 
Present?                 Yes     No  


Remarks: Site is almost completely overgrown with ivy, which has no indicator status.  The herb layer is more diagnostic. 
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SOIL    
                                                   Sampling Point: D-1  


Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           


0-3       10YR 3/2       100                                            SiL           


3-20       10YR 3/1       100                                            SiL           


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 


  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 


       unless disturbed or problematic. 
Restrictive Layer (if present): 
     Type:        
     Depth (inches):        


 
 
Hydric Soil Present?     Yes     No  


Remarks:       
 


HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 


  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 


  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 


  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 


 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   


Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches): 10    
Saturation Present?    Yes     No      Depth (inches): 0    
(includes capillary fringe) 


 
 
 
Wetland Hydrology Present?    Yes     No  


Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks:       
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-942C Willows Northwest 1 City/County: King   Sampling Date:05-31-13  


Applicant/Owner: Quadrant Homes   State: Washington   Sampling Point: D-2    


Investigator(s): DRT   Section, Township, Range: Sect. 27, T26N, R5E  


Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): Concave    Slope (%): >5     


Subregion (LRR): A    Lat: 47 42' 36"    Long: 122 09' 17"     Datum: NAD83  


Soil Map Unit Name: Kitsap silt loam   NWI classification:        


Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  


Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  


Are Vegetation X, Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 


SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 


Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  


 
Is the Sampled Area 
within a Wetland?                   Yes    No  


Remarks: Appears that the vegetation has been recently sprayed to kill Solanum.  No other herbaceous vegetation is present.  Only the remnant 
vines of Solanum. 
 


VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 30 ft)  % Cover    Species?    Status    
1. Abies procera   40   Yes    NI  
2. Alnus rubra   30   Yes    FAC  
3.                                 
4.                                 
                                                                                                          = Total Cover 
Sapling/Shrub Stratum   (Plot size: 10 ft) 
1. Rubus armeniacus   20            FACU  
2. Oemleria cerasiformis   30   Yes    FACU  
3.                                 
4.                                 
5.                                 
                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5 ft) 
1.                                 
2.                                 
3.                                 
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                          = Total Cover 
Woody Vine Stratum   (Plot size: 10 ft) 
1. Solanum dulcamara   40   Yes    FAC  
2. Helix hedera   40   Yese    NI  
                                                                                                          = Total Cover 
 
% Bare Ground in Herb Stratum        % Cover of Biotic Crust        


Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    2     (A) 
 
Total Number of Dominant    
Species Across All Strata:     5    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    40    (A/B) 


 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 


         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  


  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 


            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 


 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 


Hydrophytic  
Vegetation 
Present?                 Yes     No  


Remarks: Abies procera has no indicator status.  However, it is likely FACU to UPL.   
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SOIL    
                                                   Sampling Point: D-2  


Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           


0-18       10YR 3/4       100                                            SL           


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 


  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 


       unless disturbed or problematic. 
Restrictive Layer (if present): 
     Type:        
     Depth (inches):        


 
 
Hydric Soil Present?     Yes     No  


Remarks:       
 


HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 


  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 


  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 


  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 


 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   


Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches):          
Saturation Present?    Yes     No      Depth (inches):          
(includes capillary fringe) 


 
 
 
Wetland Hydrology Present?    Yes     No  


Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks:       


 







US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 


WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-942C Willows Northwest 1 City/County: King   Sampling Date:05-31-13  


Applicant/Owner: Quadrant Homes   State: Washington   Sampling Point: E-1    


Investigator(s): DRT   Section, Township, Range: Sect. 27, T26N, R5E  


Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): Concave    Slope (%): 1-2     


Subregion (LRR): A    Lat: 47 42' 37"    Long: 122 09' 22"     Datum: NAD83  


Soil Map Unit Name: Kitsap silt loam   NWI classification: PSS  


Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  


Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  


Are Vegetation Yes, Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 


SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 


Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  


 
Is the Sampled Area 
within a Wetland?                   Yes    No  


Remarks:       
 


VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 30 ft)  % Cover    Species?    Status    
1. Thuja plicata   40   Yes    FAC  
2. Alnus rubra   20   Yes    FAC  
3. Pseudotsuga menziesii   5            FACU  
4.                                 
                                                                                                          = Total Cover 
Sapling/Shrub Stratum   (Plot size: 10 ft) 
1. Rubus spectabilis   30   Yes    FAC  
2.                                 
3.                                 
4.                                 
5.                                 
                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5 ft) 
1. Athyrium filix-femina   10            FAC  
2. Lysichiton americanum   20   Yes    OBL  
3. Equisetum arvense   30   Yes    FAC  
4. Tolmea menziesii   40   Yes    FAC  
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                          = Total Cover 
Woody Vine Stratum   (Plot size:      ) 
1.                                 
2.                                 
                                                                                                          = Total Cover 
 
% Bare Ground in Herb Stratum        % Cover of Biotic Crust        


Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    6     (A) 
 
Total Number of Dominant    
Species Across All Strata:     6    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    100    (A/B) 


 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 


         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  


  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 


            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 


 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 


Hydrophytic  
Vegetation 
Present?                 Yes     No  


Remarks: Dominant species are greater than 50% FAC, FACW, or OBL. 
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SOIL    
                                                   Sampling Point: E-1  


Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           


0-6       10YR 2/1       100                                            SiL           


6-20       10YR 3/1       100                                            SiL           


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 


  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 


       unless disturbed or problematic. 
Restrictive Layer (if present): 
     Type:        
     Depth (inches):        


 
 
Hydric Soil Present?     Yes     No  


Remarks:       
 


HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 


  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 


  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 


  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 


 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   


Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches): 4    
Saturation Present?    Yes     No      Depth (inches): 0    
(includes capillary fringe) 


 
 
 
Wetland Hydrology Present?    Yes     No  


Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks:       


 







US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 


WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-942C Willows Northwest 1 City/County: King   Sampling Date:05-31-13  


Applicant/Owner: Quadrant Homes   State: Washington   Sampling Point: E-2    


Investigator(s): DRT   Section, Township, Range: Sect. 27, T26N, R5E  


Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): Concave    Slope (%): >5     


Subregion (LRR): A    Lat: 47 42' 37"    Long: 122 09' 22"     Datum: NAD83  


Soil Map Unit Name: Kitsap silt loam   NWI classification:        


Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  


Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  


Are Vegetation X, Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 


SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 


Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  


 
Is the Sampled Area 
within a Wetland?                   Yes    No  


Remarks:       
 


VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 30 ft)  % Cover    Species?    Status    
1. Acer macrophyllum   30   Yes    FACU  
2. Alnus rubra   30   Yes    FAC  
3. Pseudotsuga menziesii   20            FACU  
4.                                 
                                                                                                          = Total Cover 
Sapling/Shrub Stratum   (Plot size: 10 ft) 
1. Oemleria cerasiformis   40   Yes    FACU  
2.                                 
3.                                 
4.                                 
5.                                 
                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5 ft) 
1. Geranium robertianum   50   Yes    FACU  
2. Polystichum munitum   20            FACU  
3.                                 
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                          = Total Cover 
Woody Vine Stratum   (Plot size:      ) 
1. Rubus armeniacus   20   Yes    FACU  
2.                                 
                                                                                                          = Total Cover 
 
% Bare Ground in Herb Stratum        % Cover of Biotic Crust        


Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    1     (A) 
 
Total Number of Dominant    
Species Across All Strata:     5    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    20    (A/B) 


 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 


         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  


  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 


            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 


 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 


Hydrophytic  
Vegetation 
Present?                 Yes     No  


Remarks: Less than 50% of the dominant species are FAC, FACW, or OBL 
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SOIL    
                                                   Sampling Point: E-2  


Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           


0-18       10YR 3/4       100                                            SL           


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 


  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 


       unless disturbed or problematic. 
Restrictive Layer (if present): 
     Type:        
     Depth (inches):        


 
 
Hydric Soil Present?     Yes     No  


Remarks:       
 


HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 


  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 


  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 


  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 


 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   


Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches):          
Saturation Present?    Yes     No      Depth (inches):          
(includes capillary fringe) 


 
 
 
Wetland Hydrology Present?    Yes     No  


Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks:       


 







US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 


WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-942C Willows Northwest 1 City/County: King   Sampling Date:05-31-13  


Applicant/Owner: Quadrant Homes   State: Washington   Sampling Point: F-1    


Investigator(s): DRT   Section, Township, Range: Sect. 27, T26N, R5E  


Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): Concave    Slope (%): 1-2     


Subregion (LRR): A    Lat: 47 42' 37"    Long: 122 09' 23"     Datum: NAD83  


Soil Map Unit Name: Kitsap silt loam   NWI classification: PSS  


Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  


Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  


Are Vegetation Yes, Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 


SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 


Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  


 
Is the Sampled Area 
within a Wetland?                   Yes    No  


Remarks:       
 


VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 30 ft)  % Cover    Species?    Status    
1. Alnus rubra   40   Yes    FAC  
2.                                 
3.                                 
4.                                 
                                                                                                          = Total Cover 
Sapling/Shrub Stratum   (Plot size: 10 ft) 
1. Rubus spectabilis   50   Yes    FAC  
2.                                 
3.                                 
4.                                 
5.                                 
                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5 ft) 
1. Athyrium filix-femina   25            FAC  
2. Equisetum arvense   30   Yes    FAC  
3. Tolmea menzeisii   30   Yes    FAC  
4. Lysichiton americanum   5            OBL  
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                          = Total Cover 
Woody Vine Stratum   (Plot size:      ) 
1.                                 
2.                                 
                                                                                                          = Total Cover 
 
% Bare Ground in Herb Stratum        % Cover of Biotic Crust        


Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    4     (A) 
 
Total Number of Dominant    
Species Across All Strata:     4    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    100    (A/B) 


 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)   100   (B) 


         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  


  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 


            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 


 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 


Hydrophytic  
Vegetation 
Present?                 Yes     No  


Remarks: Dominant species are greater than 50% FAC, FACW, or OBL. 


 







US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 


SOIL    
                                                   Sampling Point: F-1  


Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           


0-8       10YR 2/1       100                                            SiL           


8-20       10YR 3/1       100                                            SiL           


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 


  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 


       unless disturbed or problematic. 
Restrictive Layer (if present): 
     Type:        
     Depth (inches):        


 
 
Hydric Soil Present?     Yes     No  


Remarks:       
 


HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 


  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 


  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 


  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 


 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   


Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches): 5    
Saturation Present?    Yes     No      Depth (inches): 0    
(includes capillary fringe) 


 
 
 
Wetland Hydrology Present?    Yes     No  


Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks:       


 







US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 


WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-942C Willows Northwest 1 City/County: King   Sampling Date:05-31-13  


Applicant/Owner: Quadrant Homes   State: Washington   Sampling Point: F-2    


Investigator(s): DRT   Section, Township, Range: Sect. 27, T26N, R5E  


Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): Concave    Slope (%): >5     


Subregion (LRR): A    Lat: 47 42' 37"    Long: 122 09' 23"     Datum: NAD83  


Soil Map Unit Name: Kitsap silt loam   NWI classification:        


Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  


Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  


Are Vegetation X, Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 


SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 


Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  


 
Is the Sampled Area 
within a Wetland?                   Yes    No  


Remarks:       
 


VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 30 ft)  % Cover    Species?    Status    
1. Alnus rubra   40   Yes    FAC  
2.                                 
3.                                 
4.                                 
                                                                                                          = Total Cover 
Sapling/Shrub Stratum   (Plot size: 10 ft) 
1. Oemleria cerasiformis   40   Yes    FACU  
2.                                 
3.                                 
4.                                 
5.                                 
                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5 ft) 
1. Polystichum munitum   50   Yes    FACU  
2.                                 
3.                                 
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                          = Total Cover 
Woody Vine Stratum   (Plot size:      ) 
1.                                 
2.                                 
                                                                                                          = Total Cover 
 
% Bare Ground in Herb Stratum        % Cover of Biotic Crust        


Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    1     (A) 
 
Total Number of Dominant    
Species Across All Strata:     3    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    33    (A/B) 


 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 


         Prevalence Index  = B/A =  0  
Hydrophytic Vegetation Indicators:  


  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 


            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 


 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 


Hydrophytic  
Vegetation 
Present?                 Yes     No  


Remarks: Dominant species not greater than 50% FAC, FACW, or OBL. 
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SOIL    
                                                   Sampling Point: F-2  


Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           


0-18       10YR 3/4       100                                            SL           


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 


  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 


       unless disturbed or problematic. 
Restrictive Layer (if present): 
     Type:        
     Depth (inches):        


 
 
Hydric Soil Present?     Yes     No  


Remarks:       
 


HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 


  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 


  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 


  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 


 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   


Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches):          
Saturation Present?    Yes     No      Depth (inches):          
(includes capillary fringe) 


 
 
 
Wetland Hydrology Present?    Yes     No  


Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks:       


 







US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 


WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-942C Willows Northwest 1 City/County: King   Sampling Date:05-31-13  


Applicant/Owner: Quadrant Homes   State: Washington   Sampling Point: G-1    


Investigator(s): DRT   Section, Township, Range: Sect. 27, T26N, R5E  


Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): Concave    Slope (%): 1-2     


Subregion (LRR): A    Lat: 47 42' 37"    Long: 122 09' 24"     Datum: NAD83  


Soil Map Unit Name: Kitsap silt loam   NWI classification: PSS  


Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  


Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  


Are Vegetation Yes, Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 


SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 


Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  


 
Is the Sampled Area 
within a Wetland?                   Yes    No  


Remarks:       
 


VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 30 ft)  % Cover    Species?    Status    
1. Alnus rubra   30   Yes    FAC  
2. Pseudotsuga menziesii   10            FACU  
3.                                 
4.                                 
                                                                                                          = Total Cover 
Sapling/Shrub Stratum   (Plot size: 10 ft) 
1. Rubus spectabilis   20   Yes    FAC  
2. Acer circinatum   5            FAC  
3.                                 
4.                                 
5.                                 
                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5  ft) 
1. Tolmea menziesii   20   Yes    FAC  
2. Lysichiton americanum   20   Yes    OBL  
3.                                 
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                          = Total Cover 
Woody Vine Stratum   (Plot size:      ) 
1.                                 
2.                                 
                                                                                                          = Total Cover 
 
% Bare Ground in Herb Stratum        % Cover of Biotic Crust        


Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    4     (A) 
 
Total Number of Dominant    
Species Across All Strata:     4    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    100    (A/B) 


 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 


         Prevalence Index  = B/A =  7  
Hydrophytic Vegetation Indicators:  


  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 


            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 


 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 


Hydrophytic  
Vegetation 
Present?                 Yes     No  


Remarks: Dominant species are greater than 50% FAC, FACW, or OBL. 


 







US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 


SOIL    
                                                   Sampling Point: G-1  


Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           


0-5       10YR 2/1       100                                            SiL           


5-20       10YR 3/1       100                                            SiL           


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 


  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 


       unless disturbed or problematic. 
Restrictive Layer (if present): 
     Type:        
     Depth (inches):        


 
 
Hydric Soil Present?     Yes     No  


Remarks:       
 


HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 


  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 


  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 


  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 


 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   


Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches): 1    
Saturation Present?    Yes     No      Depth (inches): 0    
(includes capillary fringe) 


 
 
 
Wetland Hydrology Present?    Yes     No  


Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks:       


 







US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 


WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-942C Willows Northwest 1 City/County: King   Sampling Date:05-31-13  


Applicant/Owner: Quadrant Homesl   State: Washington   Sampling Point: G-2    


Investigator(s): DRT   Section, Township, Range: Sect. 27, T26N, R5E  


Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): Concave    Slope (%): >5     


Subregion (LRR): A    Lat: 47 42' 37"    Long: 122 09' 24"     Datum: NAD83  


Soil Map Unit Name: Kitsap silt loam   NWI classification:        


Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  


Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  


Are Vegetation X, Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 


SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 


Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  


 
Is the Sampled Area 
within a Wetland?                   Yes    No  


Remarks:       
 


VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 30 ft)  % Cover    Species?    Status    
1. Alnus rubra   60   Yes    FAC  
2. Psuedotsuga menziesii   30            FACU  
3.                                 
4.                                 
                                                                                                          = Total Cover 
Sapling/Shrub Stratum   (Plot size: 10 ft) 
1. Oemleria cerasiformis   50   Yes    FACU  
2. Acer circinatum   20            FAC  
3. Rubus ursinus   10            FACU  
4.                                 
5.                                 
                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5 ft) 
1. Polystichum munitum   50   Yes    FACU  
2. Geranium robertianum   20            FACU  
3.                                 
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                          = Total Cover 
Woody Vine Stratum   (Plot size:      ) 
1. Solanum dulcamara   80   Yes    FAC  
2.                                 
                                                                                                          = Total Cover 
 
% Bare Ground in Herb Stratum        % Cover of Biotic Crust        


Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    1     (A) 
 
Total Number of Dominant    
Species Across All Strata:     3    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    33    (A/B) 


 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 


         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  


  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 


            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 


 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 


Hydrophytic  
Vegetation 
Present?                 Yes     No  


Remarks: Dominant species are less than 50% FAC, FACW, or OBL. 


 







US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 


SOIL    
                                                   Sampling Point: G-2  


Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           


0-22       10YR 3/4       100                                            SL           


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         


                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 


  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 


       unless disturbed or problematic. 
Restrictive Layer (if present): 
     Type:        
     Depth (inches):        


 
 
Hydric Soil Present?     Yes     No  


Remarks:       
 


HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 


  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 


  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 


  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 


 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   


Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches):          
Saturation Present?    Yes     No      Depth (inches):          
(includes capillary fringe) 


 
 
 
Wetland Hydrology Present?    Yes     No  


Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks:       
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APPENDIX C 
 


STORMWATER PIPE INSPECTION 
BRAVO ENVIRONMENTAL 


 







Willows Northwest 1 
Stormwater Pipe 


Inspection 
 


 
Date of Inspection: 


March 23, 2013 
 
 
 
 
 


 


 
 
 
 
 
 
 
 


 
 
 


 


 
 


Full inspection video is available. 











 Bravo Environmental
 6437 S 144th


 Tukwila, WA 98168
Tel: 425-424-9000
Fax: 425-424-9002


 


City : Redmond


Inspection Report / Inspection: Willows Pacific LLC
Date Job Number Weather Surveyor's Name Pipe Segment Reference Section No.


Certificate No. Survey Customer System Owner Date Cleaned Pre-Cleaning Sewer Category


Street123 Use of Sewer Upstream MH
City Drainage Area Dowstream MH
Loc. details Flow Control Dir. of Survey
Location Code Length surveyed Section Length


Purpose of Survey Joint Length
Year Laid Dia./Height
Year Rehabilitated Material
Tape / Media No. Lining Method


Add. Information :


3/23/2013  Dry Tim  4


R-06-1009    No Pre-Cleaning  


NE 124th  St
Redmond


Stormwater


156.70 ft


1
2
Upstream
156.70 ft


Maintenance Related


WPLLC


24 inch
Corrugated Metal Pipe


1:405 Position Code Observation Grade


Willows Pacific LLC   //   Page: 1


0.00 AMH Manhole / 2


18.45 RFJ M 1Roots Fine Joint, at 04 o'clock, within 8 inches of
joint: YESR


38.50 RFJ M 1Roots Fine Joint, at 04 o'clock, within 8 inches of
joint: YESR


59.05 RFJ M 1Roots Fine Joint, from 04 to 08 o'clock, within 8
inches of joint: YESR


78.65 RFJ M 1Roots Fine Joint, from 04 to 05 o'clock, within 8
inches of joint: YESR


98.60 RFJ M 1Roots Fine Joint, from 05 to 06 o'clock, within 8
inches of joint: YESR


117.55 RMJ M 3Roots Medium Joint, from 03 to 09 o'clock, 30 %,
within 8 inches of joint: YESR


156.70 AMH Manhole / 1


2


18.45 FT


59.05 FT


117.55 FT


1


QSR QMR SPR MPR OPR SPRI MPRI OPRI


0000 3115 0 8 8 0 1.33 1.33







 Bravo Environmental
 6437 S 144th


 Tukwila, WA 98168
Tel: 425-424-9000
Fax: 425-424-9002


 


City : Redmond


Inspection photos / Inspection: Willows Pacific LLC
City : Street : Date : Pipe Segment Reference : Section No :


Redmond NE 124th  St   4


Willows Pacific LLC   //   Page: 2


 


Photo: 1_2_NE 124th  St_23032013_104128_A.JPG, VCR No.:
WPLLC
18.45FT, Roots Fine Joint, at 04 o'clock, within 8 inches of joint: YESR


 


Photo: 1_2_NE 124th  St_23032013_104834_A.JPG, VCR No.:
WPLLC
59.05FT, Roots Fine Joint, from 04 to 08 o'clock, within 8 inches of 
joint: YESR







 Bravo Environmental
 6437 S 144th


 Tukwila, WA 98168
Tel: 425-424-9000
Fax: 425-424-9002


 


City : Redmond


Inspection photos / Inspection: Willows Pacific LLC
City : Street : Date : Pipe Segment Reference : Section No :


Redmond NE 124th  St   4


Willows Pacific LLC   //   Page: 3


 


Photo: 1_2_NE 124th  St_23032013_105454_A.JPG, VCR No.:
WPLLC
117.55FT, Roots Medium Joint, from 03 to 09 o'clock, 30 %, within 8 
inches of joint: YESR







 Bravo Environmental
 6437 S 144th


 Tukwila, WA 98168
Tel: 425-424-9000
Fax: 425-424-9002


 


City : Redmond


Inspection Report / Inspection: Willows Pacific LLC
Date Job Number Weather Surveyor's Name Pipe Segment Reference Section No.


Certificate No. Survey Customer System Owner Date Cleaned Pre-Cleaning Sewer Category


Street123 Use of Sewer Upstream MH
City Drainage Area Dowstream MH
Loc. details Flow Control Dir. of Survey
Location Code Length surveyed Section Length


Purpose of Survey Joint Length
Year Laid Dia./Height
Year Rehabilitated Material
Tape / Media No. Lining Method


Add. Information :


3/23/2013  Dry Tim  3


R-06-1009    No Pre-Cleaning  


NE 124th  St
Redmond


Stormwater


93.35 ft


2
3
Downstream
93.35 ft


Maintenance Related


WPLLC


24 inch
Corrugated Metal Pipe


1:240 Position Code Observation Grade


Willows Pacific LLC   //   Page: 1


0.00 AMH Manhole / 2


0.00 RMJ M 3Roots Medium Joint, from 05 to 08 o'clock, 5 %,
within 8 inches of joint: YESR


13.75 RFJ M 1Roots Fine Joint, from 04 to 08 o'clock, within 8
inches of joint: YESR


34.05 RFJ M 1Roots Fine Joint, from 04 to 08 o'clock, within 8
inches of joint: YESR


93.35 MSA Survey Abandoned / Roots


2


QSR QMR SPR MPR OPR SPRI MPRI OPRI


0000 3112 0 5 5 0 1.67 1.67







 Bravo Environmental
 6437 S 144th


 Tukwila, WA 98168
Tel: 425-424-9000
Fax: 425-424-9002


 


City : Redmond


Inspection Report / Inspection: Willows Pacific LLC
Date Job Number Weather Surveyor's Name Pipe Segment Reference Section No.


Certificate No. Survey Customer System Owner Date Cleaned Pre-Cleaning Sewer Category


Street123 Use of Sewer Upstream MH
City Drainage Area Dowstream MH
Loc. details Flow Control Dir. of Survey
Location Code Length surveyed Section Length


Purpose of Survey Joint Length
Year Laid Dia./Height
Year Rehabilitated Material
Tape / Media No. Lining Method


Add. Information :


3/23/2013  Dry Tim  2


R-06-1009    No Pre-Cleaning  


NE 124th  St
Redmond


Stormwater


79.10 ft


2
3
Upstream
79.10 ft


Maintenance Related


WPLLC


24 inch
Corrugated Metal Pipe


1:210 Position Code Observation Grade


Willows Pacific LLC   //   Page: 1


0.00 AMH Manhole / 3


16.95 S1 RMJ M 3Roots Medium Joint, from 04 to 08 o'clock, 5 %,
within 8 inches of joint: YESR, Start


40.95 F1 RMJ M 3Roots Medium Joint, from 04 to 08 o'clock, 5 %,
within 8 inches of joint: YESR, Finish


49.15 S2 RMB M 4Roots Medium Barrell, from 04 to 08 o'clock, 10
%, within 8 inches of joint: YES, Start


79.10 F2 RMB M 4Roots Medium Barrell, from 04 to 08 o'clock, 10
%, within 8 inches of joint: YES, Finish


79.10 RMJ M 3Roots Medium Joint, from 03 to 09 o'clock, 25 %,
within 8 inches of joint: YESR


79.10 MSA Survey Abandoned / Roots


3


16.95 FT


QSR QMR SPR MPR OPR SPRI MPRI OPRI


0000 4636 0 42 42 0 3.5 3.5







 Bravo Environmental
 6437 S 144th


 Tukwila, WA 98168
Tel: 425-424-9000
Fax: 425-424-9002


 


City : Redmond


Inspection photos / Inspection: Willows Pacific LLC
City : Street : Date : Pipe Segment Reference : Section No :


Redmond NE 124th  St   2


Willows Pacific LLC   //   Page: 2


 


Photo: 2_3_NE 124th  St_23032013_094942_A.JPG, VCR No.:
WPLLC
16.95FT, Roots Medium Joint, from 04 to 08 o'clock, 5 %, within 8 
inches of joint: YESR, Start







 Bravo Environmental
 6437 S 144th


 Tukwila, WA 98168
Tel: 425-424-9000
Fax: 425-424-9002


 


City : Redmond


Inspection Report / Inspection: Willows Pacific LLC
Date Job Number Weather Surveyor's Name Pipe Segment Reference Section No.


Certificate No. Survey Customer System Owner Date Cleaned Pre-Cleaning Sewer Category


Street123 Use of Sewer Upstream MH
City Drainage Area Dowstream MH
Loc. details Flow Control Dir. of Survey
Location Code Length surveyed Section Length


Purpose of Survey Joint Length
Year Laid Dia./Height
Year Rehabilitated Material
Tape / Media No. Lining Method


Add. Information :


3/23/2013  Dry Tim  1


R-06-1009    No Pre-Cleaning  


NE 124th  St
Redmond


Stormwater


175.65 ft


3
4
Downstream
175.65 ft


Maintenance Related


WPLLC


24 inch
Corrugated Metal Pipe


1:450 Position Code Observation Grade


Willows Pacific LLC   //   Page: 1


0.00 AMH Manhole / 3


14.55 RMJ M 3Roots Medium Joint, from 04 to 08 o'clock, 15 %,
within 8 inches of joint: YESR


34.70 RMJ M 3Roots Medium Joint, from 04 to 08 o'clock, 10 %,
within 8 inches of joint: YESR


173.25 RPP Repair Patch, at 02 o'clock, within 8 inches of
joint: NO 


175.65 RFJ M 1Roots Fine Joint, from 05 to 07 o'clock, within 8
inches of joint: YESR


175.65 AMH Manhole / 4


3


34.7 FT


173.25 FT


4


QSR QMR SPR MPR OPR SPRI MPRI OPRI


0000 3211 0 7 7 0 2.33 2.33







 Bravo Environmental
 6437 S 144th


 Tukwila, WA 98168
Tel: 425-424-9000
Fax: 425-424-9002


 


City : Redmond


Inspection photos / Inspection: Willows Pacific LLC
City : Street : Date : Pipe Segment Reference : Section No :


Redmond NE 124th  St   1


Willows Pacific LLC   //   Page: 2


 


Photo: 3_4_NE 124th  St_23032013_092427_A.JPG, VCR No.:
WPLLC
34.7FT, Roots Medium Joint, from 04 to 08 o'clock, 10 %, within 8 
inches of joint: YESR


 


Photo: 3_4_NE 124th  St_23032013_093741_A.JPG, VCR No.:
WPLLC
173.25FT, Repair Patch, at 02 o'clock, within 8 inches of joint: NO
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APPENDIX D 
 


STREAM HABITAT REPORT, UNNAMED WATERCOURSE 
SW CORNER WILLOWS ROAD AND NE 124TH STREET, 


REDMOND, WASHINGTON 
 


CEDAROCK CONSULTANTS, INC. 
19 NOVEMBER 2015 
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APPENDIX E 
 


RATIONAL METHOD BASIN ANALYSIS 
KPFF 


 







KPFF Consulting Engineers, Inc


Proctor Willows
KPFF 1600273
December 2016


Drainage Calculations - Upstream Runoff Calculation for Stream


Basin Name: Physio Development
Basin Description:


Assumptions & Constants
Pr = 1.9 in. (for 2-yr 24-hr event per KCSWDM Figure 3.2.1.A)
ar = 1.58 (for 2-year event per KCSWDM Table 3.2.1.B)
br = 0.58 (for 2-year event per KCSWDM Table 3.2.1.B)
Tc = 6 minutes


C impervious = 0.90 (pavement and roofs per KCSWDM Table 3.2.1.A)
C pervious = 0.25 (lawns per KCSWDM Table 3.2.1.A)


Runoff Calculations
Area, impervious = 264,000 sf
Area, impervious = 6.06 ac


Area, pervious = 176,000 sf
Area, pervious = 4.04 ac


Area, total = 10.10 ac
C, average = 0.64


i 2- yr = 0.56
I2-yr = 1.06 in/hr


Total Flow, Q = 6.86 cfs


Basin Name: Onsite Area Draining to Stream
Basin Description:


Assumptions & Constants
Pr = 1.9 in. (for 2-yr 24-hr event per KCSWDM Figure 3.2.1.A)
ar = 1.58 (for 2-year event per KCSWDM Table 3.2.1.B)
br = 0.58 (for 2-year event per KCSWDM Table 3.2.1.B)
Tc = 8 sf minutes (KCSWDM pg 3-12)


C impervious = 0.9 (pavement and roofs per KCSWDM Table 3.2.1.A)
C pervious = 0 sf (pasture per KCSWDM Table 3.2.1.A)


Runoff Calculations
Area, impervious = 0 sf
Area, impervious = 0.00 ac


Area, pervious = 410,000 sf
Area, pervious = 9.41 ac


Area, total = 9.41 ac
C, average = 0.20


i 25- yr = 0.47
I25-yr = 0.90 in/hr


Total Flow, Q = 1.69 cfs


Description:  2-yr Rational Method runoff calculations


Developed LandGeneral Estimate, Rough Area assumed to be 40-Pervious, 60 Impervious


General Estimate, Rough Area assumed to be 100-Pervious, 0 Impervious


PW Rational Method.xls | Onsite 2yr 1 of 3 12/8/2016 | 9:39 AM







N


176,000 sf Pervious
264,000 sf Impervious


410,000 SF Pervious
1.69 CFS (2YR)


6.86 CFS (2YR)
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We appreciate the opportunity to review this proposal and may have additional comments if the documents
requested above are available.

Thank you,
Karen Walter
Watersheds and Land Use Team Leader

Muckleshoot Indian Tribe Fisheries Division
Habitat Program
39015 172nd Ave SE
Auburn, WA 98092
253-876-3116
________________________________________
From: Gloria Meerscheidt [GMeerscheidt@REDMOND.GOV]
Sent: Wednesday, February 28, 2018 10:37 AM
To: Adam; andy.swayne@pse.com; Chris Jenkins; connie.blumen@kingcounty.gov; Dan Sokol;
dbeadle@ci.sammamish.wa.us; Elaine Somers; Elizabeth.Elliott@kingcounty.gov; Erika Harris; Fisheries Fileroom;
fmiller@lwsd.org; gary.kriedt@kingcounty.gov; genick@tulaliptribes-nsn.gov; Gretchen.Kaehler@dahp.wa.gov;
Heidi Bedwell; Ivy Freitag; Jennifer Meisner; Johnson Meninick; Jon Regala; Karen Walter; Kate Valdez;
klyste@stillaguamish.com; Laura Murphy; Mark.Wilgus@kingcounty.gov; mattb@snoqualmietribe.us; Peter
Rosen; Philippe D. LeTourneau; Puget Sound Clean Air Agency; Ramin Pazooki;
robert.nunnenkamp@kingcounty.gov; rrod; ryoung@tulaliptribes-nsn.gov; sepacenter@dnr.wa.gov;
sepadesk@dfw.wa.gov; sepaunit@ecy.wa.gov; Steve Mullen-Moses; Steve.Bottheim@kingcounty.gov; Steven
Mullen-Moses; tina.morehead@kingcounty.gov; tlavender2@frontier.com; tmcgruder@gmail.com; Tom Hinman-
citizen; wendy klahr
Cc: Andrew Bauer; Gloria Meerscheidt; bonnie.geers@quadranthomes.com
Subject: City of Redmond, SEPA-2017-01113 Proctor Site Specific Comprehensive Plan Amendment and Rezone
Request

To review documents related to this project visit:

http://www.redmond.gov/development/CodesandRules/LandUseActionNotices

Click the neighborhood:  Willows/Rose Hill.

and scroll to the project name listed alphabetically.

Project name:  Proctor Site Specific Comprehensive Plan Amendment and Rezone Request

To keep current on future developments for this project,
additional information can be found on the Neighborhood Project Web
Page<http://www.redmond.gov/Residents/neighborhood_projects/WillowsRoseHill>.

This message has been scanned for malware by Websense. www.websense.com<http://www.websense.com/>

http://www.redmond.gov/development/CodesandRules/LandUseActionNotices
http://www.redmond.gov/Residents/neighborhood_projects/WillowsRoseHill
http://www.websense.com/


Support Services Center 

15212 NE 95
TH

 Street • Redmond, WA 98052 

Office: (425) 936-1100 •Fax: (425) 883-8387 

www.lwsd.org 

 

March 14, 2018 
 
 
 
VIA EMAIL: 
abauer@redmond.gov 
 
 
City of Redmond 
ATTN:  Andrew Bauer 
15670 NE 85th Street 
Redmond, WA 98052 
 
 
 
RE: SEPA Non-Project DNS for Proctor Site Specific Comprehensive Plan Amendment and 

Rezone Request 
 

 
Dear Mr. Bauer: 
 
 The Lake Washington School District (the “District”) appreciates the opportunity to 
submit comments regarding the above referenced non-project proposal (the “Proposal”).  The 
property subject to the Proposal sits within the District’s educational service boundaries and 
within approximately two miles of the District’s Support Services and Transportation Services 
Centers.  The District has concerns regarding the potential impacts of new residential 
development on school capacity and related impacts on the transportation system.   
 
 The District is one of the fastest growing school districts in Washington.  Over the last 
six years, the District has grown by over 4,600 students.  The District expects, based on recent 
enrollment projects, to grow by an additional 3,000 students over the next six years.  At the same 
time, the District lacks the permanent capacity needed to house the existing student population.  
Currently, approximately 12% of our student capacity is in portable facilities.  Many of our 
current schools are at maximum capacity for portable siting.  In addition to funding constraints, 
we face challenges in providing new school capacity due to the lack of property within our 
District and inside the urban growth boundary available for new school construction.   
 
 The District would be hard pressed to serve new development on the subject property 
under its present zoning and the proposed modification.  While we understand that any 
residential development on the subject property would be subject to the payment of school 
impact fees, impact fees fund only a small portion of the total costs of new capacity and do not, 
in any manner, address the challenge of locating land appropriate for new school capacity.   
 

http://www.lwsd.org/
mailto:abauer@redmond.gov


   

 The District and the City must work together in collaboration to address the District’s 
school siting needs so that the City can meet the Growth Management Act requirement to ensure 
the timely delivery of public facilities and services necessary to support new development.  This 
planning concept is supported by the King County Countywide Planning Policy PF-19A, which 
“commit[s] jurisdictions to working together to identify future school sites with the [urban 
growth area and] direct[s] jurisdictions to use zoning and other land use tools to ensure a 
sufficient supply of land for siting schools.”  The District appreciates the City’s recent 
participation in a joint jurisdictional planning meeting pursuant to Policy PF-19A.  However, we 
need the City to now go further to fulfill our shared school planning obligations as the City plans 
for additional residential growth.   
 
 In addition to school capacity concerns, the District also believes that any additional 
traffic from the subject property would impact District transportation activities in the project 
area.  The District’s school bus transportation base is located nearby and provides service from 
that base throughout the District.   
 
 Thank you for your consideration of the District’s comments.  Please contact me directly 
if you have any questions.  Thank you.  
 
Sincerely, 
 

 
 
Forrest Miller 
Director, Support Services 
 
 
cc: Karen Anderson, City of Redmond Planning Director 
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NOTICE OF PUBLIC HEARING 
CITY OF REDMOND 

 
Comprehensive Plan & Zoning Amendment: Proctor Request for Site-Specific Amendment 

 
 The City of Redmond Planning Commission will hold a Public Hearing in the Council Chambers, 

15670 NE 85th Street, Redmond, Washington on October 24, 2018, at 7:00 p.m. or as soon 
thereafter as possible, on:  

 
SUBJECT:  Proposed Comprehensive Plan and Zoning Code amendment to designate the site at the 
SW corner of 124th Street NE and Willows Road (parcels 272605-9026; 9024) from “Business Park” 
to “Design District” in order to allow standalone residential uses such as attached dwelling units (e.g. 
townhomes) and multifamily structures. More information can be found at 
www.redmond.gov/willowsrosehill or is available upon request at the contact info below. 

 
 REQUESTED ACTION:  Planning Commission recommendation on the proposed 

Comprehensive Plan and Zoning amendment. 
   

All persons are invited to comment in person at the hearing, or in writing prior to the hearing, to 
the Planning Department at City Hall, P.O. Box 97010, Redmond, Washington, 98073-9710.  
Telephone number: (425) 556-2440, Fax Number: (425) 556-4242, or e-mail 
planningcommission@redmond.gov.  Contact Andrew Bauer (425-556-2750, 
abauer@redmond.gov) for more information.   
 
A copy of the Technical Committee Recommendation to the Planning Commission will be 
available no later than October 19, 2018 from the Planning Department, 4th Floor of City Hall and 
on the City’s web site at www.redmond.gov/planningcommission 
 
If you are hearing or visually impaired, please notify the Planning Department at (425) 556-2440 
one week in advance of the hearing in order to be provided assistance. 

 
                                                                         LEGAL NOTICE:  October 3, 2018 

 

http://www.redmond.gov/willowsrosehill
Andrew Bauer
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Rev 06/2016 

 

 

Comprehensive Plan Amendment 
Development Regulation Amendment 

 

 
Notice of Intent to Adopt Amendment 

60 Days Prior to Adoption 

Indicate one (or both, if applicable): 
 

Pursuant to RCW 36.70A.106, the following jurisdiction provides notice of intent to adopt a 
proposed comprehensive plan amendment and/or development regulation amendment under 
the Growth Management Act. 

 
Jurisdiction: City of Redmond 
Mailing Address: PO Box 97010 

Redmond, WA 98073-9710 
Date: October 11, 2018 

 
Contact Name: Andrew Bauer 
Title/Position: Senior Planner 
Phone Number: 425-556-2750 
E-mail Address: abauer@redmond.gov 

 
Brief Description of the 
Proposed/Draft Amendment: 
If this draft amendment is provided to 
supplement an existing 60-day notice 
already submitted, then please provide 
the date the original notice was 
submitted and the Commerce Material 
ID number located in your Commerce 
acknowledgement letter. 

The proposed amendment is to designate the 
property at the SW corner of NE 124th Street and 
Willows Road (parcels 272605-9026; 9024) from 
“Business Park” to “Design District” and to adopt 
policies and zoning regulations in order to allow 
standalone residential uses such as attached 
dwelling units (e.g. townhomes) and multifamily 
structures. 

Is this action part of the 
scheduled review and update? 
GMA requires review every 8 years 
under RCW 36.70A.130(4)-(6). 

Yes:  
No: _X_ 

Public Hearing Date: Planning Commission: 10/24/2018 
Council: N/A 

Proposed Adoption Date: Anticipated Jan-Feb 2019 

mailto:abauer@redmond.gov
http://apps.leg.wa.gov/rcw/default.aspx?cite=36.70a.130
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