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EXECUTIVE SUMMARY
SITE NAME:

Triad Commercial Development Mitigation Plan

SITE LOCATION:

Parcel 4495401361. at 3607 24TH STREET EAST in Sumner, WA

PROJECT STAFF: Alexander Callender MS, PWS
FIELD SURVEY: November 9, 2020
HYDROLOGY: One off-site Palustrine Emergent Seasonally Flooded Wetland (PEMC)
(Wetland B) Wetland B was discovered and delineated by others.
SOILS: Soils generally confirm NRCS vicinity mapped soil types:
•

Puyallup fine sandy loam (31A)

VEGETATION: Wetland Vegetation was identified in Wetland B (Offsite). Onsite portion of
the buffer which we are managing is primarily Himalayan blackberry, Reed canary grass
and Scotch broom.
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1.0 INTRODUCTION
This report is the result of a study conducted on 307,649 square foot Parcel 4495401361 at 3607 24TH
STREET EAST in Sumner, WA (Figure 1).
A previous study by Soundview Consultants submitted and was accepted by the City of Sumner for
development on the parcel. That report is the basis for the establishment of wetland boundaries,
buffers.
The purpose of this report is to :
1) identify and describe the proposed on-site mitigation
2) Create a performance plan and
3) maintenance and contingencies
4) financial sureties.
This report was prepared to satisfy the mitigation requirements set forth by the City of Sumner in SMC
16.46.150 and 16.46.150(I), future development will require planting, and fencing of the wetlands as
build out occurs.
This report will be an addendum and utilize information from the previously submitted and accepted
critical areas report for the project by Soundview Consultants dated August 10, 2020.
The City of Sumner and possibly other agencies that may evaluate impacts to critical areas from the
proposed project will be able to utilize information in this report.
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2.0 GENERAL PROPERTY AND LAND USE
2.1

Historical and Current Land Use

Historically, the subject property has undeveloped commercial lot used primarily for cattle grazing. Now
the site has different invasives such as Reed canary grass, Himalayan blackberry and Scotch broom. The
report mentions:
“The area surrounding Wetland B is highly degraded due to a dominance of invasive plants
including reed canarygrass, Scotch broom, and Himalayan blackberry. “
This development plan includes grading for a new commercial building (Figure 2). Since the buffer is
primarily invasive species we will be actively removing invasive species before planting to improve the
chances of success. This will be done with a brush hog or a flail mower which will remove the plants
without a lot of ground disturbance.

Buffer Planting
Area

Figure 2 – Proposed Development
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3.0 Regulatory Review
3.1 City of Sumner Regulations

In accordance with SMC 16.46.150. The applicant will apply the impact mimimizing measures found in
Table 2 (below).
Other pertinent regulations include:
D. Buffers on Wetland Mitigation Sites. All wetland mitigation sites shall have buffers consistent with the buffer
requirements of this chapter. Buffers shall be based on the expected or target category of the proposed wetland
mitigation site.

The SVC report identifies the wetlands as Category IV wetlands with a fifty foot buffer which is what is
available for enhancement in our plan.
E. Buffer Maintenance. Except as otherwise specified or allowed in accordance with this chapter, wetland buffers
shall be retained in an undisturbed or enhanced condition. In the case of compensatory mitigation sites, removal
of invasive nonnative weeds is required for the duration of the mitigation bond (SMC 16.46.190(D) and (E)).

The maintenance and monitoring performance plan requires less than 20% invasive coverage to
maintain success.
F. Impacts to Buffers. Requirements for the compensation for impacts to buffers are outlined in SMC 16.46.170.

J. Buffer Mitigation Ratios. Impacts to buffers shall be mitigated at a minimum 1:1 ratio. Compensatory
buffer mitigation shall replace those buffer functions lost from development.
H. Allowed Buffer Uses. The following uses may be allowed within a wetland buffer in accordance with the review
procedures of this chapter, provided they are not prohibited by any other applicable law and they are conducted in
a manner so as to minimize impacts to the buffer and adjacent wetland

7. Enhancement of a wetland buffer through the removal of nonnative invasive plant species.

Removal of invasive plant species shall be restricted to hand removal ounless other methods are ce the
site is prepared for palnting. Plants disposed of at an approved landfill. Plants that appear on the
Washington State Noxious Weed Control Board list of noxious weeds must be handled and disposed of
according to a noxious weed control plan appropriate to that species. Revegetation with appropriate
native species at natural densities is allowed in conjunction with removal of invasive plant species.
2. Permanent Signs. As a condition of any permit or authorization issued pursuant to this chapter, the
administrator may require the applicant to install permanent signs along the boundary of a wetland or buffer.
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We are proposing enhancement of the buffer to maintain functions. Wetland Buffer Signage will be
included in the plan in accordance with the following.
a. Permanent signs shall be made of an enamel-coated metal face and attached to a metal post or another
nontreated material of equal durability. Signs must be posted at an interval of one every 50 feet, or one per lot if
the lot is less than 50 feet wide, and must be maintained by the property owner in perpetuity. The signs shall be
worded as follows or with alternative language approved by the director:
Protected Wetland Area Do Not Disturb
Contact City of Sumner
Regarding Uses, Restrictions, and Opportunities for Stewardship
b. The provisions of subsection (I)(2)(a) of this section may be modified as necessary to assure protection of
sensitive features or wildlife.
3. Fencing.
a. The applicant shall be required to install a permanent fence around the wetland or buffer when domestic
grazing animals are present or may be introduced on site.
b. Fencing installed as part of a proposed activity or as required in this subsection shall be designed so as to not
interfere with species migration, including fish runs, and shall be constructed in a manner that minimizes impacts
to the wetland and associated habitat.

A metal three strand wire fence will be installed at the perimiter to prevent encroachment but allow
wildlife to pass.
J. Except as otherwise specified, wetland buffer zones shall be retained in their natural condition. Where buffer
disturbance has occurred during construction, revegetation with native vegetation shall be required.

A revegetation plan will follow.
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4.0 PROPOSED PROJECT
4.1 Project Elements
The applicant proposes:’
•

5,329 square foot of mitigation plantings to mitigate an area that has been designated as
buffer for offsite Wetland B The planting plan will be submitted for approval prior to planting.

•

An as built will be produced of the planting with any approved changes or substitutions to the
plan within 1 month of planting.

•

Monitoring will occur for five years with a report each year of mitigation performance according
to a performance plan outlined in the mitigation plan.

•

Contingencies will be implemented as approved by the City of Sumner should any performance
criteria not meet the standards.

4.2 Project Impacts Avoidance and Minimization

In accordance with Sumner Municipal Code - Mitigation sequencing the project has attempted to avoid
impacts first. The size of the developed area to include the driveway, building and other amenities has
been arranged and limited in to order to avoid and minimize impacts.

4.3 Water Quality Impacts

Water quality impacts will be address by building to the standards found in the most recent ECY
Stormwater Manual (ECY, 2012). BMP’s such as silt fences and working in the dry, splash blocks on
downspouts and infiltration trenches will ensure that no discharges to waters of the state will occur.
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5.0 MITIGATION
5.1 Mitigation Requirements

Additional mitigating measures found in Table 2

Table 2 – Required Measures to Minimize Impacts to Wetlands
(Measures are required if applicable to a specific proposal)
Disturbance

Required Measures to Minimize Impacts

Lights

• Direct lights away from wetland

Noise

• Locate activity that generates noise away from wetland
• If warranted, enhance existing buffer with native vegetation plantings
adjacent to noise source
• For activities that generate relatively continuous, potentially disruptive
noise, such as certain heavy industry or mining, establish an additional
10-foot heavily vegetated buffer strip immediately adjacent to the outer
wetland buffer

Toxic runoff

• Route all new, untreated runoff away from wetland while ensuring
wetland is not dewatered
• Establish covenants limiting use of pesticides within 150 feet of wetland
• Apply integrated pest management

Stormwater
runoff

• Retrofit stormwater detention and treatment for roads and existing
adjacent development
• Prevent channelized flow from lawns that directly enters the buffer
• Use low intensity development techniques (for more information refer to
the drainage ordinance and manual)

Change in water • Infiltrate or treat, detain, and disperse into buffer new runoff from
regime
impervious surfaces and new lawns
Pets and human • Use privacy fencing or plant dense vegetation to delineate buffer edge
disturbance
and to discourage disturbance using vegetation appropriate for the
ecoregion
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Table 2 – Required Measures to Minimize Impacts to Wetlands
(Measures are required if applicable to a specific proposal)
Disturbance

Required Measures to Minimize Impacts
• Place wetland and its buffer in a separate tract or protect with a
conservation easement

Dust

• Use best management practices to control dust

Invasive Himalayan blackberries will be sprayed and cut if needed.
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5.2 Mitigation Functional Analysis

The following planting plan will improve and result in no net loss of wetland functions and values and
improve the overall landscape as well by:
• providing increase roughness
•

increasing nutrient uptake of stormwater

•

Provide screening for wildlife,

• Provide shade for water quality and habitat,
• Produce food for wildlife and structure to an area that was formerly lawn.
Currently, the area that will be improved is functioning as upland field which is compromised by the
invasive blackberries and reed canary grass found on site. The main disturbance from the development
will be noise from the facility. The mitigation area does not have any trees or low shrubs, and the edge
of the wetland will need shrubs to screen wildlife from the disturbances created by everyday activities.
This plan will provide a proper buffer in the area where it matters most, between the building and the
wetland. The planting plan will provide species diversity and structure.
A comparison of buffer functions has been provided that uses a qualitative rating similar to that of the
Wetland Rating System (Hruby, 2014) as this type of resolution has been found to be the best available
science for semi-quantitatively determining functions and values in the field.
Buffer Functions Comparison Before and After Mitigation
Buffer
Perf
criteria

Screening

Before
mitigating
measures

Poor

After
mitigating
measures

Better

Nutrient
uptake

Snags
and
Logs

Other
Habitat

Structure

Surface
roughness

Temperature
attenuation

Erosion
control

Good

Poor

Poor

Poor

Poor

Poor

Poor

Good

Poor

Poor

Better

Better

Best

Better

Features
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5.3 Planting Plan
The following planting plan will be installed.

Table 1 Plants and Costs * (5,329 square feet) (Figure 3)
Common
Name

Zone

Scientific Name

Spacing

Quantity

Cost

Total

Buckthorn
cascara

1

Frangula purshiana

15 ft oc

10

$15.00

$150.00

Sitka willow

1

Salix sitchensis

10 ft oc

10

$15.00

$150.00

Ribes
sanguinium

8 ft oc

5

$15.00

$75.00

Red flowering 2
current
Red
osier 3
dogwood

Cornus alba

8 ft oc

20

$15.00

$300.00

Pacific
ninebark

3

Physocarpa
capitatus

8 ft oc

10

$15.00

$150.00

Salmonberry

2

Rubus spectabilis

5 ft

15

$15.00

$225.00

Sitka spruce

1

Picea sitchensis

15 ft

5

$15.00

$75.00

Total

75

$1125.00

Table 2. Total Costs
Labor

$1,500

$1000.00

Mulch

600

$600.00

Monitoring w/report (5years)

500

$2500.00

Plants and Materials

$1125.00

Total

$5225.00

*=Not included in bond
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Insert Figure 3
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Trees and shrubs will be planted at grade in holes 2-3 times the width of the container or root ball.
Mulch will be applied around each tree 2-4 inches deep in a three-foot diameter around the tree with an
edge to retain water. Containerized rootbound trees will be cut with sharp shears on the bottom in an x
pattern to promote root growth. Four cuts will be made vertically to allow roots to spread. Trees and
shrubs will be thoroughly watered in after installation. The whole area will be sheet mulched to prevent
weeds from taking hold and to retain water.

5.4 Monitoring Plan

The planting plan will be monitored for five years following the As – built (Year 0). Monitoring of the
performance standards will be provided each spring, shortly after leaf out, to aid in plant identification.
A report that communicates the findings will be provided to the County staff a month following the
monitoring. The report will contain pictures to allow the City personnel to evaluate site conditions and
performance standards. The photos in the report will be taken in four cardinal directions unless there is
a direction that provides a better view will be taken at 6 photo points that will be established during the
as-built (Year 0). Management of performance deficiencies or maintenance will occur during the spring
or fall season following monitoring and a summary of management actions will be included in the
following year’s monitoring report to track effectiveness and adaptively manage the site.

5.5 Performance Standards

The performance standards are as follows:
1. Year 0 an inventory of plants and photo points will be established for monitoring during the
monitoring period within 1 month of the installation.
2. Year 1 will have 100% survival of installed plants. Noxious weeds will be less than 10% aerial
coverage.
3. Volunteers trees or shrubs may account for up to 10 percent of the overall count of surviving
plants. Dead plants will be replaced in kind unless a volunteer is a replacement.
4. Year 2 -5 will have a survival rate of 80 percent of the original count. Volunteers can account for
10 percent of the total if present. Noxious weeds such as Himalayan blackberry, Reed canary
grass, and other invasives will not have more than 10 percent aerial coverage of the planting
area. Japanese knotweed yellow flag iris or hogweed will have a zero percent tolerance and be
removed or sprayed using an appropriate herbicide approved for aquatic use by a licensed
applicator
5. Aerial coverage will be at least 50% by year 5
6. Failure to meet standards by year 5 will require an additional year of monitoring or monitoring
until the final standards are met.
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5.6 Contingency Plans

If the site does not meet performance standards. Contingencies may be developed to adapt to the sitespecific conditions. Contingencies may include:
•

Increased watering

•

Mulching

•

Integrated Pest Management

•

Microtopography changes

•

Species substitution

•

Herbivory protection

•

Bark wrap

The area may be frequented by deer and the choice of plants were chosen to avoid herbivory issues, but
exclusion fencing may be necessary until the plants reach maturity. This is not expected to be needed to
be a permanent fixture if required.
Any contingencies will be developed in conjunction with
landscapers, nursery staff, and other experts. The city would be notified in advance of the contingency
plans. No contingencies will be applied without City of Sumner consent.

5.7 Surety Bond

In accordance with SMC -16.46.190 Security and bonding, the applicant will abide with the following:
A. An applicant or other holder of a permit shall be required to create a separate sensitive area tract or
tracts containing the wetland and wetland buffer(s) or provide a permanent conservation easement,
covenant or other instrument acceptable to the director to ensure the long-term protection of the wetland
and buffers.
B. The following note shall appear on the face of all plats, short plats, PRDs, PMUDs, or other approved
site plans containing separate sensitive area tracts, and shall be recorded on the title of record for all
affected lots:

NOTE: All lots adjoining separate sensitive area tracts identified as Native Vegetation
Protection Easements or protected by deed restriction are responsible for maintenance and
protection of the tracts. Maintenance includes insuring that no alterations occur within the
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separate tract and that all vegetation remains undisturbed unless the express written
authorization of the city has been received.
C. The location of the outer extent of the wetland buffer and the areas to be disturbed pursuant to an
approved permit shall be marked in the field, and such field marking shall be approved prior to the
commencement of permitted activities. Such field markings shall be maintained by the applicant
throughout the duration of the permit.
D. The director shall require the applicant to post a cash performance bond, assignment of funds or other
security acceptable to the director in an amount and with surety and conditions sufficient to fulfill the
requirements of this chapter and any applicable conditions of approval. Provisions for monetary security
shall be in an amount equal to 120 percent of the estimated funds necessary to complete work and
monitoring in accordance with the mitigation plan, including restoration or rehabilitation to be performed if
planned mitigation fails within the designated period of implementation.
E. The director shall require the holder of an approval issued pursuant to this chapter to post a cash
performance bond, assignment of funds or other security acceptable to the director in an amount and with
surety and conditions sufficient to guarantee that structures, improvements, and mitigation required by the
permit or by this chapter perform satisfactorily for a minimum of five years after they have been
completed. The director shall release the maintenance bond upon determining that performance
standards established for evaluating the effectiveness and success of the structures, improvements,
and/or compensatory mitigation have been satisfactorily met for the required period. The maintenance
bond applicable to a compensation project shall not be released until the director determines that
performance standards established for evaluating the effect and success of the project have been met.
(Ord. 2212 § 15, 2007: Ord. 1542 § 1 (part), 1992)

6.0 LIMITATIONS

This report was created with care and best professional judgment using the most current manuals and
the best available science. This report is subject to interpretation by local, state, and federal regulators
who have the final regulatory authority on wetlands and boundary determinations. No warranties or
outcomes are implied or expressed with this report.
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