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10/29/2020 

TO:   Jeff Dixon, City of Auburn 
 
FROM:   Jennifer Marriott, PWS, Wet.land, LLC 

SUBJECT: I-Street Realignment - Variance Request and Mitigation Discussion 
 
 
Dear Jeff: 
 

We have reviewed your comments to the permitting summary we previously provided and made 
internal responses to your comments within the document. However, before we get to that document, I 
would like to clear up a few points of confusion regarding project timelines of coordinating with the 
Federal, State and local agencies for this project   

On January 8, 2020 we had our joint agency pre-application meeting on site and received agency input 
to the previously provided Watercourse K options. The result of that meeting was the Tribe and US Army 
Corps of Engineers was not in favor of certain design elements specifically related to the culvert design 
and requirements to meet stream sim. We modified the Watercourse K design and developed two new 
options (Option 1 & Option 2) and spoke with Kristin McDermott (USACE) and Martin Fox of the 
Muckleshoot Tribe to verify we had addressed the comments from the January 8th meeting. We received 
conceptual approval of the revised mitigation options and then scheduled a meeting with the Port of 
Seattle for February 26th, 2020. We presented both options to the Port of Seattle, and as a result of that 
meeting the Port responded (see attached email) they preferred the option with the LEAST amount of 
impact to their property, which is Option 1. As a result of the Port’s feedback and the other agencies 
conceptual approval we packaged Option 1 as the preferred option and submitted to the City of Auburn 
for review and comment.  

It is important to note, Option 2 was NOT considered a viable alternative since the Port of Seattle was 
clear with their preference for the option that LEAST affected their property.  In response to a request 
by the City, we provided Option 2 to show that we had evaluated multiple options while explaining why 
we submitted Option 1 to the City along with the email from the Port. The City elected to have further 
conversations with the Port of Seattle as to why Option 2 was preferred from the City’s standpoint and 
would be increasing the buffer areas on the Port of Seattle’s property. It is our understanding the Port’s 
response was they would evaluate alternative options but may need board approval based on the 
increased buffer impacts and would require a re-submittal to evaluate the impacts if different from the 
previously reviewed Option 1.  
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At this point, the Port of Seattle, US Army Corps of Engineers, Muckleshoot Tribe, Washington State 
Department of Ecology, and Washington State Department of Fish & Wildlife have all conceptually 
approved the mitigation design as currently proposed on Option 1. Both options presented throughout 
the course of this process requires a reduced buffer variance for the westerly side of Watercourse K due 
to the proximity of the adjacent roadway. While Option 2 would slightly reduce the buffer variance 
request it increases the impact to the Port of Seattle’s property by further encumbering it with a critical 
areas buffer. Additionally, the right-of-way for this section of “I” Street was previously dedicated by the 
Port of Seattle to the City of Auburn with no roadway improvements being required. Furthermore, 
unpermitted work consisting of CMP culverts were installed to convey Watercourse K that do not meet 
federal, state and local design standards that have made the situation more difficult to solve and garner 
support of a proposed solution by all affected agencies. These existing conditions along with the 
coordination and input from the Tribe, Federal and State agencies have brought us to this point and we 
are ready to submit a Critical Areas Reduced Buffer Variance application to the City of Auburn.  

With that thought in mind, the focus is then on the variance language, which the previous table (Jeff 
Dixon emailed to us on August 28, 2020) and Auburn Code Review document (Jeff Dixon emailed 
comments to us on October 21, 2020) were intended to outline.  We understand the City did not 
intentionally create the conflict we are now dealing with, however, regardless of intent, the result is the 
same. Watercourse K is clearly located within the City of Auburn “I” Street right-of-way previously 
dedicated by the Port of Seattle. Our review of the project impacts and development of the subsequent 
mitigation options did NOT assume free and full use of the adjacent Port of Seattle property. The impact 
and mitigation review for this project started as a baseline of reducing impacts to privately owned 
property (not owned by the Applicant) while also balancing the functions and values of the existing 
stream system and to ensure no net loss of functions or values. It is acknowledged the previously 
established alignment of “I” Street will bring development closer to the riparian system, but between 
the walls, fences, and long-term management plan over the mitigation and stormwater facilities, there is 
a net improvement to this system broadly. Vegetation is naturally recruiting, but the greater area is 
dominated by invasive species, not native, and if natural succession is left alone, this area will end up 
dominated by the invasive species and not the assemblage of native species typically considered a 
native buffer or ecosystem. Human interference and management is necessary to upgrade this riparian 
corridor, including the buffers, to a condition that is far better than the current condition.  

As part of the design process, the alignment of the road was established based on design criteria 
provided by the City and design standards specific to roadway classifications, design speed, centerline 
curvature, super-elevated, angle of approach to round-a-bout, etc. The alignment and proposed location 
of the “I” Street alignment was a result of taking into consideration all these factors based on the input 
received by the City and the Project Engineers. The point of connection to the existing “I” Street NE and 
45th Street NE intersection dictated much of the alignment of the southern section of the new road. The 
alignment can only veer away from this established intersection so much while still meeting the design 
criteria. Watercourse K currently is located directly in the center of the previously dedicated “I” Street 
right-of-way.   

Ultimately, for Watercourse K, 438 linear feet of rehabilitation to the stream is proposed, including 
removal of the existing CMP culverts to be replaced by 467 linear feet of new open stream channel with 
a substantial culvert upgrade to a streamsim-compliant (fish passable) box culvert. Assuming a 75-foot 
buffer along Watercourse K, 8,497 square feet of buffer would be lost due to the new road alignment to 

mailto:jen@wet.land


10/29/2020 
Page 3 

Wet.land, LLC 
15803 Bear Creek Parkway, Unit E513, Redmond, WA 98052 

jen@wet.land (813) 846-1684 

be replaced with 9,182 square feet of new buffer added around the stormwater ponds adjacent to the 
existing 75-foot buffer (dark green hatch below). This results in no net loss of stream buffer area. Note: 
this dark green hatch on Sheet W1.1 is listed as 13,767 square feet in total because it includes areas 
near the roundabout for Wetland A/Watercourse L buffer modifications. The dark green hatch for 
Wetland A/Watercourse L near the roundabout is not included in the 9,182 square foot buffer addition 
value for the discussion of Watercourse K. Also note that the wetland buffer for Wetland A (Port) does 
not extend over the work areas for the stream, nor does this wetland buffer extend over the areas 
considered as added buffer. The wetland buffer does extend over a small portion of the existing 
Watercourse K buffer that will be restored as part of this project’s mitigation.  

 
Figure 1. Clip from Sheet W1.1 from Mitigation Plans (report dated 17 June 2020). 

One of the other concerns brought up by the City was the standard mitigation measures to address light, 
noise, and other types of disturbances to the stream system. These elements can be handled as noted 
below in Table 1. While these standard mitigation measures were identified in the ACC for wetlands, we 
are applying these to the stream as well.  

Table 1. Summary of Standard Mitigation Measures for WC-K.  
Disturbance Required Measures Site Wide Comments Notes Specific to WC-K 

reduced buffer width 
Lights Direct lights away from 

wetland 
Lights broadly will be 
directed away from the 
critical areas.  

Lights will be aimed 
away from the stream 
buffer. This is doable 
through specific 
lighting types that 
angle the lighting 
towards where the 
light is needed, the 
road and any 
sidewalks. No lights will 
be aimed towards the 
buffer or stream. This is 
facilitated by the wall, 
which puts the stream 
several feet below the 
road base elevation. 
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The dense plantings 
proposed will also help 
to keep light pollution 
away from the stream.  

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 activity 
 

Most noise generating 
activities will be 
located away from the 
critical areas.  
 
All onsite buffers, 
which all occur 
between the critical 
areas and the proposed 
Project, will be 
enhanced or restored 
with new plantings of 
dense, native trees and 
shrubs.  
 
The Project does not 
propose any heavy 
industrial activity or 
mining. The Project is a 
new road, which would 
generate potential 
disruptive noise from 
trucks and cars, to a 
lesser extent, the noise 
will not be relatively 
continuous. Noise 
generation by vehicles 
should vary over the 
course of the day with 
peak travel hours being 
the most potential 
disruptive. The 
plantings should help 
reduce the potential 
for noise to affect the 
critical areas.  

The previously 
dedicated City right-of-
way has fixed the 
proximity to WC-K, 
which is counter to this 
measure.  
 
Where the buffer for 
WC-K is the narrowest 
is where the potential 
impacts resulting from 
noise are the highest. 
The wall and having the 
stream be at a lower 
elevation would help 
minimize impacts from 
noise generating 
sources.   
 

Toxic Runoff Route all new, 
untreated runoff away 
from wetland while 
ensuring wetland is not 
dewatered 
 
Establish covenants 
limiting use of 

All runoff from the new 
road will be routed into 
the stormwater ponds 
for advanced 
treatment, including 
addressing any 
potential toxic runoff.  
 

The general comments 
also apply to the WC-K 
segment. The narrow 
buffer width proposed 
will not affect water 
quality of the stream 
from the proposed 
Project as all 
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pesticides within 150 
feet of wetland 
 
Apply integrated pest 
management 

 

Covenants will be 
added to the long-term 
management plan as 
well as the short-term 
monitoring and 
landscape 
management plans 
that will restrict the 
use of pesticides within 
150 feet of the 
wetlands except as 
determined necessary 
by the expert managing 
the landscaping onsite. 
There should be no 
need for pesticide 
usage within the 
mitigation areas, so 
this primarily is 
targeted at landscaped 
areas outside of the 
critical areas but within 
this 150-foot setback 
from the wetlands.  
 
Integrated pest 
management will be 
used as a first line of 
defense within the 
landscaped areas.  

stormwater runoff 
from the Project (road) 
will be routed through 
the stormwater facility 
for the Site and 
undergo advanced 
treatment.  

Stormwater Runoff  Retrofit storm water 
detention and 
treatment for roads 
and existing adjacent 
development 
 
Prevent channelized 
flow from lawns that 
directly enters the 
buffer 
 
Use Low Intensity 
Development 
techniques 

 

A new stormwater 
facility is being 
constructed to address 
all applicable 
regulations for water 
quality, including 
advanced treatment.  
 
LID techniques have 
been applied where 
feasible on the Site 
broadly. However, 
infiltration is not 
feasible on this Site per 
the geotechnical report 
except for some small 
areas on the 
Apartment Site.  

The general comments 
also apply to the WC-K 
segment. The narrow 
buffer width proposed 
will not affect water 
quality of the stream 
from the proposed 
Project as all 
stormwater runoff 
from the Project (road) 
will be routed through 
the stormwater facility 
for the Site and 
undergo advanced 
treatment.  
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Change in Water 
Regime 

Infiltrate or treat, 
detain, and disperse 
into buffer new runoff 
from impervious 
surfaces and new 
lawns 

The main source of 
water for this stream is 
a stormwater facility 
upstream that releases 
into this channel.  
 
The Project will collect 
all stormwater and 
treat it prior to 
discharging into the 
stream onsite.  

The stretch of WC-K 
where the narrowed 
buffer occurs is 
upstream of the 
stormwater release 
point. This is necessary 
to ensure all water 
goes through advanced 
treatment prior to 
release into the 
stream.  
 
This project will not 
affect the stormwater 
releases upstream that 
comprise much of the 
flows in this stream.  

Pets & Human 
Disturbance 

Use privacy fencing or 
plant dense vegetation 
to delineate buffer 
edge and to discourage 
disturbance using 
vegetation appropriate 
for the ecoregion 
 
Place wetland and its 
buffer in a separate 
tract or protect with a 
long-term conservation 
easement 
 

Dense barrier 
vegetation will be 
planted in the buffers, 
as well as the use of 
native species in the 
general landscaping, to 
provide a planted 
buffer between the 
critical areas and the 
adjacent road and 
sidewalks. Fencing will 
also be installed along 
the perimeter of the 
critical areas.  
 
 

Currently, a sidewalk is 
proposed along the 
edge of the road 
adjacent to the 
proposed wall.  Fencing 
will be used to prevent 
human and pet 
intrusions into the 
stream corridor.  

Dust Use best management 
practices to control 
dust 

BMPs will be 
implemented during 
construction.  

BMPs will be 
implemented during 
construction.  

 

The proposed mitigation design, using Option 1, meets the requirements for a variance by resulting in 
no net loss of stream or buffer functions or values while minimizing the impacts to adjacent private 
property, meeting the requirements of all agencies, and ultimately resulting in an improved stream 
corridor. Additional buffer through this one segment of the new road would require more impacts to 
private property than the manager (representative for the property) indicated during our conversations  

 

with them in February 2020.  While there will be an impact where the buffer will be reduced along the 
road, there will be no net loss of buffer area, and dense plantings between the new stream and wall, 
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fencing to preclude intrusions into the stream system, and a long-term management for the Site will 
protect these features in the future.  

Alternatively, if the City would like us to evaluate removing the shared use concrete pedestrian 
sidewalk/trail along the eastside of “I” street along this section of planned roadway we can do so. This 
would provide an option to potentially remove the wall and adjust the slopes adjacent to Watercourse 
K. Please let us know your thoughts as we are eager to move this process forward and start construction 
of “I” Street and ultimately turn over for public use.  
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