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EXECUTIVE SUMMARY 

PROJECT NAME: Arena Sports 

CLIENT: CSA Mill Creek Real Estate, LLC 

SITE LOCATION: 13518 Bothell-Everett Highway (SR-527).  The Public Land Survey 
System location of the site is T28N, R5E, Section 31, Willamette 
Meridian. 

PROJECT STAFF: Bill Shiels, Principal; Ann Olsen, Senior Project Manager; David R. Teesdale, 
Senior Wetland Ecologist; Jordan Macke, Ecologist. 

FIELD SURVEY 2012 March 27. 

DETERMINATION:  One offsite wetland was delineated by Talasaea and others.  It was initially thought 
that this wetland extended onto the subject property.  Talasaea was able to demonstrate that the 
expansion of the wetland onto the subject property was the result of road improvements along Dumas 
Road that raised the invert elevation of a pipe that collects water from the wetland.  Subsequently, it was 
determined that the offsite wetland boundary did not extend past the subject property’s boundary. 

The wetland was rated using the Washington State Wetland Rating System for Western Washington 
(2014).  The wetland is a City of Mill Creek Category IV wetland.  It scored 7 points for Water Quality 
Functions, 4 points for Hydrology Functions, and 4 points for Habitat Functions.  The Total Score for 
Functions is 15.  The standard buffer width for a Category IV wetland in the City of Mill Creek is 50 feet. 

PROPOSED PROJECT:  The proposed project will construct a sports building and associated parking on 
approximately 6.48 acres of the approximately 6.73-acre site.  Access to the building will be provided by 
driveways off of the Bothell-Everett Highway and Dumas Road.  There will be no impacts to any critical 
areas or their buffers resulting from the proposed project.  No mitigation will be required. 
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CHAPTER 1. INTRODUCTION 

1.1 Report Purpose 
This report is the result of a critical areas study of the Arena Sports project property 
(referred to as “Site” hereinafter), located at 13518 Bothell-Everett Highway (SR-527) in Mill 
Creek, Washington (Figure 1).  The Site is the location of a proposed athletic building.  The 
purpose of this report is to describe the existing environmental conditions of the site and 
surrounding properties and discuss how the proposed development might impact any such 
critical areas or buffers.   

This report has been written to meet the critical areas reporting requirements as outlined in 
Mill Creek Municipal Code (MCMC) §18.06.530.  MCMC §18.06.530(B) requires that a 
critical areas report provide: 

 “A detailed description of the critical area and buffers on or adjacent to the 
project site, including the size, type/classification, condition, disturbance history, 
and functions and values; 

 A site plan for the development proposal showing the proposed development 
footprint and clearing limits, and all critical areas and buffers; 

 A description of the proposed stormwater management plan (both temporary and 
permanent) for the development and evaluation of impacts to proposed or actual 
drainage alterations; 

 The names and qualifications of the persons preparing the report, and 
documentation of the dates and all fieldwork performed on the site; 

 A detailed assessment of the potential impacts to critical areas and buffers 
resulting from site development;  

 An analysis of site development alternatives and measures taken or to be taken 
to avoid and minimize critical area impacts; and  

 Any additional information for the critical area as required by subsequent 
sections of this chapter.” 

1.2 Statement of Accuracy 
Wetland delineation, characterization, rating, and functional 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.  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. 

1.3 Staff Names and Qualifications 

 William E. Shiels, Principal.  BS, Biology from Central Washington University.  
MS, Oceanography, University of Alaska.  Over 38 years of professional 
experience in natural resources, environmental planning and design, project 
management, and field and laboratory analysis. 
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 David R. Teesdale, PWS, Senior Wetland Ecologist.  BA, Biology from 
Grinnell College.  MS, Ecology from Illinois State University. Over 20 years of 
experience in critical areas delineation and rating, mitigation design, research, 
and biological assessments. 
 

CHAPTER 2. GENERAL PROPERTY DESCRIPTION AND LAND USE 

The Site is an assemblage of three parcels in the City of Mill Creek (Figure 2).  The parcels 
are identified for the purposes of this report as Parcel A (parcel number 28053100103200), 
Parcel B (parcel number 28053100104000), and Parcel C (28053100103400).  Parcel A is 
an irregularly-shaped parcel approximately 0.8 acres in size.  It is located approximately 
360 feet northwest of the intersection of Dumas Road and the Bothell-Everett Highway (SR-
527) in the City of Mill Creek, Washington.  Access to Parcel A is currently by a “stove pipe” 
extending to Dumas Road between two adjacent parcels (28053100103100 (Robinson) and 
28053100102800 (Langendorfer).  Parcel B is located to the northeast of Parcel A.  It is an 
irregularly-shaped parcel approximately 4.7 acres in size.  Parcel C is a roughly rectangular 
shaped parcel that is surrounded on three sides by Parcel B.  It is approximately 1.4 acres 
in size.  Parcel C also abuts the two Langendorfer parcels (28053100102900 in addition to 
28053100102800) on its southwestern boundary.  Parcel A is the subject of this letter 
report, but is also discussed in conjunction with overall development plans for the entire 
Cedar Park Property assemblage, which includes Parcels A, B and C. 

The topography of the Site is generally flat and level with water draining generally in a 
southwesterly direction, with the exception of Parcel A.  Parcel A is currently undeveloped 
and drains to the northwest towards Dumas Road.  Parcel B is mostly lawn with some forest 
vegetation.  One outbuilding exists in the northern portion of Parcel B.  Parcel C is 
developed as a single-family residence.  Access to this residence is provided by a gravel 
driveway off of the Bothell-Everett Highway.  The Robinson and Langendorfer properties 
(on either side of Parcel A’s flag lot connection to Dumas Road) are developed as single-
family residences.  Property to the north is developed as multi-family residential.  The 
property to the northeast is developed as a retail strip mall.  Property to the south is 
developed as a service station and quick mart. 

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: 

 Wetland and soils information from resource agencies; 
 Critical areas map information from the city of Mill Creek and Snohomish County; 
 Orthophotography; 
 LIDAR terrain data; and 
 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 
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the existing site conditions of the property and to identify and delineate critical areas 
(see Section 3.2 – Field Investigations 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.soils.usda.nrcs.gov/app); 

 Snohomish County GIS database (Snohomish County, 2015); 

 Washington Department of Fish and Wildlife Priority Habitats and Species 
Database (2015); and 

 City of Mill Creek Critical Areas Maps. 
 

3.2 Field Investigations and Project Timeline 
Land use activities over the past eight years have created changes to the existing 
conditions on the Site.  The following numberd list illustrates a timeline of these events. 

 Fall 2004:  Improvements to Dumas Road are begun, constructed by, or in 
conjunction with, the City of Mill Creek. 

 December 4, 2004:  Altmann-Oliver Associates (AOA) performed an 
environmental assessment of the Cedar Park Church property (Parcel ID 
28053100103200) adjacent to the Robinson Property (Parcel ID 
28053100103100).  The Robinson Parcel contains a small wetland area adjacent 
to Dumas Road.  Wetland delineation occurred before planned alterations of the 
outlet of the wetland on the Robinson Parcel. 

 Spring 2005:  Improvements to Dumas Road are completed. 
 May 13, 2005:  AOA finalized their critical areas report for the Cedar Park Church 

property. 
 June 24, 2005:  Wetland delineation was peer-reviewed by Parametrix.  

Alteration of the outlet to the wetland on the Robinson Parcel had been in place 
for several months by this time. 

 June 30, 2005:  Parametrix finalized their peer review letter concerning the AOA 
wetland delineation.  Parametrix indicated in their letter that wetland conditions 
likely extended on to the Cedar Park property.  

 March 27, 2012:  Talasaea Consultants was asked to review the area in question 
and concluded that surface water levels had risen in the wetland and had 
contributed to the creation of wetland conditions on the Cedar Park property. 

 March 2012:  LDC surveys the catch basin on Dumas Road that replaced the 
original wetland outlet and discovered that it is 0.87 feet higher than specified on 
the engineering plans for that section of Dumas Road. 

 May 2012:  Talasaea Consultants observed the levels of soil saturation on the 
Cedar Park Church property and determined the capillary fringe of the soil.  
Talasaea combined the capillary fringe data of the soil, site survey data from 

http://www.wetlandsfws.er.usgs.gov/wtlnds/launch.html)
http://www.soils.usda.nrcs.gov/app)
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LDC (including a survey of the invert elevations of the catch basin that provides 
drainage for the Robinson Property wetland), and original survey data of existing 
conditions (prior to Dumas Road improvements) with LIDAR data.  A terrain 
profile was generated from the LIDAR data.  The invert elevations of the wetland 
outlet prior to and after construction of Dumas Road were inserted on the profile 
as well as a representation of capillary fringe for the soil.  The resulting graph 
clearly indicates that wetland conditions seen in the field match the expected soil 
saturation conditions resulting from the higher invert elevation of the wetland 
outlet. 
 November 2012:  The City of Mill Creek, through their third-party reviewer (ESA), 
concurred with our analysis that the extent of the offsite wetland should be the 
boundary delineated prior to the Dumas Road improvements. 
 August 2016:  The City of Mill Creek, through their third-party reviewer (ESA), 
concurred with our rating of the offsite wetland. 

CHAPTER 4. RESULTS 

4.1 Analysis of Existing Information 
This section describes the results of our in-house research and field investigations.  For 
the purposes of this report, the term “vicinity” describes an area approximately ¼ mile 
around the Site. 

4.1.1 National Wetland Inventory 
The National Wetland Inventory for the Bothell and Everett quadrangles does not map 
any wetlands on the Site.  However, it does map four wetlands in the vicinity of the Site 
(Figure 3).  These wetlands are identified as: 

 Two palustrine emergent/scrub-shrub wetland that are seasonally flooded 
(PEM/SSC); 

 One palustrine forested wetland that is seasonally flooded (PFOC); and 

 One palustrine scrub-shrub wetland that is seasonally flooded (PSSC). 
 

4.1.2 NRCS Soils Data 
The NRCS maps one soil type on the Site:  Alderwood gravelly sandy loam 2 to 8 
percent slope (Figure 4).  The Alderwood series is made up of moderately well drained 
soils that have a weakly consolidated to strongly consolidated substratum at a depth of 
24- to 40-inches.  These soils typically form under conifers in glacial deposits.  Soil 
colors of the A-horizon range from very dark brown to dark brown.  The B-horizon is 
typically dark brown, grayish brown, and dark yellowish brown.  The National Technical 
Committee for Hydric Soils does not list the Alderwood series as a hydric soil.  
However, the map unit for the Site is identified as a partially hydric soil.  A partially 
hydric soil is defined as one that is typically not hydric, but contains an associated 
hydric soil that comprises a significant fraction of the map unit. 

4.1.3 Snohomish County Critical Areas Data 
Snohomish County does not map any wetlands or streams on the Site (Figure 5).  
However, it does map four wetlands within the vicinity of the Site.  The Snohomish 
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County wetlands GIS database does not provide up-to-date information on wetland 
types or classifications.  All of the wetlands mapped within the vicinity of the Site are in 
excess of 225 feet of the development footprint with existing high intensity land use 
development between the wetlands and the Site.  These offsite wetlands mapped by 
Snohomish County will not affect any proposed development on the Site. 

4.2 Existing Conditions 
The Site is currently developed with one residence and one outbuilding.  Access to the 
Site is provided by an unimproved driveway off of SR-527, approximately 248 feet 
northeast of the intersection of SR-527 and Dumas Road.   

Most of the 6.9-acre Site is maintained as lawn (approximately 4.7 acres) (Figure 6).  
Two areas of forest exist on the Site surrounded by the lawn.  One of the forested 
areas, located entirely within Parcel B, is approximately 1.6 acres in size.  The other 
forested area, located along the common boundary of Parcels A, B, and C, is 
approximately 0.6 acres in size. 

The Site does not have any wetlands or streams within its boundaries (Figure 6).  
However, one wetland, Wetland A, was identified on the Robinson parcel adjacent to 
the southwest corner of the Site.  Wetland A extends from Dumas Road up to, but not 
onto, the Site.  Hydrology for Wetland A is supported, for the most part, by interception 
of shallow groundwater and incident precipitation.  The outlet elevation of Wetland A is 
controlled by a stormwater pipe adjacent to Dumas Road (see project timeline 
discussion in Section 3.2 – Field Investigations and Project Timeline). 

Wetland A was rated using the 2014 Washington Department of Ecology’s Wetland 
Rating System for Western Washington (Hruby, 2014).  The wetland scored 7 points for 
Water Quality Functions, 4 points for Hydrology Functions, and 4 points for Habitat 
Functions.  The Total Score for Functions is 15, which satisfies the criteria for 
characterization as a Class IV wetland.  A Class IV wetland within the City of Mill Creek 
has a 50-foot standard buffer. 

CHAPTER 5. PROPOSED PROJECT 

Arena Sports plans to develop the three parcels as a sports facility with associated 
parking (Figure 7 and Appendix B (Sheet 2 of 2 by LDC)).  Parcel B will also have two 
stormwater detention vaults located adjacent to SR-527.  Access to the office-building 
complex will be provided at two points.  One point will utilize the stovepipe portion of 
Parcel A for access from Dumas Road.  This point will allow both left and right turns for 
entrance and exit.  An additional access point will be located at the east corner of Parcel 
B, providing right in - right out access from SR-527.  The remainder of the two parcels 
will provide parking spaces as required by City of Mill Creek Municipal Code. The 
proposed site development plan has been designed to avoid all impacts to critical areas 
and their associated buffers.   
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The proposed development plan will utilize almost the entire area of the Site with the 
exception of an approximately 10,871 sf area of Parcel A.  This approximately 10,871 sf 
area will be retained to provide a 50-foot buffer for the offsite wetland.  

A drainage report was prepared for the proposed project by LDC, Inc.  Two drainage 
basins were identified for the Site in this report.  Most of the Site drains to the south, 
while a smaller portion provides hydrology for the offsite wetland.  The proposed project 
will maintain the hydrology for the wetland, but will limit treated stormwater discharge to 
the wetland to the calculated 2-yr flood event.  Stormwater volume in excess of the 2-yr 
flood event will be directed to the larger drainage basin.  This hydroperiod will be 
maintained both during and after site development.  Stormwater discharge in 
maintenance of the wetland’s hydroperiod will be provided via a 50-foot-long level 
spreader to be located near the northeast corner of the standard 50-ft wetland buffer. 

During construction, stormwater on the majority of the Site (that portion of the site that is 
not included in the drainage basin for the offsite wetland) will be collected and directed 
to a temporary storm pond that will be constructed in the southwest corner of Parcel B.  
Treated stormwater will be released to the regional stormwater system along the 
Bothell-Everett Highway. 

After construction, stormwater not being released to maintain the hydrology for offsite 
wetland will be directed to a stormwater treatment and detention facility to be located in 
the southern portion of the Site.  Stormwater will first be directed through a constructed 
modular wetland for initial enhanced water quality treatment.  The pretreated 
stormwater will then be discharged into a stormwater vault located beneath under the 
parking area adjacent to the Bothell-Everett Highway.  Treated stormwater will then be 
discharged to the regional stormwater system along the Bothell-Everett Highway. 

All site development will be outside of the standard 50-foot Category IV wetland buffer 
that extends onto Parcel A from the Robinson parcel.  There will be no wetland or buffer 
impacts resulting from the proposed development.  No mitigation will be required. 

CHAPTER 6. SUMMARY 

The Arena Sports project will construct an approximately 84,721 sf sports building on 
three parcels of land.  Access to the new facility will be provided off of the Bothell-
Everett Highway and a new access driveway off of Dumas Road.  Approximately 6.48 
acres of the approximately 6.73-acre Site will be developed.  The approximately 0.25 
acre portion of the Site that will not be developed contains a 50-ft buffer for an offsite 
Category IV wetland.  The project will maintain hydrology to the wetland through 
controlled discharge of treated stormwater to a level spreader located north of the 
buffer’s edge.  There will be no impacts to critical areas or buffers resulting from the 
proposed project.  No mitigation will be required. 
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