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EXECUTIVE  SUMMARY  

At the request of Sage Homes NW, LLC (applicant), David Evans and Associates, Inc. (DEA) 

conducted a wetland and stream delineation for the proposed Williams Crossing residential plat 

development (project) located at 5216, 5224, and 5228 NE 15th Avenue, Olympia, WA. The 

applicant proposes to construct a private residential development on three separate parcels:   

¶ Parcel 11809310100, 5126 NE 15th Ave, Olympia, WA  98516 

¶ Parcel 11809310600, 5224 NE 15th Ave, Olympia, WA  98516 

¶ Parcel 11809310700, 5228 NE 15th Ave, Olympia, WA  98516 

Each parcel will support 13 or 14 separate single family dwellings, for a total of 41 structures, plus 

access roads, utilities, stormwater treatment areas, and amenities.  

DEAôs delineation confirmed the presence of two wetland units (Wetland A and B) that had been 

previously delineated by Agua Tierra in 2019. The wetland units are connected just offsite to the 

north of the property. Portions of the boundaries of both wetlands were changed by DEA. 

Wetlands were rated using the Washington State Department of Ecology (Ecology) rating system 

for Western Washington. Based on this system, the wetland units were rated together as a Category 

II I wetland. No streams were identified on the property. The wetland was rated with a habitat score 

of 7, which results in a standard wetland buffer of 260 feet under Thurston County (County) Code 

and a buffer width of 110 feet under Lacey Municipal Code. The proposed project avoids all direct 

impacts to the wetlands or their buffers.  
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1.0 INTRODUCTION  

The applicant (Sage Homes Northwest) proposes to construct a private residential development on 

three separate lots in Thurston County, northeast of Olympia, Washington (Figure 1, Vicinity 

Map). Parcels involved with the development are as follows:  

¶ Parcel 11809310100, 5126 NE 15th Ave, Olympia, WA  98516 

¶ Parcel 11809310600, 5224 NE 15th Ave, Olympia, WA  98516 

¶ Parcel 11809310700, 5228 NE 15th Ave, Olympia, WA  98516 

Each parcel will support 13 or 14 separate single family dwellings, for a total of 41 structures, plus 

access roads, utilities, stormwater treatment areas, and amenities. As shown in Figure 1, Vicinity 

Map, the project is located in Section 09 of Township 18 North Range 1 West. The parcels are 

located within Thurston County and plan to connect with City of Lacey (City) utility. 

The project vicinity is generally characterized by second growth coniferous forest with a mix of 

low density rural and high density urban developments. Located north of Lacey between Olympia 

and the rapidly developing Hawks Prairie area, the project is bordered on the north by City of 

Lacey park property. The local topography slopes north/northeast toward the Woodland Creek 

drainage.  

1.1 REPORT LIMITATIONS  

This report is intended to update the previously submitted wetland report for the Williams Crossing 

project (Agua Tierra 2019) and allow the applicant to complete their Critical Area Review Permit 

(CARP) application process. This report and its author, Gray Rand, meet the submittal 

requirements for streams and wetlands as described in the existing critical area ordinance for the 

County. Mr. Rand is a Professional Wetland Scientist certified by the Society of Wetland Scientists 

and has more than 20 years of experience with wetlands and local critical areas in Puget Sound.  

The wetland boundaries described herein are the professional opinion of David Evans and 

Associates, Inc. (DEA) staff based on the circumstances and site conditions at the time of this 

study. Local, state, and federal jurisdictions make final determinations of jurisdictional 

boundaries. 
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Figure 1. Project Vicinity Map 
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2.0 METHODOLOGY  

2.1 PRELIMINARY RESEARCH  

Published information about local critical areas was reviewed for evidence of wetlands and streams 

located in the project vicinity. Information reviewed included, but was not limited to, the 

following: 

¶ National Wetland Inventory (NWI) data access through the U.S. Fish and Wildlife Service 

(USFWS) NWI data portal. U.S. Department of the Interior (DOI) April 2021. 

¶ Natural Resource Conservation Service (NRCS) Web Soil Survey website, accessed April 

2021 (NRCS 2019).  

¶ Washington State Department of Fish and Wildlife (WDFW) ï Priority Habitats and 

Species (PHS) Online Mapper, accessed April 2021. Olympia, Washington (WDFW 

2019a). http://wdfw.wa.gov/mapping/phs/ 

¶ Washington State Department of Fish and Wildlife (WDFW) ï Salmonscape Online 

Mapper. Accessed April 2021. Olympia, Washington (WDFW 2019b). 

http://apps.wdfw.wa.gov/salmonscape/map.html 

¶ A Catalog of Washington Streams and Salmon Utilization, Volume 1, Puget Sound Region. 

Washington Department of Fisheries (Williams et al. 1975). 

¶ Washington State Department of Natural Resources (WDNR) Natural Heritage Program 

(NHP) data (accessed 2019): WA Wetlands of High Conservation Value Map Viewer. 

Available at: 

https://wadnr.maps.arcgis.com/apps/webappviewer/index.html?id=5cf9e5b22f584ad7a4e2a

ebc63c47bda 

¶ Thurston County GeoData Center, Show Me Everything Map. Accessed April 2021. 

https://map.co.thurston.wa.us/Html5Viewer/Index.html?viewer=uMap.Main 

¶ Wetland Delineation and Buffer Rating Report for Threeôs Company (Agua Tierra Land 

and Water Services, 2019) 

2.2 FIELD INVESTIGATION  

An on-site investigation of the project study area was conducted on April 14, 2021. The studied 

area includes sections of the following Thurston County parcels:  

¶ 11809310600 

¶ 11809310700 

¶ 11809310100 

In addition, offsite wetland and stream conditions were visually assessed on May 28, 2021 on a 

parcel to the north owned by the City of Lacey (Parcel #11809240400).  

Wetlands and streams were delineated and mapped according to state and federal laws. Wetland 

resources were delineated using guidelines and methods described in the U.S. Army Corps of 

Engineers (USACE) Wetland Delineation Manual (Environmental Laboratory 1987) as amended 

https://wadnr.maps.arcgis.com/apps/webappviewer/index.html?id=5cf9e5b22f584ad7a4e2aebc63c47bda
https://wadnr.maps.arcgis.com/apps/webappviewer/index.html?id=5cf9e5b22f584ad7a4e2aebc63c47bda
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with the Regional Supplement to the Corps of Engineers Wetlands Delineation Manual: Western 

Mountains, Valleys and Coast Region (Regional Supplement) (USACE 2010).  

In general, the wetland delineation consisted of three main tasks: (1) assessing vegetation, soil, and 

hydrologic characteristics to identify areas meeting wetland criteria; (2) evaluating constructed 

drainage features to determine whether they would be regulated as jurisdictional wetlands, streams, 

or ditches: and (3) marking wetland boundaries. Wetland boundaries were identified in the field by 

a DEA biologist and surveyed in the field by MTN2COAST, LLC Surveying. 

Biologists used several tools to identify and classify plants and soils examined within the study 

area, and to conduct a rainfall analysis in accordance with the Regional Supplement to the Corps of 

Engineers Wetland Delineation Manual: Western Mountains, Valley, and Coast Region (USACE 

2010). Plant indicator status and scientific plant names were identified using the National Wetland 

Plant List (Lichvar et al. 2016). Soil characteristics were recorded and classified using methods 

prescribed by the Natural Resources Conservation Service (NRCS) Field Book for Describing and 

Sampling Soils (NRCS 2012). Hydric soil conditions were assessed using Field Indicators of 

Hydric Soils in the United States, Version 8.1 (NRCS 2018). Vegetation, soil, and hydrology 

information was recorded in the field on wetland data forms and are provided in Appendix A. 

Weather during the delineation was drier than normal, as shown in the results of the Corps 

Antecedent Precipitation Tool, also included in Appendix A.  

Wetlands delineated within the study area were classified according to the United States Fish and 

Wildlife (USFWS) Cowardin classification system (Cowardin et al. 1979), Ecologyôs Western 

Washington Wetland Rating System (Hruby 2014), and the hydrogeomorphic approach (HGM) 

(Brinson 1993).  

No streams or ditches were delineated on the subject property. Wetland buffers were determined in 

the study area based on the habitat score of the wetlands according to the Washington State 

Wetland Rating System for Western Washington (Ecology 2014), Table 24.30-1 of the Thurston 

County Code (TCC), and Table 14T-19 of the Lacey Municipal Code (LMC).  

2.3 WETLAND  REGULATORY REQUIREMENTS  

Due to the projectôs parcels being located within Thurston County, but planning to connect with 

City of Lacey utilities, both jurisdictionsô codes were considered for the purposes for this critical 

areas report. 

Thurston County Code (TCC 24.03.010) defines a wetland as:  

"Wetland" or "wetlands" means areas that are inundated or saturated by surface water or ground 

water at a frequency and duration sufficient to support, and that under normal circumstances do 

support, a prevalence of vegetation typically adapted for life in saturated soil conditions, and other 

areas meeting the definition of wetland under RCW 36.70A.030, as amended. Wetlands generally 

include swamps, marshes, bogs, and similar areas. Wetlands do not include those artificial 

wetlands intentionally created from non-wetland sites, including, but not limited to, irrigation and 

drainage ditches, grass-lined swales, canals, detention facilities, wastewater treatment facilities, 

farm ponds, and landscape amenities, or those wetlands created after July 1, 1990, that were 

unintentionally created as a result of the construction of a road, street, or highway. Wetlands may 



 

 

Wetland and Stream Delineation Report September 2023 

Wil liams Crossing Project   Page 5 

include those artificial wetlands intentionally created from non-wetland areas in order to mitigate 

conversion of natural wetlands. Areas below the ordinary high water mark (OHWM) of a water 

body, including but not limited to marine waters, lakes, ponds, streams, and rivers, may also qualify 

as wetlands if they meet the criteria of the 1987 U.S. Army Corps of Engineers Wetlands 

Delineation Manual and the 2008 Interim Regional Supplement to the Corps of Engineers Wetland 

Delineation Manual: Western Mountains, Valleys, and Coast Region.  

TCC 24.30.030 describes the how the County requires wetlands to be rated according to the 

Washington State Wetland Rating System for Western Washington (Hruby 2014), which classifies 

wetlands as Category I through IV, based on functional score and unique characteristics. Standard 

wetland buffer widths in Thurston County are outlined in TCC 24.30.045 and are based primarily 

on how well a wetland performs (scores) habitat and water quality functions. Specific buffer 

widths are described in Table 24.30-1 of the TCC, which is summarized in Table 1 below.  
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Table 1. Thurston County Standard Wetland Buffer Widths*  

The Larger of the Buffers for Habitat and Water Quality Applies 

BUFFER TO PROTECT HABITAT 

Rating for habitat from Hruby (2014) L,L,L L,L,L M,L,L M,M,L H,L,L M,M,M H,M,L H,M,M H,H,L H,H,M H,H,H 

Buffer width for habitat for all wetlands 
except estuarine wetlands and coastal 
lagoons 

100ô 120ô 140ô 160ô 180ô 200ô 220ô 240ô 260ô 280ô 300ô 

Buffer width with mitigation under 
24.30.050 TCC 

100ô 100ô 105ô 120ô 135ô 150ô 165ô 180ô 195ô 210ô 225ô 

Buffer width for estuarine wetlands and 
lagoons 

220 feet 

Buffer to Maintain Water Quality 

Wetlands of high conservation value, bogs, 
and wetlands containing sensitive plant 
species documented by the DNR Natural 
Heritage Program. 

250 feet  

Wetlands that rate 3 for habitat, score 7 or 
less for water quality, are less than 10,000 
square feet in size and are not a functional 
part of a mosaic wetland, do not support 
priority wildlife species, and do not drain to 
a stream or a Category I or II wetland. 

50 feet  

*Table 24.30-1 of the TCC.
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The County did raise the issue of tree protection within their March 11, 2020 letter. Pursuant to 

TCC 24.30.065, trees within wetland buffers with driplines that extend beyond the upland edge 

(furthest from the wetland) of buffers with a wildlife habitat rating of five points or more under the 

Wetland Rating System for Western Washington shall be protected as follows:  

A. A tree protection area extending a minimum of five feet beyond the dripline of trees twelve 

inches or greater in diameter (at four and one-half feet above the ground) and stands of 

trees shall be established and protected from disturbance during site development. 

B. Tree protection areas shall be identified on all applicable site development and construction 

drawings submitted to the County. 

C. Temporary fencing at least thirty inches tall shall be erected along the perimeter of the tree 

protection areas prior to the initiation of any clearing or grading. The fencing shall be 

posted with signage clearly identifying the tree protection area as a no entry area. If the tree 

protection area spans more than 0.25 miles, the perimeter of the protection area may be 

staked and flagged rather than fenced. The fencing or stakes shall remain in place 

throughout site development. 

D. Clearing, grading, filling or other development activities are prohibited within the tree 

protection area. 

E. Vehicle travel, parking and storage of construction materials and fuel are prohibited in tree 

protection areas. 

F. The County may authorize use of alternate tree protection techniques that provide an equal 

or greater level of protection. 

The City of Lacey Municipal Code (LMC 14.28.030) defines a wetland as: 

ñWetlandsò are those areas that are inundated or saturated by surface or ground water at 

a frequency and duration sufficient to support, and that under normal circumstances do 

support, a prevalence of vegetation adapted for life in saturated soil conditions. Wetlands 

generally include swamps, marshes, bogs and similar areas. Wetlands do not include those 

artificial wetlands intentionally created from non-wetland sites, including, but not limited 

to, irrigation and drainage ditches, grass lined swales, canals, detention facilities, 

wastewater treatment facilities, farm ponds, and landscape amenities, or those wetlands 

created after July 1, 1990, that were unintentionally created as a result of construction of a 

road, street, or highway. Wetlands may include those artificial wetlands intentionally 

created from non-wetland areas to mitigate the conversion of wetlands. For identifying and 

delineating a regulated wetland, local government shall use the approved federal wetland 

delineation manual and applicable regional supplements. 

LMC Chapter 14.28 describes the City of Lacey (City) measures of wetlands protection. The City 

also requires wetlands to be rated according to the Washington State Wetland Rating System for 

Western Washington (Hruby 2014). Standard wetland buffer widths in the City are outlined in 

LMC 14.28.280 and are determined primarily by habitat function scores. Specific buffer widths are 

described in Table 14T-19 and Table 14T-69 of the LMC, which are summarized in Table 2 and 

Table 3 below.  
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Table 2. City of Lacey Wetland Buffer Table*  

Wetland Category 
and Type 

Buffer Width (in feet) Based on Habitat Score 

3-5 (Low) 6--7 (Medium) 8--9 (High) 

I: Estuarine and 
Coastal Lagoons 

150 (buffer width not based on habitat scores) 

I: Bogs and Wetlands 
of High Conservation 

Value 
190 225 

I: All Others 75 110 225 

II: Estuarine and 
Coastal Lagoons 

110 (buffer width not based on habitat scores) 

II: All  75 110 225 

III: All  60 110 225 

IV: All  40 

*Table 14T-19 of the LMC. 

Table 14T-69. The following wetland buffer requirements if habitat corridor is not provided 

per subsection (C)(1) of this section or minimization measures per subsection (C)(2)(b) of this 

section are not implemented: 

Table 3. City of Lacey Wetland Buffer Table*  

Wetland Category 
and Type 

Buffer Width (in feet) Based on Habitat Score 

3-5 (Low) 6--7 (Medium) 8--9 (High) 

I: Estuarine and 
Coastal Lagoons 

200 (buffer width not based on habitat scores) 

I: Bogs and Wetlands 
of High Conservation 

Value 
250 300 

I: All Others 100 150 300 

II: Estuarine and 
Coastal Lagoons 

150 (buffer width not based on habitat scores) 

II: All  100 150 300 

III: All  80 150 300 

IV: All  50 

*Table 14T-69 of the LMC. 
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Additional portions of the TCC critical areas code and of the LMC wetlands protection code 

address criteria for reducing or increasing buffer width. The applicant is not proposing to reduce 

the standard buffer width, nor are there conditions present that would require increased wetland 

buffer width per TCC 24.30.055 or LMC 14.28.290 (e.g., steep slopes and/or inadequate vegetative 

cover). 

3.0 RESULTS 

3.1 PROJECT SOILS 

Soils in the study area are dominated by Giles silt loam, Skipopa silt loam, Hoogdal silt loam, and 

Indianola loamy sand as indicated on the Soils Map (Figure 2) (NRCS 2021). None of these soil 

series are considered hydric (NRCS 2021). Indianola series is a somewhat excessively drained 

material that was formed in sandy glacial outwash. Skipopa series soils are somewhat poorly 

drained soils formed in volcanic ash over glaciolacustrine deposits.   

3.2 WDFW PRIORIT Y HABITAT AND SPECIES (PHS) DATA  

The WDFW PHS program provides comprehensive information on important fish, wildlife, and 

habitat resources to local governments, state and federal agencies, private landowners, and 

consultants, and tribal biologists for land use planning purposes. A review of WDFW PHS online 

database identified no documented occurrences of PHS on the property in question. The entire 

township covering the property is identified as having one or more records for big brown bat, little 

brown bat, and Yuma myotis (WDFW 2021b).  Woodland Creek, approximately ¼ mile northeast 

of the property, is identified in the database as supporting a variety of priority fish species, 

including  steelhead trout (Oncorhynchus mykiss), coho salmon (O. kisutch), cutthroat trout (O. 

clarki), chum salmon (O. keta), and Chinook salmon (O.  tshawytscha). (WDFW 2021b). 
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Figure 2. Soils in the Project Vicinity  
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3.3 WDNR NATIONA L HERITAGE PROGRAM (NHP) DATA  

A review of the WDNR Wetlands of High Conservation Value Map Viewer did not reveal any 

wetlands in the study area (WDNR 2021a).  

3.4 WETLANDS 

National Wetland Inventory 

A review of the NWI online interactive map revealed one feature on the property, which was a 

riverine wetland associated with a tributary to Woodland Creek (DOI 2021). The NWI map is 

shown in Figure 3. 
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Figure 3. National Wetland Inventory  
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Wetland Field Survey Results 

DEA confirmed the two previously delineated wetland units within the study area. Table 4. 

Wetland Survey Summary 

 provides a summary of the wetlands and their characteristics. The location of the delineated 

wetlands are depicted in Figure 4. Wetland data sheets are contained within Appendix A. The 

wetland rating form(s) are provided in Appendix B. The two delineated wetland units are 

connected approximately 150 feet offsite to the north. Based on this information, the wetland units 

were rated together as one wetland, including the offsite portions. More specific information about 

each wetland unit is included in the summary sheets in Figure 5. Appendix C includes 

photographs of the wetlands and streams in the study area.  

Table 4. Wetland Survey Summary 

Wetland HGM Class 
Cowardin 

Class 

Ecology 

Rating 

Total 

Score 

Water 

Quality  
Hydrology Habitat  

TCC 

Standard 

Local 

Buffer  (ft)  

LMC  

Standard 

Local 

Buffer  (ft ) 

A/B Depressional PFO II I 18 7 4 7 260 110 
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Figure 4. Delineated Wetlands and Streams within the Study Area 
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Figure 5. Wetland Information Summary  
WETLAND A/B ï INFORMATION  SUMMARY  

Location: Williams Crossing                                                             (Lat. 47.298291° N Long. -122.589703° W). 

  

Wetland A looking north from north property boundary Wetland B looking north from near center of wetland 

WRIA  / HUC WRIA 15- Deschutes /HUC #171100190502 Woodland Creek-Frontal Henderson Watershed 

Western WA  

Ecology Rating 
II I 

Wetland Size (acre) 
Onsite = (Wetland A unit) 0.1 acre;/ (Wetland B unit) 0.84 acre ; Offsite = estimated  total 3.7 

acres   

Cowardin Classifications PFO 

HGM Classification Depressional  

Wetland Data Sheet(s) A-DP-1; B-DP-1 and B-DP-3 

Upland Data Sheet(s) A-DP-2; B-DP-2 and B-DP-4 

Dominant Vegetation Red alder, western red cedar, salmonberry, lady fern  

Soils 
Soil Survey data: Indianola loamy sand and Skipopa silt loam 

Field data: Depleted Below Dark Surface (A11) and Sandy Redox (S5) 

Hydrology 
Assumed Source: Precipitation, groundwater, and adjacent area runoff. 

Field Data: Saturation (A3) and Geomorphic Position (D2) 

Wetland Functions Summary 

Function 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 7 4 7 18 

General Description and Comments 

Wetland is a large depressional forested system with a robust shrub and herbaceous understory. The wetland units combine offsite 

and continue to the north. A small seasonal stream channel begins to appear in the wetland approximately 400 feet north of the 

property boundary. This stream channel appears intermittently between large areas of inundated wetland on the offsite property. 

While the wetland forested vegetation is dominated by younger deciduous forest, some mature forest is present in the buffer on 

the property.  
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3.5 STREAMS 

No streams were identified on the property. While the NWI map does display a riparian feature 

that starts on the property, DEA did not locate any defined stream channel that demonstrated any 

evidence of scour, bed, or bank features on the property, within either wetland unit, or immediately 

offsite. Based on visual reconnaissance of the property to the north, a small seasonal stream 

channel begins to appear in the wetland approximately 400 feet north of the property boundary. 

This stream channel appears intermittently between large areas of inundated wetland on the offsite 

property. The observed sections of channel average two feet wide and have a barely defined bed 

and bank, with minimal signs of scour and flow.  

4.0 IMPACTS 

The project, as proposed, will not result in any direct impacts to streams or wetlands or their 

buffers. The site plan proposed as part of the ongoing land use application (Appendix D) has not 

changed and remains a minimum of 280 feet away from either Wetland A or B. This is outside of 

the LMC buffer of 110 feet based off of DEAôs habitat rating, as well as outside of the TCC buffer 

of 260 feet based on the same rating. Due to the small 20-foot difference of the TCC buffer width 

to the proposed site plan, potential impacts of Wetland A and B are explored below with 

considerations of additional sections of the TCC. 

According to TCC 24.30.065, a tree protection area (TPA) extending a minimum of five feet 

beyond the dripline of trees at least 12 inches in diameter that are within the wetland buffer must 

be identified on the site plans. The current TCC standard wetland buffer on the site, based on 

DEAôs habitat rating, is 260 feet. Based on measurements in the field, DEA observed driplines of 

larger trees in the TCC wetland buffer averaging 10-25 feet in width, with the widest 

approximately 30 feet. At the locations closest to proposed development (Buildings 11, 36, and 

37), observed driplines were a maximum of 10-20 feet wide (10 feet in proximity to Buildings 36 

and 37 and 20 feet in proximity to Building 11). The current site plan in Appendix D identifies a 

TPA varying between 15 and 35 feet wide, based on the dripline widths observed in the field.  

Stormwater from the proposed project will be treated by infiltration to groundwater, thus having no 

surface runoff affects to either wetland unit. The project proposes a combination of infiltration 

technologies, including collection and tightlining to galleries and porous surfaces collected in 

infiltration trenches. Therefore, no untreated water will impact wetlands and streams from the 

proposed project.  

5.0 MITIGATI ON 

Mitigation actions typically taken by an applicant or property owner are usually required by code 

to occur in the following sequence: 

1. Avoiding the impact altogether by not taking a certain action or parts of actions; 

2. Minimizing impacts by limiting the degree or magnitude of the action and its 

implementation; by using appropriate technology; or by taking affirmative steps, such as 

project redesign, relocation, or timing, to avoid or reduce impacts; 

3. Rectifying the impact to the critical area by repairing, rehabilitating, or restoring the 

affected environment to the conditions existing at the time of the initiation of the project; 
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4. Reducing or eliminating the impact over time by preservation and maintenance operations 

during the life of the action; and/or 

5. Compensating for the impact by replacing or providing substitute resources or 

environments. 

As currently designed, the proposed project has no permanent or temporary impacts to streams, 

wetlands or their buffers. Stormwater impacts are also avoided by maximizing use of infiltration 

for water quality treatment. Therefore, all impacts have been avoided.  
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