Housing Authority of Skagit County (HASC) Family Housing Project
Activity in a 100-Year Floodplain and Wetland Scoping Document

Skagit County, under a United States Department of Housing and Urban Development (HUD) 24
CFR part 58 review associated with the Project Based Rental Assistance program, has determined
that the HASC Family Housing Project is located in the 100-year floodplain, and has type F stream
and a small isolated Class III wetland present on the southeast portion of the proposed action site.
Skagit County will be identifying and evaluating practicable alternatives to locating the action in
the floodplain, or potentially impacting the floodplain, stream or wetland as a result of the proposed
action, as required by Executive Orders 11988 and 11990, and in accordance with HUD
regulations at 24 CFR 55.20 Subpart C Procedures for Making Determinations on Floodplain
Management and Protection of Wetlands. The following document summarizes the initial scoping
investigation and preliminary findings.

Project Information

Project Name: HASC Family Housing
Grant Recipient: Housing Authority of Skagit County
Responsible Entity: Skagit County

Certifying Officer Name and Title:  Shelley J. Kjos, Housing Resource Coordinator
Skagit County Public Health

Direct Comments to: Shelley J. Kjos, Housing Resource Coordinator
Skagit County Public Health

Preparer/Consultant: Peggy Williamson, Fulcrum Environmental Consulting, Inc.

Description of the Proposed Action

The Housing Authority of Skagit County (HASC) proposes to develop approximately 50 affordable family
housing units at 4100 East College Way in Mount Vernon, Washington adjacent to the existing Mount
Baker Meadows 20-unit farmworker complex operated by HASC. The project will redevelop two former
greenhouse/nursery parcels consisting of approximately 4.58 acres located within the boundaries of City of
Mount Vernon into a family housing complex. The proposed action will require two to five feet of fill be
imported to approximately 3.4 acres of the site that will be disturbed by redevelopment to raise the
foundation and building floor elevations above the 100-year base flood elevation. The proposed action will
not directly impact the Type F stream, or the small isolated and common Class III wetland located in the
southeast portion of the site. A Managed Ecosystem Alternative approach has been designed that will
reduce the standard stream and wetland buffers, implement on-site buffer restoration and enhancement
measures, and pay into the City’s Critical Areas Management Fund.
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The site is currently zoned R-4, Multifamily Residential. Properties to the west consist of multifamily
residence. Properties to the north, east, and south consist of single-family residence. See attached
conceptual Site Plan for the HASC Family Housing, dated August 4, 2020 and authored by Environmental
Works.

Proposed Action Purpose and Need

Mount Vernon has a severe housing crisis with very low vacancy rates and few options for low income
households. The HASC Family Housing project purpose is to provide stable, affordable housing to
farmworkers and extremely low-income people with disabilities and that additionally gives residents a sense
of connection to the larger community and can be constructed within the project budget.

Project Location Relative to Floodplains, Streams and Wetlands

According to the attached Flood Insurance Rate Map Panel Number 530158 0001 B, effective January 3,
1985 the proposed action site is in the 100-year floodplain and is designated with Flood Zone A7. To raise
the elevation of the new building foundation floors, the proposed action intends to import approximately
two to five feet of fill to the approximate 3.4 acres of the site that will be disturbed during development.
The Technical Memorandum — Conceptual Hydraulic Modeling for 4100 E College Way, Mt. Vernon, WA
Housing Authority of Skagit County, dated September 26, 2019 determined that there was no difference
(greater than 0.01 ft) between the Base Flood Elevation (BFE) and the proposed action.

According to the National Wetlands Inventory Map surface waters and wetlands were identified on the
proposed action site, and on adjacent parcels. See attached Figure 1. The Preliminary Jurisdictional
Determination — Summersun Greenhouse, dated April 2018 and authored by Cardno identified College
Way Creek, a Type F stream, and an unnamed Class III wetland, located on the southeastern portion of the
proposed action site. Additionally, a second Type F stream (Trumpeter Creek) is located north of the site,
and a Class II wetland is located to the northeast. The Steam & Wetland Study with Managed Ecosystem
Alternative & Conceptual Enhancements Plan, dated August 14, 2020 and authored by Bachman
Environmental, LLC stated that direct impact to the critical areas (stream and wetland) would be avoided
altogether and that the City of Mount Vernon’s Managed Ecosystem Alternative approach has been
designed that will reduce the standard buffers, implement on-site buffer restoration and enhancement
measures, and pay into the City’s Critical Areas Management Fund. See attached Site Plan Buffer Buy
Down for the HASC Family Housing Project, dated August 4, 2020, and authored by Environmental Works
and Critical Areas & Conceptual Enhancement Plan, dated August 14, 2020 and authored by Bachman
Environmental, LLC.

Under the proposed action, as a portion of site preparation grading work an approximate total of 116,000
square feet (sf) of impervious existing surface will be removed. The Conceptual Stormwater Report for
Housing Authority of Skagit County Family Housing, (CSW Report) report dated August 11, 2020 and
authored by Harmsen identified two existing drainage basins for the site: one that flows to the northeast
Class Il wetland and one that flows north to Trumpeter Creek (Type F stream). Except for two catch basins
located in the southern driveway that appear to discharge into a grassy area above College Way Creek, the
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exiting site impervious surfaces have no method of stormwater discharge treatment but rather sheet flow to
the offsite northeast Class II wetland, or north to Trumpeter Creek.

The proposed action will result in a total of 74,478 sf of new impervious surfaces being installed (buildings,
sidewalks, vehicle access and parking), a reduction of approximately 35% of total impervious surfaces over
current site conditions. The conceptual stormwater discharge as designed maintains stormwater flow from
the two drainage basins. Stormwater sourced from the buildings, lawn, and interior sidewalk areas (non-
pollution generating) will be routed through spreader bars to the northeast Class II wetland. Vehicle access
and parking areas (PGIS) stormwater discharge will be routed to a detention pond on the north portion of
the site that incorporates engineered wetland treatment and controlled flow discharge to Trumpeter Creek
via a rock spreader pad. See attached Conceptual Storm and Grading Plan for the HASC Family Housing
project, dated August 14, 2020 and authored by Harmesen.

Practicable Alternatives Being Considered

The HASC considered the following alternatives in selecting the proposed action. The HASC project
selection criteria are as follows:

1. The site is within the boundaries of the City of Mount Vernon.

2. The site is currently zoned for residential use or could be rezoned for residential use.

3. Islarge enough for an approximate 50-unit affordable housing complex.

4. Is connected to other HASC housing such that a sense of community can be achieved between the

residences.
5. The project can be completed within the $15.5 million budgeted total project costs.

No Action Alternate: Under the no action alternative the 50-unit affordable housing complex would not be
constructed. Although no new construction would occur in the 100-year floodplain and impact to the stream
and wetlands would not occur, no new stable affordable housing would be created for farmworkers and
extremely low-income people with disabilities that also gives residents a sense of connection to the larger
community. The no action alternate does not meet the selection criteria.

Proposed Action Alternate: Under the proposed action alternative the 50-unit affordable housing complex
would be constructed at the 4100 East College Way site, additional affordable housing stock would be
created within the boundary of the City of Mount Vernon for alleviating the very low vacancy rates.
Approximately two to five feet of fill at a cost of approximately $530,000 would be imported to
approximately 3.4 acres of the site to raise the buildings foundation floor elevations above the base flood
elevation. The estimated cost of site fill combined with other site grading and foundation work was within
the budgetary estimate for project construction. The stream and wetland buffers would be established
consistent with the City of Mount Vernon criteria and would be restored and enhanced. The proposed site
is located adjacent to an existing HASC housing complex and has been designed for residents of both
developments to access common features such as children’s play areas and community buildings. The site
meets all the selection criteria.

Construct Elevated Building Foundations (not included in the EA as it does not meet the selection criteria):
Under this action the building floor elevations would be constructed approximately four to five feet above
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the surrounding ground elevation using taller foundations or piers so that the floor elevations will be above
base flood level. The elevated floor elevations would require the addition of access stairs and landings at
the front and back entrances for the approximate 38 units designated farmworker units. Lifts, ramps, or
elevators that meet the Americans with Disabilities Act would need to be constructed for the 12 units
designated for people with disabilities. Additionally, all mechanical building systems and utilities would
need to be flood-proofed to prevent damage during a flood event. The estimated cost to construct elevated
buildings, including steps and landings; lifts, ramps, or elevators; and to flood proof all the building
mechanical systems and utilities is approximately $2 million dollars. In combination with other site grading
and foundation work cost exceeded the budgetary estimate by approximately $1 million dollars. This
alternate did not meet the selection criteria because the project could not be completed within the project
budget of $15.5 million dollars.

Construct Affordable Housing at Freeway Drive and Kincade (not included in the EA as it does not meet
the selection criteria): HASC had considered potentially constructing affordable housing for farmworkers
and extremely low-income people with disabilities at the former Alf Christianson Seed Company site
located at in the vicinity of Freeway Drive and Kincade in Mount Vernon. The site does not have a stream
or wetland but during the preliminary scoping phase the site was determined to be in the 100-year floodplain
and had environmental contamination, traffic concerns, vandalism, freeway and railroad concerns, and
would require rezoning for residential housing which the City of Mount Vernon did not support. This
alternate did not meet the selection criteria because it is not currently zoned for residential use and the City
of Mount Vernon was not supportive of a rezoning to residential use.

Construct Affordable Housing on Vacant Land in the 2700 Block of East College Way (not included in the
EA as it does not meet the selection criteria): HASC had also considered potentially constructing affordable
housing for farmworkers and extremely low-income people with disabilities at a strip of vacant land located
south and adjacent to East College Way in the general vicinity of the 2700 block (no site address assigned).
During the preliminary scoping phase, it was determined that the site is not located within the 100-year
floodplain but would be predominately delineated as wetlands without sufficient remaining land mass to
construct a 50-unit affordable housing complex. This alternate did not meet the selection criteria because
an approximate 50-unit housing complex could not be constructed without direct impact to the wetlands.

Potential Direct or Indirect Impacts to the Floodplain, Stream or Wetlands Being Considered

Direct impact to the floodplain includes converting about 3.4 acres of the 100-year floodplain to an area
outside the floodplain. This impact is permanent. The Skagit River Basing Skagit River Flood Risk
Management Feasibility Study Final Report — Hydrology Technical Documentation, dated August 2013
and authorized by the US Army Corps of Engineers identified the proposed action site as being within the
Lower Skagit River drainage basin, an area of approximately 368 square miles, and more specifically the
Nookachamps sub-drainage basin of 71.6 square miles. The Nookachamps sub-drainage basin is
differentiated into the east and west forks. The proposed action site is located along the western margin of
the Nookachamps west fork drainage which is characterized by low gradient stream and peak flows
significantly attenuated by floodplain storage and by routing through several lakes. As the site is not within
the main flow path of the Skagit River, it is not expected to affect conveyance in the river, nor is the size
of the site significant enough to substantially decrease the flooded volume within the Nookachamps west
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fork floodplain. The conceptual hydraulic analysis determined that there was no difference (greater than
0.01 ft) between the Base Flood Elevation (BFE) and the proposed action. Although there may be other
impacts to the west fork of the Nookachamps sub-drainage basin in the future, it is not likely that the
proposed action would be the indirect cause of those impact, particularly to the east where a large portion
of the land is owned by the Skagit Public Land Trust and is occupied by the portion of Trumpeter Creek
that was restored to a meandering stream around 2017.

There are no direct impacts to the Type F stream and Class III wetland in the southeast portion of the site,
the Type F stream to the north, or Class II wetland northeast of the proposed action site. The proposed
action has designed a Managed Ecosystem Alternative approach that will reduce the standard buffers in
compliance with the City of Mount Vernon’s criteria; implement on-site buffer restoration and enhancement
measures; and pay into the City’s Critical Areas Management Fund. Additionally, following the proposed
action the stormwater originating from the 116,000 square feet of impervious surface of the former
greenhouse/nursery and entering the Type F stream and Class II wetland untreated, will have stormwater
from pollution generating impervious surfaces routed through a detention pond and engineered wetland
before discharging to the Type F stream north of the site, and non-polluted stormwater from building roofs,
interior sidewalks and lawn areas directed for dispersive flow to the Class II wetlands to the northeast. The
indirect impact to the stream and wetlands will be an improvement in quality and diversity of buffer
plantings, and decreased pollutants entering the streams and wetlands through stormwater discharge.

Potential Adverse Impact Mitigation to Floodplain, Stream or Wetlands Being Considered

The proposed action design has minimized the impacts to the floodplain by reducing the fill required on the
4.58-acre site to an approximately 3.4 acres footprint. The area of fill represents approximately 0.005 square
mile of the 71.6 square miles of the Nookachamps drainage sub-basin, or approximately 0.007% of the
drainage area. Additionally, the conceptual hydraulic analysis has shown that the proposed action will not
result in a significant change to the base flood elevation and is not in the main flow path of the Skagit River.

The proposed action design has minimized the impact to the Type F stream and Class III wetland located
on the southeast portion by defining buffers consistent, eradicating invasive species within the buffers,
increasing native vegetation diversity, directing stormwater from potential pollution generating impervious
surfaces (PGIS) through a detention pond and engineered wetland for treatment, and maintaining the onsite
stormwater drainage basin volume discharges to the Type F stream to the north and Class II wetland to the
northeast.

Re-Evaluation of Proposed Action

The proposed action remains practicable based on raising the elevation of 3.4 acres of the 4.58 acre site so
that the newly constructed housing units will be above the base flood elevation and thereby reducing the
exposure risk to the housing unit occupants and the operator of the housing complex. The proposed action
will not results in a change of base flood elevation in the area, current stormwater discharge composition
will be improved by the reduction of potential pollutants and the volumes to the two Type F streams, onsite
Class III and offsite Class Il wetlands will be maintained.
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Buffer Buy Down Areas

Description Area Rate Cost Running Total
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