
CITY OF MAPLE VALLEY, WASHINGTON 

ORDINANCE NO. O-23-774 

 

AN ORDINANCE OF THE CITY OF MAPLE VALLEY, WASHINGTON, 
AMENDING PORTIONS OF TITLE 18 OF THE MAPLE VALLEY 
MUNICIPAL CODE ENTITLED “DEVELOPMENT REGULATIONS” 
RELATING TO TREE REMOVAL AND RETENTION, PROVIDING FOR 
SEVERABILITY, AN EFFECTIVE DATE, AND CORRECTIONS. 

 

 WHEREAS, on August 24, 2020, the Planning Commission handed off their 
recommendations to make penalties for illegal tree cutting more severe; and 

 WHEREAS, on September 14, 2020, the City Council deliberated and accepted most 
recommendations, adopting Ordinance O-20-705 which amended Section 18.40.130 of the Maple 
Valley Municipal Code (MVMC) entitled “Landscaping and Tree Retention”; and 

 WHEREAS, since that time, city staff has been made aware of some ambiguities in the 
code that make it challenging to enforce some of the penalties that were contemplated by the City 
Council; and 

 WHEREAS, in an effort to provide clarity for developers and residents alike, and to ensure 
that enforcement of the tree removal provisions aligned with City Council expectations, staff has 
amended portions of Title 18 relating to tree removal; and  

 WHEREAS, the City Council reviewed the tree removal provisions in July and November 
2021 and asked the proposed code revisions to be included in the Planning Commission’s 2022 
work plan; and 

 WHEREAS, as part of the Planning Commission’s 2022 work plan, revisions to Title 18 
relating to tree removal were reviewed and new provisions relating to tree retention were drafted; 
and 

 WHEREAS, the Planning Commission held a public hearing on November 16, 2022.  
Master Builders submitted a written public comment generally asking the Planning Commission 
to consider other tree retention codes that balanced tree retention requirements with future housing 
needs; and  

WHEREAS, the Planning Commission handed-off their recommendation to the City 
Council on February 13, 2023 for Council deliberation; and  

WHEREAS, the SEPA Checklist was submitted to the Department of Ecology; and 

WHEREAS, the amended code was submitted for an expedited review from the 
Department of Commerce on January 4, 2023; and 



WHEREAS, Department of Commerce approved the expedited review and code 
amendments; and 

 WHEREAS, SEPA commented period ended February 22, 2023 and no comments were 
received; and  

 WHEREAS, SEPA Determination of Non-Significance was made on February 23, 2023 
and the 14-day appeal period expired on March 9, 2023, and 

 WHEREAS, the City Council would like to adopt the proposed amendments to Title 18 
relating to tree cutting and tree retention as shown in Exhibit A, attached hereto as if fully set forth 
herein; and 

 WHEREAS, the City Council would like to adopt the 2023 Development Fee Schedule as 
shown in Exhibit B, attached hereto as if fully set forth herein. 

 NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MAPLE VALLEY, 
WASHINGTON, DO ORDAIN AS FOLLOWS: 

 Section 1.  Amendment.  Subsection S of Section 18.20.020 of Maple Valley Municipal 
Code entitled “Definitions” is hereby amended to read as shown in Exhibit A, which is attached 
hereto and incorporated herein as if set forth in full (new text is shown in underline; deleted text 
shown in strikethrough). 

 Section 2.  Amendment.  Section 18.40.130 of Maple Valley Municipal Code entitled 
“Landscaping and Tree Retention” is hereby amended to read as shown in Exhibit A, which is 
attached hereto and incorporated herein as if set forth in full (new text is shown in underline; 
deleted text is shown in strikethrough).  

 Section 3. New Section.  A new section, Section 18.40.140, entitled “Tree Removal, 
Retention and Replacement” is hereby added to the Maple Valley Municipal Code as shown in 
Exhibit A, which is attached hereto and incorporated herein as if set forth in full.   

 Section 4. Adoption.  The City Council hereby adopts Exhibit B as the 2023 Development 
Fee Schedule, attached hereto and incorporated by reference as if fully set forth herein. 

Section 5.  Severability.  If any section, sentence, or phrase of this ordinance should be 
declared invalid or unconstitutional by a court of competent jurisdiction, such invalidity or 
unconstitutionality shall not affect the validity or constitutionality of any other section, sentence, 
or phrase of this ordinance.   

 Section 6. Effective Date.  A summary of this ordinance shall be published in the official 
newspaper of the City, and the ordinance shall take effect and be in full force five (5) days after publication. 

Section 7.  Corrections by City Clerk or Code Reviser.  Upon approval of the City Attorney, 
the City Clerk and the Code Reviser are authorized to make necessary corrections to this 
Ordinance, including the correction of clerical errors; references to other local, state or federal 
laws, codes, rules, or regulations; or section/subsection numbering. 



 ADOPTED ON MARCH 13, 2023 AT A REGULAR BUSINESS MEETING BY THE 
CITY COUNCIL OF THE CITY OF MAPLE VALLEY: 

 

 

        __________________________ 

Sean P. Kelly, Mayor 

ATTEST/AUTHENTICATED: 

 

________________________________  

Andrew Dacuag, City Clerk 

 

APPROVED AS TO FORM: 

OFFICE OF THE CITY ATTORNEY: 

 

_________________________  

Patricia Taraday, City Attorney 

 
 
Date of Publication:  March 17, 2023 
Effective Date:  March 22, 2023 
 



Exhibit A to 

Ordinance O-23-774 

18.20.020  

S. “S” Definitions. 

1. “Self-storage” means a facility designed for the temporary off-site storage of property, accessible 

by the user. 

2. “Senior assisted housing” means dwellings exclusively designed for and occupied by families 

each of which have at least one person of age 62 or older, and as may be modified by the 

requirements of State or federal programs or regulations to include individuals who are classified as 

head-of-household and are disabled or handicapped regardless of age. Senior assisted housing may 

include support services, including but not limited to: 

a. Food preparation and dining areas; 

b. Group activity areas; 

c. Medical supervision; and 

d. Similar activities. 

3. “Services, on-site” means establishments primarily engaged in providing individual or 

professional services within the place of business, such as beauty salons and barber shops, retail 

laundry and dry cleaning including coin-operated, garment alterations and repair, photo studios, 

shoe repair, pet grooming, photography and photo reproduction, entertainment media rental or other 

indoor rental services, repair of personal items or household items, and nonmotorized vehicle 

repair. This definition excludes automotive repair or automotive service and miscellaneous repair. 

4. “Setback” means the minimum required distance between any structure and a specified line such 

as a lot line, public right-of-way, private road, easement or buffer line that is required to remain 

free of structures unless otherwise provided herein. 

5. “Setback, front” means space abutting a street right-of-way, access easement or private road 

either from which the lot is addressed or from which the lot gains primary access and extending the 

full width of the lot. For pipestem lots, the front setback shall be located in the area of the lot 

nearest the street or private road, exclusive of the pipestem area. On a corner lot, the front setback 

shall be provided on the narrowest part of the lot that abuts a street, except in Commercial zones, in 

which cases the Director shall determine the location of the front setback. 

6. “Setback, interior” means the setback from interior property lines, i.e., those property lines not 

abutting a public street, access easement or private road, a side setback or rear setback. 
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7. “Setback, rear” means space abutting a property line and opposite to the front setback or as 

nearly so as the lot shape permits, and extending the full width of the lot. If more than one rear 

setback is possible, the setback furthest from the front lot line shall be the required rear setback. 

8. Setback, Side. Any setback not defined as a front or rear setback shall be treated as a side 

setback; provided, that on corner lots the setback abutting the street not designated as the front shall 

be a “side street setback” and shall require a setback of twice the distance for an interior or side 

setback. 

9. “Sewage system, on-site” means any system of piping, treatment devices, or other facilities that 

convey, store, treat, or dispose of sewage on the property where it originates or on adjacent or 

nearby property under control of the user where the system is not connected to a public or approved 

private sewer system. 

10. “Shopping center” means more than three commercial establishments that are planned, owned 

or managed as a single entity with on-site parking provided. 

11. “Sign” Definitions. See MVMC 18.50.010, Signs, for definitions related to signs and signage. 

12. “Significant tree” means an evergreen or deciduous tree, excluding any alder or cottonwood 

tree, that is: (a) 12 inches or more in diameter measured four and one-half feet above the ground; 

(b) in good health; and (c) not within one and one-half tree lengths from a habitable structure or 

obscuring safe sight distance requirements at intersections or points of ingress/egress. 

132. “Sleeping unit” means a room or area within a building specifically designed for sleeping 

only, which contains no cooking or sanitary facilities. 

143. “Special purpose recreation facility” means an area operated and devoted to facilities and 

equipment for recreational purposes, including swimming pools, tennis courts, playgrounds, ice 

arenas, golf courses and other similar uses whether the use of such area is limited to private 

membership or whether open to the public upon the payment of a fee. 

154. “Specified sexual activities” means human genitalia in a state of sexual stimulation or arousal; 

acts of human masturbation, sexual intercourse or sodomy; or erotic fondling, touching or display 

of human genitalia, pubic region, buttock, or female breast. 

165. “Stable” means a structure or facility in which horses or other livestock are kept for the 

purpose of boarding, training, riding lessons, breeding, rental or personal use. 

176. “Story” means that portion of a building included between the upper surface of any floor and 

the upper surface of the floor next above, except that the topmost story shall be that portion of a 

building included between the upper surface of the topmost floor and the ceiling or roof above. If 

the finished floor level directly above a basement, cellar or unused underfloor space is more than 

six feet above grade as defined herein for more than 50 percent of the total perimeter or is more 

than 12 feet above grade as defined herein at any point, such basement, cellar or unused underfloor 

space shall be considered a story. 

187. “Street” means a public or recorded private thoroughfare providing pedestrian and vehicular 

access through neighborhoods and communities and to abutting property. 
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198. “Structure” means that which is built or constructed, an edifice or building of any kind or any 

piece of work composed of parts joined together in some definite manner and includes posts for 

fences and signs, but does not include mounds of earth or debris. 

 

 

18.40.130 Landscaping Requirements and tree retention. 

 

A. Purpose. The purpose of this section is to: 

1. Provide minimum standards for landscaping in order to maintain and protect property 

values, preserve significant native vegetation, particularly along major transportation 

corridors, and enhance the general appearance of the City. 

2. Landscaping designs shall utilize native vegetation species and drought-tolerant 

species, and retain natural vegetation, in order to reduce the impact of development on 

the water resources of the City. By retaining natural vegetation it can reducing soil erosion and 

water pollution in the City’s streams and lakes by providing wind breaks, slowing the surface 

movement of water, reducing the amount of stormwater runoff, and stabilizing soils with their roots 

and fallen leaves. 

3. Respond to State-level mandates for action in such areas as water conservation, energy 

conservation, enhancement of water quality, and improvement of air quality. 

4. Reflect City planning goals, urban design standards, and ecological awareness. 

5. Provide an appropriate amount and quality of landscaping related to all land use in the 

City. 

6. Reducing noise pollution by absorbing and deadening excessive and/or unwanted noise and by 

screening the source of the noise from view. 

6.7 Establish a minimum level of regulation that reflects the purposes of this code. 

7.8. Provide for design flexibility. 

 

B. Applicability. 

1. These provisions shall apply to all development applications in the City, with the exception of 

individual single-family residential and minor or local utility infrastructure; provided, that single-

family residential complies with the soil amendments requirements in subsection (B)(2) of this 

section., and that when the installation of minor and local utility infrastructure requires the removal of 

significant trees, those trees shall be replaced on a one-to-one basis with trees meeting the 

requirements of section 18.40.140(Q)subsection (J)(19) of this section. 

 

2. All portions of a disturbed site not used for buildings, future buildings, parking and storage or 

accessory uses shall have the soil moisture holding capacity restored to that of the original 
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undisturbed soil native to the site to the maximum extent practicable. The soil in any area that has 

been compacted or that has had some or all of the duff layer or underlying topsoil removed shall be 

amended to mitigate for lost moisture-holding capacity. The amendment shall take place between 

May 1st and October 1st. The topsoil layer shall be a minimum of eight inches thick, unless the 

applicant demonstrates that a different thickness will provide conditions equivalent to the soil 

moisture-holding capacity native to the site. The topsoil layer shall have an organic matter content of 

between five to 10 percent dry weight and a pH suitable for the proposed landscape plants. When 

feasible, subsoils below the topsoil layer should be scarified at least four inches with some 

incorporation of the upper material to avoid stratified layers. Compost used to achieve the required 

soil organic matter content must meet the definition of “composted materials” in WAC 173-350-220. 

The soil quality design guidelines listed above can be met by using one of the following two options: 

 

a. Option 1: Amend existing site topsoil or subsoil at a rate of eight cubic yards of compost per 

1,000 square feet disturbed soil area, spread at a two-and-one-half-inch depth, and rototilled in 

eight to 12 inches deep. 

 

b. Option 2: Import topsoil mix of sufficient organic content (five to 10 percent dry weight), pH 

(6.0 to 8.0), and depth to meet the requirements. 

 

C. Landscape Plan Approval. 

 

1. Except as set forth in subsection (B) of this section, no permit shall be issued to erect, construct or 

undertake any development project resulting in a new structure or expanding the footprint of an 

existing structure without prior approval of a landscape plan by the City. 

 

2. Required landscape plans shall be prepared by a landscape design professional (landscape architect, 

certified landscaper, certified nursery professional, etc.), certified or registered by the State of 

Washington. 

 

D. General Landscaping Requirements – All Zones. 

 

1. All portions of a lot not used for buildings, future buildings, parking, storage or accessory uses, and 

proposed landscaped areas shall be retained in a “native” or predeveloped state or restored to such 

state with appropriate enhanced plantings as determined by the Director; provided, that schools in 

Public zones shall not be subject to this requirement. 

 

2. Slopes in areas that have been landscaped with lawn shall generally be a three-to-one ratio or less, 

width to height (horizontal to vertical), to assist in maintenance and to allow irrigation systems to 

function efficiently. 

 

3. Type III landscaping, defined in subsection (E)(3) of this section, shall be placed outside of sight-

obscuring fences abutting public rights-of-way and/or access easements. 

 

4. With the exception of lawn areas, new landscaping materials (i.e., trees, shrubs and groundcover) 

shall consist of drought-tolerant species and Pacific Northwest adaptive vegetation. All developments 

are required to include native Pacific Northwest and drought-tolerant plant materials for all projects. 

 

5. Deciduous trees shall have a caliper of at least two inches at the time of planting measured four and 

one-half feet above the root ball or root. 
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6. Evergreen trees shall be a minimum six feet in height measured from treetop to the ground at the 

time of planting. 

 

7. Shrubs shall be a minimum of 12 to 24 inches in height (measured from top of shrub to the ground) 

at the time of planting. 

 

8. Groundcover shall be planted and spaced to result in total coverage of a landscaped area within 

three years of planting. 

 

9. Areas planted with grass/lawn shall: 

 

a. Constitute no more than 40 percent of landscaped areas; provided, there shall be an exception 

for biofiltration swales, except for schools in Public zones; and 

 

b. Be a minimum of five feet wide at the smallest dimension. 

 

10. Grass and required landscaping areas shall contain at least two and one-half inches of compost or 

imported topsoil with five to 10 percent soil organic matter content. 

 

11. Existing clay or sandy soils where landscaping is to be installed shall be augmented with an 

organic supplement. 

 

12. Landscape areas shall be covered with at least three inches of mulch to minimize evaporation. 

 

13. Mulch shall be used in conjunction with landscaping in all planting areas to assist vegetative 

growth and maintenance or to visually complement plant material, except that undisturbed native 

vegetation need not be mulched. Nonvegetative material shall not be an allowable substitute for plant 

material. 

 

14. Landscaping and fencing shall not violate the sight distance safety requirements at street 

intersections and points of ingress/egress for the development. 

 

15. All tree types shall be spaced appropriately for the compatibility of the planting area and the 

canopy and root characteristics of the tree. 

 

16. Foundation landscaping is encouraged to minimize impacts of the scale, bulk and height of 

structures. 

 

17. All loading areas shall be fully screened from public rights-of-way or nonindustrial/manufacturing 

uses with Type I landscaping. 

 

18. Use of products made from post-consumer waste is encouraged whenever possible. 

 

19. Walkways, decorative paving, fountains, benches, picnic tables and other features or amenities are 

encouraged in landscaping areas. These features are in addition to the landscaping requirement, not in 

lieu of such requirement. 

 

E. Landscaping Types. 

 

1. Type I – Solid Screen. 
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a. Purpose. Type I landscaping is intended to provide a solid sight barrier to totally separate 

incompatible land uses. This landscaping is typically found between residential and incompatible 

nonresidential land use zones (e.g., business park uses and Residential, etc.), and around outdoor 

storage yards, service yards, loading areas, mechanical or electrical equipment, utility 

installations, trash receptacles, etc. 

 

b. Description. Type I landscaping shall consist of evergreen trees planted no more than 20 feet 

on center in a triangular pattern; shrubs and groundcover which will provide a 100 percent sight-

obscuring screen within three years from the time of planting; or a combination of approximately 

75 percent evergreen and 25 percent deciduous trees (with an allowable five percent variance), 

planted no more than 20 feet on center in a triangular pattern, with shrubs and groundcover 

backed by a sight-obscuring fence. Shrub and groundcover spacing shall be appropriate for the 

species type, and consistent with the intent of this section. 

 

2. Type II – Visual Screen. 

 

a. Purpose. Type II landscaping is intended to create a visual separation that may be less than 

sight-obscuring between incompatible land use zones. This landscaping is typically found 

between Commercial and business park uses; High Density Multifamily and Single-Family 

Residential zones; Commercial and Residential zones; and to screen business park uses from the 

street. 

 

b. Description. Type II landscaping shall be evergreen or a combination of approximately 60 

percent evergreen and 40 percent deciduous trees, with an allowable five percent variance, 

planted no more than 20 feet on center in a triangular pattern, interspersed with large shrubs and 

groundcover. A sight-obscuring fence may be required if it is determined by the City that such a 

fence is necessary to reduce site-specific adverse impacts to the adjacent land use. Shrub and 

groundcover spacing shall be appropriate for the species type and the intent of this section. 

 

3. Type III – Visual Buffer. 

 

a. Purpose. Type III landscaping is intended to provide partial visual separation of uses from 

streets and between compatible uses so as to soften the appearance of parking areas and building 

elevations. 

 

b. Description. Type III landscaping shall be a mixture of evergreen and deciduous trees planted 

no more than 30 feet on center in a triangular pattern and interspersed with shrubs and 

groundcover. Shrub and groundcover spacing shall be appropriate for the species type and the 

intent of this section. 

 

4. Type IV – Open Area Landscaping. 

 

a. Purpose. Type IV landscaping is primarily intended to provide visual relief and shading while 

maintaining clear sight lines, and is typically used within parking areas. 

 

b. Description. Type IV landscaping shall consist of trees planted with supporting shrubs and 

groundcover. Shrubs shall be pruned at 40 inches in height above pedestrian or vehicle grade 

(whichever is higher), and the lowest tree branches shall be pruned to keep an approximate eight-

foot clearance from the ground. Tree, shrub, and groundcover spacing shall be appropriate for the 

species type and the intent of this section. Vegetated LID facilities (bioretention, rain gardens, 
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and dispersion), consistent with the intent of this section, are allowed. See subsection (G) of this 

section for location of Type IV landscaping. 

 

F. Landscaping Requirements by Zoning District. 

 

1. Multifamily Residential, R-8 – R-24. 

 

a. Type III landscaping of a minimum width of 10 feet shall be provided along all perimeter lot 

lines, except as provided in subsection (F)(1)(b) of this section. 

 

b. Type I landscaping of a minimum width of 10 feet shall be provided along the perimeter 

abutting Single-Family zones (R-4 through R-6). 

 

c. The requirements of subsection (G) of this section for parking area and perimeter parking area 

landscaping shall apply. 

 

2. Community Business, CB; Town Center, TC; Regional Employment Center, REC; and Regional 

Learning and Technology Center, RLTC. 

 

a. Type III landscaping of a minimum width of 10 feet shall be provided along all properties 

abutting public rights-of-way and ingress/egress easements. 

 

b. Type I landscaping of a minimum width of 20 feet shall be provided along the perimeter of 

property abutting a Residential zoning district. 

 

c. The requirements of subsection (G) of this section for parking area and perimeter parking area 

landscaping shall apply. 

 

3. Neighborhood Business, NB. 

 

a. Type III landscaping of a minimum width of 10 feet shall be provided along the perimeter of 

parking areas abutting public rights-of-way. 

 

b. Type I landscaping of a minimum width of 20 feet shall be provided along the perimeter of the 

property abutting a Residential zoning district. 

 

c. The requirements of subsection (G) of this section for parking area and perimeter parking area 

landscaping shall apply. 

 

4. Park, Recreation, Open Space, PRO. Landscaping requirements are to be determined by the City on 

a project-by-project basis dependent on the proposed use and surrounding zoning districts. 

 

G. Parking Lot Landscaping. 

 

1. Purpose. The purpose of this section is to mitigate adverse impacts created by parking lots which 

include noise, glare and increased heat, increased stormwater runoff and pollution, and to improve the 

physical appearance of parking lots. 

 

2. Type IV Landscaping. Type IV landscaping shall be provided within surface parking areas as 

follows: 
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a. All new Commercial; Park, Recreation, Open Space; and multifamily developments with 

parking for five or more vehicles, and subdivisions or PUDs with common parking areas for five 

or more vehicles, shall provide 25 square feet per parking stall. 

 

b. Landscaping along driveways and at building entrances may be counted toward the Type IV 

landscaping requirement, even if not fully within the parking area. 

 

c. Landscape Islands. Landscape islands shall be a minimum size of 100 square feet, with a 

minimum width of six feet at the narrowest point. At least one tree shall be planted in each 

landscape island. Islands shall be provided at the ends of all rows of parking, between loading 

doors or maneuvering areas and parking areas or stalls. Islands providing stormwater treatment 

are encouraged in low areas and between parking rows. 

 

i. Any remaining required landscaping shall be dispersed throughout the interior parking area 

to create shade, reduce the visual impact of the parking lot, and meet applicable design 

requirements and guidelines. 

 

ii. Deciduous trees are preferred for landscape islands within interior vehicle use areas. 

 

iii. Lawn shall not be permitted in landscape islands less than 200 square feet in size and shall 

be used only as an accessory planting material to required trees, shrubs, and groundcover. 

 

d. Curbing. Permanent curbing shall be provided in all landscape areas within or abutting parking 

areas. Where stormwater is intended to be routed into a bioretention facility, wheelstops or curb 

cuts may be used instead of a continuous permanent curb. 

 

e. Parking Areas/Screening for Rights-of-Way. 

 

i. Parking areas adjacent to public rights-of-way shall incorporate berms at least three feet in 

height within perimeter landscape areas. Alternatively, the Director may allow the addition of 

shrub plantings to the required perimeter landscape type, and/or the provision of architectural 

features of appropriate height with trees, shrubs and groundcover, in a number sufficient to 

act as an efficient substitute for the three-foot berm. Any such substitution must reduce the 

visual impact of parking areas and screen the automobiles from public view; provided, that 

vehicle display areas at automobile sales lots need not be fully screened. 

 

ii. Parking adjacent to Residential zones shall reduce the visual impact of parking areas and 

buffer dwelling units from light, glare, and other environmental intrusions by providing Type 

I landscaping within required perimeter landscape areas. 

 

f. Vehicular Overhang. 

i. Vehicular overhang into any landscaping area shall not exceed two feet. 

 

ii. No plant material greater than 12 inches in height shall be located within two feet of the 

curb or other protective barrier in landscape areas adjacent to parking spaces and vehicle use 

areas. 

 

3. Senior High Schools in Public Zones. The parking lot landscaping requirements for the 

development of senior high schools in Public zones shall be as approved by the Director during 

permit review. 
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H. Performance and Maintenance Standards. 

 

1. Performance. 

a. All required landscaping shall be installed prior to final inspection or the issuance of a 

Certificate of Occupancy (CO), except as provided in subsection (H)(1)(d) of this section. 

 

b. When landscaping is required pursuant to this code, an inspection shall be performed to verify 

that the landscaping has been installed pursuant to the standards of this code. 

 

c. Upon completion of the landscaping work, the City shall inspect the installation upon request 

by the applicant. 

 

d. A Temporary Certificate of Occupancy may be issued prior to completion of required 

landscaping, provided the following criteria are met: 

 

i. An applicant or property owner files a written request with the City prior to a final 

inspection; 

 

ii. The request shall explain why factors either beyond the applicant’s control, or which 

would create a significant hardship, prevent the installation of the required landscaping prior 

to issuance of the CO; 

 

iii. The property owner has demonstrated a good faith effort to complete all required 

landscaping; 

 

iv. The applicant files a performance security in the form of an assignment of savings with 

the Department in an amount equal to 150 percent of the cost of completing the landscaping 

work or, for senior high schools in Public zones, the applicant provides proof of an executed 

contract for such work with an agreed schedule for completion; 

 

v. The applicant files a consent to access form signed by the property owner allowing a City-

hired landscaping contractor access to the property to complete the landscaping work in the 

event of a default by the applicant. 

 

e. The time period extension for completion of the landscaping shall not exceed 90 days after 

issuance of a Temporary Certificate of Occupancy except that the Director may grant an 

extension to senior high schools in Public zones where the applicant submits proof of hardship. 

 

f. Failure to complete landscape installation by an established 90-day extension date shall 

constitute cause for retrieval of funds by the City from the assigned savings account in order to 

have the landscaping completed by a City-hired landscaping contractor. 

 

2. Maintenance. 

 

a. Continual maintenance of planted areas shall be the responsibility of the property owner. 

 

b. All portions of any irrigation system shall be continuously maintained in a working condition. 

 

c. The property owner shall also maintain all other aspects of landscaped areas including the 

removal of trash and debris. 
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I. Landscape Modification Provisions. The following alternative landscape options may be allowed, 

subject to approval by the Director, if they accomplish equal or better levels of screening and if they 

provide an equal or better visual result: 

 

1. The width of the perimeter landscape strip may be reduced up to 25 percent along any portion 

where: 

 

a. Berms at least three feet in height or architectural barriers at least six feet in height are 

incorporated into the landscape design; and 

 

b. The landscape materials are incorporated elsewhere on site; 

 

2. When an existing structure precludes installation of the total amount of required site perimeter 

landscaping, such landscaping material shall be incorporated on another portion of the site; 

 

3. The width of any required perimeter landscaping may be averaged along any individual property 

line, provided the minimum width is not less than five feet and the landscape area and materials are 

incorporated elsewhere on site; 

 

4. The width of the perimeter landscaping may be reduced up to 10 percent when a development 

retains 10 percent of significant trees or 10 significant trees per acre on site,  

whichever is greater; 

 

5. The landscaping requirement may be modified when existing conditions on or adjacent to the site, 

such as significant topographic differences, vegetation, structures or utilities, would render 

application of this chapter ineffective or result in scenic view obstruction. 

 

J. Tree Retention and Replacement. 

 

1. Purpose. The purpose of this subsection is to preserve and enhance the valuable natural resources 

and aesthetic character and image of Maple Valley. The intent is to provide incentives for retaining 

existing trees, to discourage unnecessary clearing and disturbance of land, and to maintain tree-lined 

corridors along the major arterials. 

 

2. Definitions. 

 

a. “Coverage” is defined as the ratio of the dripline area to the lot area expressed as a percentage. 

 

b. “Dripline area” is the area under the outermost circumference of branches of the tree. 

 

c. “Landmark significant tree” is defined as any significant tree other than alder or cottonwood 

that is (i) at least 24 inches in diameter at four and one-half feet from grade, or (ii) of specimen 

quality, i.e., large, well shaped, and healthy for the species. 

 

d. “Large nursery stock” is defined as commercially grown material available at the time of 

planting that is required to be moved by hydraulic spade and is a minimum size of at least four 

inches in diameter measured four and one-half feet above grade. 

 

e. “Live crown ratio” is the proportion of length of main stem supporting live branches to the 

height of the tree. 
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f. “Planted significant tree” is defined as any of a number of species of trees, defined herein, 

planted in a landscaping area of sufficient size to support a trunk size at maturity growth of at 

least 12 inches in diameter following the minimum standards for planted significant trees in this 

section. 

 

g. “Qualified professional” is defined as an individual who through any combination of 

knowledge, experience, education, and training demonstrates a professional level of 

understanding in tree care, arboricultural sciences and urban forestry. Qualified professionals 

must possess the ability to evaluate the health and hazard potential of existing trees, and the 

ability to prescribe appropriate measures necessary for the preservation of trees during land 

development. Qualified professionals may include licensed landscape architects, certified 

consulting arborists, certified arborists, and certified foresters. 

 

h. “Retained significant tree” is defined as an existing significant tree that is designated for 

retention in a Tree Preservation and/or Protection Plan and used for demonstrating compliance 

with canopy coverage requirements or incentives. 

 

i. “Retained tree” is defined as an existing tree designated for retention, excluding cottonwood 

and alders, that is less than 12 inches in diameter measured four and one-half feet above grade, 

but greater than six feet tall if evergreen, or two inches in diameter if deciduous, and located in a 

landscaping area of sufficient size to support a trunk size at maturity growth of at least 12 inches 

in diameter following the minimum standards for planted significant trees in this section. 

Retained trees must have a live crown ratio of greater than or equal to 50 percent. 

 

j. “Significant tree” is defined as an existing evergreen or deciduous tree, excluding cottonwoods 

and alders, that is at least 12 inches in diameter measured four and one-half feet above grade and 

in good health. 

 

k. “Tree Protection Area (TPA)” is land area set aside with limitations running with the title of 

the land that prevent activities that will damage the tree or trees within that area. 

 

3. Applicability. There shall be no cutting of significant trees – retained, planted, or landmark – 

without prior authorization from the Director of Community Development unless specifically 

exempted herein. The provisions of this section apply to all new developments, subdivisions, site 

redevelopments, or clearing and grading activity on sites two or more acres in size. Development or 

installation of utilities and other public facilities also is subject to these provisions whether on private 

or public property or public right-of-way. The requirements and regulations pertaining to trees located 

in critical areas and related buffers shall be subject to the requirements for protection of critical areas 

contained in Chapter 18.60 MVMC. 

 

4. Permits Required. Unless specifically exempted herein, application for and prior approval of a 

Clearing and Grading Permit is required for cutting or removal of any significant tree. To the extent 

possible, review of a Clearing and Grading Permit shall be integrated into review of any other permit 

or land use approval required for a proposal, in order to minimize review time required for 

conformance with this subsection (J). 

 

5. Exemptions. The provisions of this section shall not apply to the following circumstances: 

a. Cutting or removal of significant trees on existing single-family lots of two acres or less, 

provided such trees are not subject to a Tree Retention Plan or Tree Protection Area; 
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b. Removal of any tree with obvious flaws or disease, or one that is judged to be hazardous by a 

qualified professional at the owner’s expense; 

 

c. Removal of any tree during an emergency. No limitation on tree removal shall exist during 

storm conditions when imminent danger exists from trees falling on structures, children’s play 

areas, or where clear hazard to life is apparent; 

 

d. On existing single-family lots: removal of any existing tree judged to be a hazard or any tree 

within one and one-half tree lengths of an existing or proposed permitted building on site. A 

planted significant tree may be required by the Director as a replacement. 

 

6. Timber Management under Forest Practices Act. Applicants for Forest Practice Permits (Class IV – 

General Permit) for the conversion of forested sites to developed sites are also required to apply for 

appropriate permits through the City, and are subject to the provisions of this subsection (J). For all 

other Forest Practice Permits (Class II, III, or IV – Special Permit) issued by the DNR for the purpose 

of commercial timber operations, no Clearing and Grading Permit application is required, but no 

Development Permits will be issued for six years following tree removal under such DNR permit. 

 

7. Application Requires Tree Retention Plan. All development or redevelopment proposals subject to 

this section that are not specifically exempt shall include a Tree Retention Plan at the time of 

application for any required Development Permit. Preparation and submittal of the Plan shall conform 

to specifications provided by the Director. Tree Retention Plans may be prepared by a qualified 

professional. An owner may submit for a Clearing and Grading Permit without having a qualified 

professional prepare a Significant Tree Retention Plan, provided the Plan clearly locates the trees and 

provides sufficient information for City staff to review the proposal as determined by the Director. 

The Tree Retention Plan shall analyze: 

 

a. The number of trees and canopy coverage calculation of trees existing on the site; 

 

b. The location and species type of existing significant trees or clusters of trees within and 

adjacent to the proposed area to be cleared and/or graded, including utility corridors; 

 

c. The species type, size, location, and spot elevation at the base of any landmark tree within the 

site, unless the requirement is waived by the Director; 

 

d. Critical areas; and 

 

e. Areas not proposed for clearing or grading, provided such areas do not require a specific survey 

location of trees. 

 

8. Canopy Coverage Calculation Requirements and Tree Retention Guidelines. 

 

a. A canopy coverage calculation shall be prepared by the applicant for the proposal. The canopy 

coverage calculation may be merged with the Tree Retention Plan and/or landscaping plan for the 

proposal. The canopy coverage calculation shall show retention and planting of trees at mature 

canopy coverage of the total site area to equal or exceed: 10 percent for commercial 

developments within the TC, NB, REC and RLTC Zones meeting the landscape requirements 

contained in subsection (F) of this section, 10 percent for senior high schools in Public zones 

meeting the landscape requirements contained in subsection (F) of this section, and 10 percent for 

all other developments, calculated as follows: 
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i. Retained landmark trees shall be calculated at 1,650 square feet each, regardless of canopy 

coverage or dripline area, or as marked in the field and measured by the proponent; 

 

ii. Retained significant trees shall be calculated at 1,100 square feet each, regardless of 

canopy coverage or dripline area, or as marked in the field and measured by the proponent; 

 

iii. Retained trees shall be calculated at 900 square feet each, regardless of canopy coverage 

or dripline area; 

 

iv. Planted significant trees meeting the minimum planting standard (subsections (J)(19)(b) 

and (c) of this section) shall be calculated at 300 square feet each; 

v. Planted significant trees exceeding the minimum planting standard (subsections (J)(19)(b) 

and (c) of this section) by 50 percent shall be calculated at 550 square feet each; and 

 

vi. Planted significant trees meeting the definition of large nursery stock and exceeding the 

minimum planting standard (subsections (J)(19)(b) and (c) of this section) by 100 percent 

shall be calculated at 750 square feet each. 

 

b. For the purposes of meeting the minimum required canopy coverage calculation, trees shall be 

retained pursuant to the following unranked guidelines, except where determined to be exempt or 

to constitute a hazard by a qualified professional pursuant to subsection (J)(5) of this section: 

 

i. All trees within critical areas or critical area buffers; 

 

ii. Landmark significant trees, unless a 15 percent canopy coverage calculation is achieved; 

 

iii. Retained trees within the required perimeter landscape buffer width or building setback, 

whichever is greater; 

 

iv. Retained trees inside the site within an area no less than 20 feet of the right-of-way line of 

Maple Valley Highway SR-169, Kent-Kangley Road SR-516, and Witte Road arterial 

corridors except for site access requirements; 

 

v. Trees within required open space; and 

 

vi. For subdivisions during site development, all trees that are not within cut or fill areas, 

parking areas or streets, utility corridors, site development requirements imposed by the City, 

or 20 feet distant of any proposed structure, except that trees retained in single-family lots 

created by subdivision of property into more than four lots shall not be counted for purposes 

of meeting required tree canopy coverage. 

 

c. Where demonstrated that a site cannot achieve the minimum canopy coverage through 

retention pursuant to subsection (J)(8)(b) of this section, planted significant trees may be utilized 

in Tree Protection Areas pursuant to the following guidelines in order of preference where 

applicable: 

 

i. Inside the site within a distance of 20 feet or greater of the right-of-way line of Maple 

Valley Highway SR-169, Kent-Kangley Road SR-516, and Witte Road arterial corridors 

except for site access requirements. At least 25 percent of replanted trees along these arterial 

corridors must consist of evergreen trees with a height of 10 to 12 feet or deciduous trees with 

a three-inch caliper; 
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ii. Within required perimeter buffers or setback areas; 

 

iii. Within designated recreation and/or open space areas; 

 

iv. Within critical areas or critical area buffers; and 

 

v. Any other locations within the development site, except that trees planted in single-family 

lots created by subdivision of property into more than four lots shall not be counted for 

purposes of meeting required tree canopy coverage. 

 

9. Incentive for Retention of Existing Trees and Increased Canopy Coverage. For development 

proposals subject to tree retention requirements in any zone, and where the proposal contains greater 

than 15 percent canopy coverage by retained existing trees; provided, that trees retained in protected 

critical areas or related buffers may not apply towards the required percentages, the following 

incentives are available individually or in combination: 

 

a. For any retained landmark tree, the actual dripline area of the tree may be credited toward open 

space or recreational space requirements irrespective of tree location; or 

 

b. For retained significant trees in excess of 15 percent canopy coverage, one additional dwelling 

unit is permitted for each additional 10 retained significant trees on the total site; or 

 

c. Additional building height of 10 feet is permitted up to a maximum height of 45 feet; provided, 

trees must be retained proximate to the proposed building location(s). 

 

d. If any tree that is saved in conjunction with these bonus provisions is lost in the future for 

whatever reason, it shall be replaced with large nursery stock approved by the Director. 

 

10. Phased Development Plans. For redevelopment and/or phased new development sites, the 

Director may approve a partial Tree Retention Plan that is applicable only to a phase of development 

or redevelopment. A Plan based on phased development does not require a full amount of required 

trees per acre for each phase individually, provided the Plan for the entire development or proposal 

meets, or will meet, requirements; provided, however, no incentives may be approved for early 

phases of construction that rely on trees to be retained in future phases unless the significant Tree 

Retention Plan is recorded such that future phases are bound by the Plan. 

 

11. Alternative Landscape Option. At the Director’s sole discretion, the Director may approve an 

alternative landscape option for a high-quality landscape design containing native and ornamental 

species of landscape materials on sites where the proponent demonstrates to the satisfaction of the 

Director that planting trees at the required canopy coverage would not be feasible given the proposed 

use of the property, and/or would require planting at a density that would probably require removal of 

trees in the future due to the ultimate size of required species. 

 

a. The proponent must show that the alternative landscape plan is of a better quality compared to 

a plan that would meet the requirements in the above subsections, and retains significant trees or 

provides planted significant trees in accordance with the following: 

 

i. Existing trees in critical areas and critical area buffers must be retained and/or augmented 

with trees as appropriate; 
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ii. Existing trees in required perimeter landscape buffers must be preserved; 

 

iii. Street trees are provided on streets adjacent to the site; 

 

iv. Perimeter buffer areas without existing significant trees include planted significant trees; 

 

v. Significant trees are provided around any open stormwater detention or pollution control 

ponding or swale areas; 

 

vi. Significant tree equivalents are provided internally to parking lot areas; 

 

vii. Significant trees are planted adjacent to the structure(s); 

 

viii. Street trees are planted within the development; and 

 

ix. Street trees are planted in cul-de-sac islands as applicable. 

 

b. Alternative landscape plans must emphasize native plant material and large-scale shrub and 

small tree species, such as vine maple, as well as ornamental material appropriate and 

complementary to the proposed use of the site. 

 

12. Utility and Street Easements and Rights-of-Way. 

 

a. For installation or maintenance of major overhead and major underground utilities, such as 

electrical transmission lines, water or sewer mains or stormwater lines, no tree retention or 

planting requirements shall be imposed within the easement or right-of-way area. 

 

b. For installation or maintenance of minor overhead and underground utilities, including 

overhead power distribution lines, water or sewer mains, or stormwater lines, no number of trees 

per acre of land shall apply for the easement or right-of-way area; provided, however, for each 

significant tree removed due to installation or maintenance of lines, one planted significant tree is 

required. The Director shall give consideration to the approval of planted species so as not to 

create future conflicts with the overhead or underground utilities. 

 

c. For private properties with easements for overhead utilities, no tree retention or significant tree 

equivalent planting requirements shall apply for the private land area affected by the utility 

easement. 

 

d. For public and private road construction and maintenance within the right-of-way or grading 

easements, no tree retention requirement shall apply; provided, retained trees within and along the 

right-of-way of Maple Valley Highway SR-169, Kent-Kangley Road SR-516, and Witte Road 

arterial corridors shall be accommodated and provided as a requirement of the design engineering 

for and maintenance of the road. 

 

13. Decision Criteria. The Director shall review the application for a Tree Retention Plan and/or 

Clearing and Grading Permit and approve the permit, deny the permit, or approve the permit with 

conditions based on the following criteria: 

 

a. The site design implements the intent of this subsection (J); and 

 

b. The Tree Retention Plan conforms to the specific requirements of this subsection (J); and 
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c. The proposal complies with and conforms to all standards and requirements of the underlying 

permit, if such permit is in addition to the Clearing and Grading Permit. 

 

14. Tree Retention Plan Recording Required. For all nonexempt development and redevelopment 

sites (except for trees planted or retained within platted single-family residential lots), the Tree 

Retention Plan shall show Tree Protection Areas (TPAs). Upon approval of the Tree Retention Plan, 

the Plan shall be recorded together with the following restriction upon the land: 

 
Trees indicated on this property within Tree Protection Areas are to be preserved for environmental, aesthetic, 

and other purposes. No activities are allowed within the Tree Protection Area that could damage or harm the 

tree, such as storage of material, disposal of drainage, or filling or grading. Tree removal, or site work or 

landscaping resulting in the loss of a tree, is subject to fines and tree replacement requirements by order of the 

City of Maple Valley. 

 

15. Tree Retention Standards. 

 

a. Site Design Standards. 

 

i. To qualify as an existing retained tree, the critical root zone (CRZ), which may extend 

outside of the dripline of existing tree branches, shall be a no disturbance area where feasible. 

If determined to be infeasible, a minimum of two-thirds of the dripline area shall be a no 

disturbance area. Undisturbed areas shall not be impacted by grading, soil disturbance, 

impervious surfacing, storage of materials, or activity that may compact the soil surface, such 

as pedestrian use. 

 

ii. Any work within the one-third of the dripline area shall be planned to be done by hand and 

by methods least disruptive to the tree. 

 

iii. For retained trees where the grade in the vicinity of the tree will be either raised or 

lowered such that surface or subsurface water flow to the tree will be altered, specific 

provisions for additional irrigation or drainage shall be included in the tree protection notes 

and details. 

 

iv. Tree retention details, including protection notes and fencing or staking installation 

details, shall be included on the applicable site development plans, and reviewed and 

approved by the Director prior to approval of the Tree Retention Plan. 

 

b. Construction Standards. 

 

i. Tree protection details, dripline fencing, and no disturbance areas shall be part of all 

construction plans issued for permit. 

 

ii. All dripline areas of retained trees shall be located in the field and confirmed by a City 

Inspector prior to commencement of construction. 

 

iii. Work within dripline areas specifically authorized by approved construction plans shall be 

done separately from mechanized mass clearing and grading of the site and shall be fenced to 

exclude the area from mechanized clearing or grading. Methods for work within such areas 

shall be detailed on the clearing and grading plans, civil engineering plans, utility plans and 
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landscape plans as may be needed to clarify the methods and responsibilities for construction 

within the dripline area. 

 

iv. Tree protection areas shall be fenced prior to construction with orange plastic mesh 

fencing or approved equivalent. 

 

16. Maintenance Standards. Maintenance in the form of irrigation, fertilization, clearing of vines and 

other requirements necessary to assure survival of the retained and planted significant trees is 

required on the private property in perpetuity. The City may inspect and order maintenance at any 

time. The property owner is responsible for the replacement of any required trees or approved 

landscape material due to loss or disease after an initial maintenance period of one year. The 

developer is responsible for replacement of any dead or dying material within the initial maintenance 

period of one year or until released. An assurance device for the initial maintenance period is required 

in one of the following forms: 

 

a. A signed maintenance contract for a minimum period of one year from the time of occupancy 

that includes replacement of any dead or dying material observed at the end of one year; or 

 

b. A maintenance security in the form of an assigned savings deposit statement from a financial 

institution in the amount of 20 percent of the landscape installation contract. The security device 

shall state it may be released after one year only by the City after inspection of the site and 

replacement of materials as ordered. 

 

17. Contractor Requirements. The contractor shall sign a statement on the Significant Tree Retention 

Plan acknowledging the requirements of the plan prior to commencement of construction. Proof of 

signature shall be shown to the City at or before the preconstruction meeting. The acknowledgement 

statement shall provide that the contractor is aware of the tree preservation and retention requirements 

shown on the plans and in this subsection (J); that it is the responsibility of the contractor to preserve 

the trees if field conditions show additional measures to assure the survival of the trees may be 

necessary and to alert the City Inspector to those conditions; and that the contractor is jointly 

responsible with the developer for any restitution required due to damage to or loss of trees as a result 

of the construction activities. 

 

18. Preconstruction Meeting. Prior to the commencement of any permitted clearing and grading 

activity, a preconstruction meeting with the City Inspector shall be held on site with the permittee and 

contractor. The project site shall be marked in the field as follows: 

 

a. Limits of clearing and grading; 

 

b. Location of tree protection fencing; 

 

c. Delineation of any critical areas and critical area buffers; 

 

d. Individual trees to be retained; 

 

e. Property lines. 

 

19. Planting Standards. 

 

a. Planted significant trees shall be a mix of species approved by the Director for the specific 

application or proposal. A minimum of 60 percent of the planted significant trees shall be native 
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evergreen coniferous species. Species allowable for planting significant trees shall be selected 

from the following two lists at a ratio of no less than 70 percent from List 1, and no more than 30 

percent from List 2, or as approved by the Director: 

 

List 1: 

 

Western Red Cedar (native evergreen coniferous) 

 

Douglas Fir (native evergreen coniferous) 

 

Western Hemlock (native evergreen coniferous) 

 

Alaskan Yellow Cedar 

 

Port Orford Cedar (native evergreen coniferous) 

 

Norway Spruce 

 

Sitka Spruce (native evergreen coniferous) 

 

Incense Cedar (native evergreen coniferous) 

 

Lodgepole Pine (native evergreen coniferous) 

 

Ponderosa Pine (native evergreen coniferous) 

 

Western White Pine (native evergreen coniferous) 

 

 

Giant Sequoia (native evergreen coniferous) 

 

Big Leaf Maple 

 

Red Maple, both rounded and columnar forms 

 

Other native species as approved by the Director 

 

List 2: 

 

Birch “Jacquemontii” 

 

Sweetgum 

 

Honeylocust 

 

Hornbeam 

 

Marshal Seedless Ash 

 

Summit Ash 

Flowering Pear 
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Pin Oak 

 

Other nonnative ornamental species as approved by the Director 

 

b. Evergreen coniferous trees shall be six feet in height from the top of the root ball, and balled 

and burlapped in healthy condition at time of planting. Alternatively, trees that are four or more 

inches in diameter measured at four and one-half feet from planting grade may be transplanted 

from on site; provided, that an approved method directed by a qualified professional is used. 

Pruned or sheared evergreen trees intended for Christmas tree use are not acceptable if the leader 

has been cut. 

 

c. Deciduous trees, evergreen broadleaved trees, or deciduous coniferous trees shall be a 

minimum two inches in diameter measured four feet above planting ground level, and with the 

lowest branch no lower than four feet from grade. 

 

d. Staking, soil amendments, and planting details shall be specified by a qualified professional. 

 

e. Planting areas and no disturbance areas shall be free from structures or impervious surfaces a 

minimum of seven feet in radius from the point the tree is planted, or as designed by a qualified 

professional to support a minimum size at maturity of 12 inches of trunk diameter measured four 

and one-half feet above planting ground level. Such designs shall contain a statement signed by 

the designer estimating the mature size of the tree in the planter area provided. 

 

20. Loss and Replacement. Loss of any retained tree due to wind, disease, or other natural causes, or 

illegal removal shall be replaced by one or several trees per planting standard calculations set forth in 

subsection (J)(8)(a) of this section. For purposes of replacement, the lost tree shall be counted as a 

“retained” tree. Replacement trees must equal the canopy lost, with the exception of street trees which 

shall be planted at a one-to-one ratio. Damage to a retained landmark tree shall be documented by a 

qualified professional at the expense of the owner, and the recommendations of the qualified 

professional regarding repair or replacement shall be followed. The existing planting area may be 

used if the tree is replaced in the same location. If the tree is relocated, the standards for a planted 

significant tree shall be followed and the Tree Retention Plan modified accordingly. 

 

21. Enforcement. Any violation of this chapter shall be enforced through MVMC Title 4, Code 

Compliance. In addition to any applicable penalties set forth in MVMC Title 4, and in addition to any 

required planting or mitigation, the penalty for the removal of any tree in violation of this chapter 

shall be as follows. The currently adopted Maple Valley development fee schedule shall apply to the 

following fines and penalties. 

 

a. Criminal. A violation of this chapter shall be considered a criminal misdemeanor, punishable 

up to 90 days in jail and a fine. 

 

b. Civil. Tree diameter should be measured at four and one-half feet above grade. If no tree above 

grade remains, the tree diameter shall be measured at ground level. If no stump remains, the tree 

diameter will be determined by the Director based on best available information such as aerials, 

photographs and adjacent trees. 

 

Nothing herein shall preclude the City from seeking redress, including abatement and the cost thereof, 

through any lawful means, including the initiation of any suit in law or in equity, and the City shall be 

entitled to recover all reasonable costs and attorney’s fees incurred as a result of bringing such action. 
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JK. Stormwater Pond Landscaping Standards. 

 

1. Purpose. The purpose of this standard is to improve water quality for the protection of endangered 

species and reduce maintenance costs for stormwater facilities located in residential developments 

and make them attractive amenities within the neighborhood and the City. 

 

2. Applicability. These provisions shall apply to all development applications within the City, with 

the exception of individual single-family residential. 

 

3. Landscape Plan Approval. A landscape design professional (landscape architect, certified 

landscaper, certified nursery professional, etc.), certified or registered by the State of Washington, 

shall prepare required landscape plans in accordance to the adopted Surface Water Design Manual 

and Addenda.   

 

4. Maintenance of the landscaping in the drainage facility shall be the responsibility of the developer 

or homeowners’ association for two years following facility acceptance by the City of Maple Valley. 

This includes but is not limited to watering, maintenance, replacement and grooming of all plantings.  

 

18.40.140 Tree Removal, Retention and Replacement. 

A. Purpose. The purpose of this section is to preserve and enhance the valuable natural resources and 

aesthetic character and image of Maple Valley. The intent is to provide clear guidelines as to when a 

Clearing and Grading permit is required for tree removal, incentives for retaining existing trees, to 

discourage unnecessary clearing and disturbance of land, and to maintain tree-lined corridors along the 

major arterials.  

B. Definitions. 

1. “Coverage” is defined as the ratio of the dripline area to the lot area expressed as a percentage. 

2. “Dripline area” is the area under the outermost circumference of branches of the tree.  

3. “Landmark tree” is defined as any significant tree other than alder or cottonwood that is at least 24 

inches in diameter at four and one-half feet from grade.  

4. “Large nursery stock” is defined as commercially grown material available at the time of planting 

that is required to be moved by hydraulic spade and is a minimum size of at least four inches in 

diameter measured four and one-half feet above grade. 

5. “Live crown ratio” is the proportion of length of main stem supporting live branches to the height 

of the tree. 

6. “Planted tree” is defined as any of a number of species of trees less than 12 inches in diameter 

when planted, but which is expected to become at least 12 inches in diameter at maturity measured at 

four and one-half feet from grade.  
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7. “Public Property” is defined as city parks, public rights-of-way (e.g. which contain street trees), 

publicly maintained storm water facilities, drainage easements, dedicated storm water tracts and city-

owned easements on private property. 

8. “Qualified professional” is defined as an individual who through any combination of knowledge, 

experience, education, and training demonstrates a professional level of understanding in tree care, 

arboricultural sciences and urban forestry. Qualified professionals must possess the ability to evaluate 

the health and hazard potential of existing trees, and the ability to prescribe appropriate measures 

necessary for the preservation of trees during land development. Qualified professionals shall include 

licensed landscape architects, certified consulting arborists, certified arborists, and certified foresters. 

9. “Retained significant tree” is defined as a significant tree that is designated for retention and used 

for demonstrating compliance with canopy coverage requirements or incentives. 

10. “Retained tree” is defined as an existing tree designated for retention, excluding cottonwood and 

alders, that is less than 12 inches in diameter measured four and one-half feet above grade, but greater 

than six feet tall if evergreen, or two inches in diameter if deciduous. Retained trees must have a live 

crown ratio of greater than or equal to 50 percent. 

11. “Significant tree” is defined as an existing evergreen or deciduous tree, excluding cottonwoods 

and alders, that is at least 12 inches in diameter measured four and one-half feet above grade. 

12. “Street tree” is defined as a tree located in the City right-of-way.   

13. “Tree Protection Area (TPA)” is land area set aside with limitations running with the title of the 

land that prevent activities that will damage the tree or trees within that area. 

14. “Windthrow” is the uprooting and overthrowing of trees by the wind. 

C. Tree Removal. 

1. Tree Removal– Permit Required.  This subsection sets forth the circumstances under which a 

permit is required before removing a tree.   

a. No landmark tree may be removed without first obtaining a Clearing and Grading Permit, 

regardless of lot size. 

b. No significant tree may be removed from a lot one-half acre or more in size without first 

obtaining a Clearing and Grading Permit. Tree removal associated with a building permit, site 

development permit, subdivision or other land use approval will be reviewed with the associated 

project and will not require a separate Clearing and Grading permit. 

c. No planted tree or retained tree, planted or retained pursuant to a Landscaping Plan, Native 

Growth Protection Area, Tree Protection Area, Tree Retention Plan, or other conditions of 

development, may be removed without first obtaining a Clearing and Grading Permit.  

d. Emergencies.  A tree that poses imminent danger to persons or property, may be removed 

without a Clearing and Grading Permit provided that: 
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i. the emergency is documented by photograph or video evidence prior to removal; and  

ii. such documentation shall be provided to the City within seven days of removal; and  

iii. a post-removal permit is obtained from the City; and 

iv. replanting will be required unless replanting would be detrimental to the existing tree 

canopy as determined by a certified arborist. 

e. Critical Areas. No tree shall be removed from a critical area or its related buffer without first 

complying with the provisions of Chapter 18.60 MVMC. 

f. Exemptions.  Trees located within the following areas are exempt from this section’s permitting 

requirements, when the work is performed by the City, or its designees.  

i. public rights-of-way, for example street trees;  

ii. publicly maintained storm water facilities;  

iii. drainage easements;  

iv. dedicated storm water tracts; 

v. city-owned easements on private property; and 

vi. minor utility infrastructure. 

2. Tree Removal From Public Property – Not Allowed by Private Parties. No tree shall be removed 

from public property except by its public owner or their designee.  Such public owners are required to 

obtain a Clearing and Grading Permit from the City prior to any tree removal. No street tree shall be 

removed except by the City, its designee, or as authorized by a Right-of-Way use permit.  

 

D. Timber Management under Forest Practices Act. Applicants for Forest Practice Permits (Class IV – 

General Permit) for the conversion of forested sites to developed sites are also required to apply for 

appropriate permits through the City, and are subject to the provisions of this section. For all other Forest 

Practice Permits (Class II, III, or IV – Special Permit) issued by the DNR for the purpose of commercial 

timber operations, no Clearing and Grading Permit application is required, but no Development Permits 

will be issued for six years following tree removal under such DNR permit. 

E. Application Requires Tree Retention Plan. All development or redevelopment proposals subject to this 

section that are not specifically exempt shall include a Tree Retention Plan at the time of application for 

any required Development Permit. Preparation and submittal of the Plan shall conform to specifications 

provided by the Director. Tree Retention Plans shall be prepared by a qualified professional. An owner 

may submit for a Clearing and Grading Permit without having a qualified professional prepare a 

Significant Tree Retention Plan, provided the Plan clearly locates the trees and provides sufficient 

information for City staff to review the proposal as determined by the Director. The Tree Retention Plan 

shall analyze: 
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1. The number of trees and canopy coverage calculation of trees existing on the site; 

2. The location and species type of existing significant trees or clusters of trees within and adjacent 

to the proposed area to be cleared and/or graded, including utility corridors; 

3. The species type, size, location, and spot elevation at the base of any landmark tree within the 

site, unless the requirement is waived by the Director; 

4. A statement that describes replacement tree quality as conforming to the American Standards of 

Nursery Stock (ANSI); 

5. Critical areas; and 

6. Areas not proposed for clearing or grading, provided such areas do not require a specific survey 

location of trees. 

F. Canopy Coverage Calculation Requirements and Tree Retention Guidelines. 

1. A canopy coverage calculation shall be prepared by the applicant for the proposal. The canopy 

coverage calculation may be merged with the Tree Retention Plan and/or landscaping plan for the 

proposal. The canopy coverage calculation shall show retention and planting of trees at mature 

canopy coverage of the total site area to equal or exceed: 15 percent for commercial developments 

within the TC, NB, PUB, REC, RLTC and CB if there is no residential component Zones meeting 

the landscape requirements contained in subsection (F) of this section, 20 percent for all residential 

development with the R-4, R-6, R-8, R-12, R-18, R-24 and CB (if there is a residential component) 

Zones other developments meeting the landscape requirements contained in subsection (F) of this 

section, Legacy site, will be excluded from canopy coverage from this section, calculated as 

follows:: 

a. Retained landmark trees shall be calculated at 1,650 square feet each, regardless of canopy 

coverage or dripline area, or as marked in the field and measured by the proponent; 

b. Retained significant trees shall be calculated at 1,100 square feet each, regardless of canopy 

coverage or dripline area, or as marked in the field and measured by the proponent; 

c. Retained trees shall be calculated at 900 square feet each, regardless of canopy coverage or 

dripline area; 

d. Planted significant trees meeting the minimum planting standard (subsections (Q)(2) and (3) of 

this section) shall be calculated at 300 square feet each; 

e. Planted significant trees exceeding the minimum planting standard (subsections (Q)(2) and (3) 

of this section) by 50 percent shall be calculated at 550 square feet each; and 

f. Planted significant trees meeting the definition of large nursery stock and exceeding the 

minimum planting standard (subsections (Q)(2) and (3) of this section) by 100 percent shall be 

calculated at 750 square feet each. 
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2. For the purposes of meeting the minimum required canopy coverage calculation, trees shall be 

retained pursuant to the following unranked guidelines, except where determined to be exempt or to 

constitute an emergency pursuant to subsection (C)(1)(d) of this section: 

a. All trees within critical areas or critical area buffers; 

b. Retained trees within the required perimeter landscape buffer width or building setback, 

whichever is greater; 

c. Retained trees inside the site within an area no less than 20 feet of the right-of-way line of 

Maple Valley Highway SR-169, Kent-Kangley Road SR-516, and Witte Road arterial corridors 

except for site access requirements; 

i. Trees within required open space; and 

ii.. For subdivisions during site development, all trees that are not within cut or fill areas, 

parking areas or streets, utility corridors, site development requirements imposed by the 

City, or 20 feet distant of any proposed structure, except that trees retained in single-

family lots created by subdivision of property into more than four lots shall not be 

counted for purposes of meeting required tree canopy coverage. 

3. Where demonstrated that a site cannot achieve the minimum canopy coverage through retention 

pursuant to subsection (F)(2) of this section, planted significant trees may be utilized in Tree 

Protection Areas pursuant to the following guidelines in order of preference where applicable: 

a. Inside the site within a distance of 20 feet or greater of the right-of-way line of Maple Valley 

Highway SR-169, Kent-Kangley Road SR-516, and Witte Road arterial corridors except for site 

access requirements. At least 25 percent of replanted trees along these arterial corridors must 

consist of evergreen trees with a height of 10 to 12 feet or deciduous trees with a three-inch 

caliper; 

b. Within required perimeter buffers or setback areas; 

c. Within designated recreation and/or open space areas; 

d. Within critical areas or critical area buffers; and 

e. Any other locations within the development site, except that trees planted in single-family lots 

created by subdivision of property into more than four lots shall not be counted for purposes of 

meeting required tree canopy coverage. 

G. Incentive for Retention of Existing Trees and Increased Canopy Coverage. For development proposals 

subject to tree retention requirements in any zone, and where the proposal contains greater than 15 20 

percent canopy coverage by retained existing trees; provided, that trees retained in protected critical areas 

or related buffers may not apply towards the required percentages, the following incentives are available 

individually or in combination: 
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1. For any retained landmark tree, the actual dripline area of the tree may be credited toward open 

space or recreational space requirements irrespective of tree location; or 

2. For retained significant trees in excess of 15 percent canopy coverage, one additional dwelling 

unit is permitted for each additional 10 retained significant trees on the total site; or 

32. Additional building height of 10 feet is permitted up to a maximum height of 45 feet; provided, 

trees must be retained proximate to the proposed building location(s). 

43. If any tree that is saved in conjunction with these bonus provisions is lost in the future for 

whatever reason, it shall be replaced with large nursery stock approved by the Director. 

H. Phased Development Plans. For redevelopment and/or phased new development sites, the Director 

may approve a partial Tree Retention Plan that is applicable only to a phase of development or 

redevelopment. A Plan based on phased development does not require a full amount of required trees per 

acre for each phase individually, provided the Plan for the entire development or proposal meets, or will 

meet, requirements; provided, however, no incentives may be approved for early phases of construction 

that rely on trees to be retained in future phases unless the significant Tree Retention Plan is recorded 

such that future phases are bound by the Plan. 

I. Alternative Landscape Option. At the Director’s sole discretion, the Director may approve an 

alternative landscape option for a high-quality landscape design containing native and ornamental species 

of landscape materials on sites where the proponent demonstrates to the satisfaction of the Director that 

planting trees at the required canopy coverage would not be feasible given the proposed use of the 

property, and/or would require planting at a density that would probably require removal of trees in the 

future due to the ultimate size of required species. 

1. The proponent must show that the alternative landscape plan is of a better quality compared to a 

plan that would meet the requirements in the above subsections, and retains significant trees or 

provides planted significant trees in accordance with the following: 

a. Existing trees in critical areas and critical area buffers must be retained and/or augmented with 

trees as appropriate; 

b.. Existing trees in required perimeter landscape buffers must be preserved; 

c. Street trees are provided on streets adjacent to the site; 

d. Perimeter buffer areas without existing significant trees include planted significant trees; 

e. Significant trees are provided around any open stormwater detention or pollution control 

ponding or swale areas; 

f. Significant tree equivalents are provided internally to parking lot areas; 

g. Significant trees are planted adjacent to the structure(s); 

h. Street trees are planted within the development; and 
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i. Street trees are planted in cul-de-sac islands as applicable. 

2. Alternative landscape plans must emphasize native plant material and large-scale shrub and 

small tree species, such as vine maple, as well as ornamental material appropriate and 

complementary to the proposed use of the site. 

J. Utility and Street Easements and Rights-of-Way. 

1. For installation or maintenance of major overhead and major underground utilities, such as 

electrical transmission lines, water or sewer mains or stormwater lines, tree retention or planting 

requirements shall be imposed within the easement or right-of-way area. 

2. For installation or maintenance of major overhead and underground utilities, no number of trees 

per acre of land shall apply for the easement or right-of-way area; provided, however, for each 

significant tree removed due to installation or maintenance of lines, one planted significant tree is 

required. The Director shall give consideration to the approval of planted species so as not to create 

future conflicts with the overhead or underground utilities. 

3. For private properties with easements for overhead utilities, no tree retention or significant tree 

equivalent planting requirements shall apply for the private land area affected by the utility 

easement. 

4. For public and private road construction and maintenance within the right-of-way or grading 

easements, no tree retention requirement shall apply; provided, retained trees within and along the 

right-of-way of Maple Valley Highway SR-169, Kent-Kangley Road SR-516, and Witte Road 

arterial corridors shall be accommodated and provided as a requirement of the design engineering 

for and maintenance of the road. 

K. Tree windthrow evaluation and prevention  

1. Increased tree windthrow potential as a result of impacts to trees on a site shall be evaluated 

based on the following risk factors: 

a. Root system disruption that will extend within an area one to two and one-half times the 

radius of the canopy; 

b. Topography of the site; 

c. Whether the tree is deciduous or evergreen; 

d. Height of the tree relative to the neighboring trees; 

e. Whether the tree is part of a grove. 

L. Decision Criteria. The Director shall review the application for a Tree Retention Plan and/or Clearing 

and Grading Permit and approve the permit, deny the permit, or approve the permit with conditions based 

on the following criteria: 
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1. The site design implements the intent of this section; and 

2. The Tree Retention Plan conforms to the specific requirements of this section; and 

3. The proposal complies with and conforms to all standards and requirements of the underlying 

permit, if such permit is in addition to the Clearing and Grading Permit. 

M. Tree Retention Plan Recording Required. For all nonexempt development and redevelopment sites 

(except for trees planted or retained within platted single-family residential lots), the Tree Retention Plan 

shall show Tree Protection Areas (TPAs). Upon approval of the Tree Retention Plan, the Plan shall be 

recorded together with the following restriction upon the land: 

Trees indicated on this property within Tree Protection Areas are to be preserved for 

environmental, aesthetic, and other purposes. No activities are allowed within the Tree 

Protection Area that could damage or harm the tree, such as storage of material, disposal of 

drainage, or filling or grading. Tree removal, or site work or landscaping resulting in the loss 

of a tree, is subject to fines and tree replacement requirements by order of the City of Maple 

Valley. 

N. Tree Retention Standards. 

1. Site Design Standards. 

a. To qualify as an existing retained tree, the critical root zone (CRZ), is of individual trees, 

groves, or otherwise designated protected tree area shall include no less than the area of a circle 

with a radius that extends one foot out from the tree for every inch of truck d.b.h., or the area of a 

circle with radius extending from a tree’s trunk to a point no less than the end of the tree’s longest 

branch, whichever is greater and shall be a no disturbance area. Undisturbed areas shall not be 

impacted by grading, soil disturbance, impervious surfacing, storage of materials, or activity that 

may compact the soil surface, such as pedestrian use. 
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b. Any work within the one-third of the dripline area shall be planned to be done by hand and by 

methods least disruptive to the tree. 

c. For retained trees where the grade in the vicinity of the tree will be either raised or lowered 

such that surface or subsurface water flow to the tree will be altered, specific provisions for 

additional irrigation or drainage shall be included in the tree protection notes and details. 

d. Tree retention details, including protection notes and fencing or staking installation details, 

shall be included on the applicable site development plans, and reviewed and approved by the 

Director prior to approval of the Tree Retention Plan. 

2. Construction Standards. 

a. Tree protection details, dripline fencing, and no disturbance areas shall be part of all 

construction plans issued for permit. 

b. All dripline areas of retained trees shall be located in the field and confirmed by a City 

Inspector prior to commencement of construction. 

c. Work within dripline areas specifically authorized by approved construction plans shall be 

done separately from mechanized mass clearing and grading of the site and shall be fenced to 

exclude the area from mechanized clearing or grading. Methods for work within such areas shall 

be detailed on the clearing and grading plans, civil engineering plans, utility plans and landscape 
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plans as may be needed to clarify the methods and responsibilities for construction within the 

dripline area. 

d. Tree protection areas shall be fenced prior to construction with orange plastic mesh fencing or 

approved equivalent. 

O. Maintenance Standards. Maintenance in the form of irrigation, fertilization, clearing of vines and other 

requirements necessary to assure survival of the retained and planted significant trees is required on the 

private property in perpetuity. The City may inspect and order maintenance at any time. The property 

owner is responsible for the replacement of any required trees or approved landscape material due to loss 

or disease after an initial maintenance period of three years. The developer is responsible for replacement 

of any dead or dying material within the initial maintenance period of three years or until released. If any 

landscaping needs to be replaced the release of bonds could be extended up to an additional two years. An 

assurance device for the initial maintenance period is required in one of the following forms: 

1. A signed maintenance contract for a minimum period of three years from the time of occupancy 

that includes replacement of any dead or dying material observed at the end of three years whereas 

if any landscaping needs to be replaced the release of bonds could be extended up to an additional 

two years; or 

2. A maintenance security in the form of an assigned savings deposit statement from a financial 

institution in the amount of 20 percent of the landscape installation contract. The security device 

shall state it may be released after one year only by the City after inspection of the site and 

replacement of materials as ordered. 

3. Significant and protected trees, as defined in this chapter, shall not be topped unless 

recommended by a qualified professional. 

4. Pruning and maintenance of protected trees shall be consistent with the ANSI A300 standards 

and ISA best management practices for proper pruning.  

P. Contractor Requirements. The contractor shall sign a statement on the Significant Tree Retention Plan 

acknowledging the requirements of the plan prior to commencement of construction. Proof of signature 

shall be shown to the City at or before the preconstruction meeting. The acknowledgement statement shall 

provide that the contractor is aware of the tree preservation and retention requirements shown on the plans 

and in this section; that it is the responsibility of the contractor to preserve the trees if field conditions 

show additional measures to assure the survival of the trees may be necessary and to alert the City 

Inspector to those conditions; and that the contractor is jointly responsible with the developer for any 

restitution required due to damage to or loss of trees as a result of the construction activities. 

Q. Preconstruction Meeting. Prior to the commencement of any permitted clearing and grading activity, a 

preconstruction meeting with the City Inspector shall be held on site with the permittee and contractor. 

The project site shall be marked in the field as follows: 

1. Limits of clearing and grading; 

2. Location of tree protection fencing; 

3. Delineation of any critical areas and critical area buffers; 
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4. Individual trees to be retained; 

5. Property lines. 

R. Planting Standards. 

1. Planted significant trees shall be a mix of species approved by the Director for the specific 

application or proposal. Planted significant trees shall be located in a landscaping area of 

sufficient size to support a trunk size at maturity growth of at least 12 inches in diameter 

following the minimum standards for planted significant trees in this section. A minimum of 60 

percent of the planted significant trees shall be native evergreen coniferous species. Species 

allowable for planting significant trees shall be selected from the following two lists at a ratio of 

no less than 70 percent from List 1, and no more than 30 percent from List 2, or as approved by 

the Director: 

List 1: 

Western Red Cedar (native evergreen coniferous) 

Douglas Fir (native evergreen coniferous) 

Western Hemlock (native evergreen coniferous) 

Alaskan Yellow Cedar 

Port Orford Cedar (native evergreen coniferous) 

Norway Spruce 

Sitka Spruce (native evergreen coniferous) 

Incense Cedar (native evergreen coniferous) 

Lodgepole Pine (native evergreen coniferous) 

Ponderosa Pine (native evergreen coniferous) 

Western White Pine (native evergreen coniferous) 

Giant Sequoia (native evergreen coniferous) 

Big Leaf Maple 

Red Maple, both rounded and columnar forms 

Other native species as approved by the Director 
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List 2: 

Birch “Jacquemontii” 

Sweetgum 

Honeylocust 

Hornbeam 

Marshal Seedless Ash 

Summit Ash 

Flowering Pear 

Pin Oak 

Other nonnative ornamental species as approved by the Director 

2. Evergreen coniferous trees shall be six feet in height from the top of the root ball, and balled 

and burlapped in healthy condition at time of planting. Alternatively, trees that are four or more 

inches in diameter measured at four and one-half feet from planting grade may be transplanted 

from on site; provided, that an approved method directed by a qualified professional is used. 

Pruned or sheared evergreen trees intended for Christmas tree use are not acceptable if the leader 

has been cut. 

3. Deciduous trees, evergreen broadleaved trees, or deciduous coniferous trees shall be a 

minimum two inches in diameter measured four feet above planting ground level, and with the 

lowest branch no lower than four feet from grade. 

4. Staking, soil amendments, and planting details shall be specified by a qualified professional. 

5. Planting areas and no disturbance areas shall be free from structures or impervious surfaces a 

minimum of seven feet in radius from the point the tree is planted, or as designed by a qualified 

professional to support a minimum size at maturity of 12 inches of trunk diameter measured four 

and one-half feet above planting ground level. Such designs shall contain a statement signed by 

the designer estimating the mature size of the tree in the planter area provided. 

S. Loss and Replacement. Loss of any retained tree due to wind, disease, or other natural causes, or illegal 

removal, shall be replaced by one, or several trees, per planting standard calculations set forth in 

subsection (F)(1) of this section. For purposes of replacement, the lost tree shall be counted as a 

“retained” tree. Replacement trees must equal the canopy lost, with the exception of street trees which 

shall be planted at a one-to-one ratio. Damage to a retained landmark tree shall be documented by a 

qualified professional at the expense of the owner, and the recommendations of the qualified professional 

regarding repair or replacement shall be followed. The existing planting area may be used if the tree is 

replaced in the same location. If the tree is relocated, the standards for a planted significant tree shall be 

followed and the Tree Retention Plan modified accordingly. 
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T. Enforcement. Any violation of this section shall be enforced through MVMC Title 4, Code 

Compliance. In addition to any applicable penalties set forth in MVMC Title 4, and in addition to any 

required planting or mitigation that may be required, the penalty for the removal of any tree in violation 

of this section shall be punishable as follows:  

1. Criminal. A violation of this section shall be considered a criminal misdemeanor, punishable 

up to 90 days in jail and a $1000 fine.    

2. Civil. A violation of this section shall be subject to civil penalties as set forth in the currently 

adopted Maple Valley development fee schedule.   

(1) Measurement of tree diameter - civil penalty.  When determining the appropriate civil 

penalty to apply as set forth in the currently adopted Maple Valley development fee 

schedule, the tree diameter should be measured at four and one-half feet above grade. If 

no tree above grade remains, the tree diameter shall be measured at ground level. If no 

stump remains, the tree diameter will be determined by the Director based on best 

available information such as aerials, photographs and adjacent trees. 

Nothing herein shall preclude the City from seeking redress, including abatement and the cost 

thereof, through any lawful means, including the initiation of any suit in law or in equity, and the 

City shall be entitled to recover all reasonable costs and attorney’s fees incurred as a result of 

bringing such action. 
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Attachment B

Maple Valley Municipal Code MVMC 15.05.150 Fee schedules

MVMC 16.10.080 Deposits and service fees

MVMC 16.10.090 Land use, zoning and 

environmental review

Technology Fee 6% Technology Fee shall apply to all permit fees.

Administrative Service Fee $100.00

Initial Plan Review fee                                         

(covers first review and 1 re‐check)

65% of each Building, Mechanical, Plumbing 

permit fee.

Plan Review, hourly rate $150.00 If review is needed in order to establish code 

compliance beyond the second review and 

subsequent response, there shall be additional 

Plan Review fees assessed at rate of $150 per 

hour or the cost of the plan review, whichever 

is less.

Consultant fees Cost of service.

Legal review fees Cost of service.

Inspection fee $150.00 For Building, Mechanical, and Plumbing 

permits, cost is covered by the permit.

Re‐Inspection fee when not ready and/or 

repeated inspections are required 

$150.00 Hourly rate, billed by hours spent.

(1 hour minimum)  

Inspections outside normal work hours $225.00 Hourly rate, billed by hours spent.

(2 hour minimum)  

Investigative Inspections Caused by work started without permits shall 

be equal to an additional permit fee or hourly 

rate of $150.00, whichever is more.

Special Inspections

    Fire, wind, flood damage,

    earthquake and other disasters

$150.00

Hourly rate, billed by hours spent.

    Mobile home permit inspection  $150.00 Hourly rate, billed by hours spent.

    Temporary mobile home  $150.00 Hourly rate, billed by hours spent.

Demolition Permit

  For non‐habitable structures 

  less than 1,000 SF

$150.00

  For habitable structures  $600.00 Minimum for 4 hours review, plus hourly rate 

for any additional hourly review.

Sign fees

   Building Mounted Signs $250.00

   Free Standing Signs $390.00

   Temporary Signs ‐ Banners $50.00

2023 DEVELOPMENT FEE SCHEDULE

Building, Mechanical, Plumbing Permit

Plan Review and Inspection Fees

Building Permit Fees

Ordinance No. O‐23‐774 Page 1



Attachment B

Maple Valley Municipal Code MVMC 15.05.150 Fee schedules

MVMC 16.10.090 Land use, zoning and 

environmental review.

Technology Fee 6% Technology Fee shall apply to all permit fees.

WSBCC Surcharge‐Residential Building Ppermits $6.50

$6.50 per Building Permit, plus $2.00 per each 

additional dwelling unit.

WSBCC Surcharge‐Commercial Building Permits

$25.00 (minimum)

Per Building Permit issued plus an additional 

surcharge of $2.00 for each residential unit 

after the first unit. 

Energy Code  $100.00 Applies to new/additions on Building Permit for 

residential and commercial.  Energy code 

review fee of $100.00 for review of all buildings 

and structures regulated by the Washington 

State Energy Code. 

Mobile home location Based on Building Permit valuation

House Moving Based on Building Permit valuation

Re‐roof Permit Based on Building Permit valuation

Retaining Wall/Rockery Permit Based on Building Permit valuation

Registered Plan

Registered Plan Program: (A) A $150.00 setup 

fee in addition to the Plan Review fee to 

establish a registered plan. (B) To use an 

established Registered Plan, the building 

permit fee will be as established and the Plan 

Review fee shall be $150.00 plus an additional 

$75.00  Administrative Service Fee. (C) 

Modification or revision of an established 

Registered Plan shall be assessed at $150.00 

per hour of review time or an amount equal to 

the Pplan Review fee, whichever is less, plus a 

$75.00  Administrative Service Fee.

Building Permit Unit Fee Schedule Administrative service, Plan Review, and 

Inspections are separate fees.

   Building Valuation The determination of value or valuation shall 

be based on the current, nationally published 

ICC Building Safety Journal, Building Valuation 

Data table with no regional modifier, on file 

with the City Building Official.  Building 

valuation may be amended or modified as 

needed by the Building Official.

        $1.00 to $500.00 $30.00

        $501 to $2,000  $30.00 (minimum)

$30 for the first $500 plus $3.20 for each 

additional $100, or fraction thereof, to and 

including $2,000.
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        $2,001 to $25,000  $85.00 (minimum)

$85 for the first $2,000 plus $16.00 for each 

additional $1,000, or fraction thereof, to and 

including $25,000.

        $25,001 to $50,000 $455.00 (minimum)

$455 for the first $25,000 plus $12.00 for each 

additional $1,000, or fraction thereof, to and 

including $50,000.

        $50,001 to $100,000 $755.00 (minimum)

 $755 for the first $50,000 plus $8.00 for each 

additional $1,000 or fraction thereof, to and 

including $100,000.

        $100,001 to 500,000 $1,200.00 (minimum)

 $1,200 for the first $100,000 plus $7 for each 

additional $1,000, or fraction thereof, to and 

including $500,000.

        $500,001 to $1,000,000 $3,900.00 (minimum)

$,3900 for the first $500,000 plus $5.50 for 

each additional $1,000, or fraction thereof, to 

and including $1,000,000.

       $ 1,000,001 and up $6,800.00 (minimum)

$6800 for the first $1,000,000 plus $4.20 for 

each additional $1,000, or fraction thereof.

Maple Valley Municipal Code MVMC 15.05.150 Fee schedules

MVMC 16.10.090 Land use, zoning and 

environmental review.

Technology Fee 6% Technology Fee shall apply to all permit fees.

Permit Base Fee for permits not associated with 

a Building Permit or not requiring Plan Review

$100.00 Covers Permit, Administrative Service, and 

inspections Fee .

Permit Base Fee for permits associated with a 

building permit or requiring plan review

$100.00 Covers Permit, Administrative Service, Plan 

Review, and Inspections.  Additional fee of 65% 

of the Permit Fee is required.

a. Furnaces.

    i. For the installation/relocation of each forced‐

air or gravity‐type furnace or burner, including 

ducts and appliance vent up to and including 

100,000 Btu/h (29.3 kW)

$30.00 

    ii. For the installation/relocation of each 

forced‐air or gravity‐type furnace or burner, 

including ducts and appliance vent over 100,000 

Btu/h (29.3 kW)

$30.00 

    iii. For the installation/relocation of each floor 

furnace, including vent
$30.00 

    iv. For the installation/relocation of each 

suspended heater, recessed wall heater or floor‐

mounted unit heater

$30.00 

3. Appliance Vents.

Note:   Using the building permit fee schedule above – all amounts or fractions thereof shall be rounded up to the whole 

dollar.

Mechanical Permit Fees
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a. For the installation, relocation/replacement of 

each appliance vent installed (i.e., Type B, BW, L 

gas vent, etc.) $10.00

4. Repairs or Additions.

a. For the repair, alteration or addition to each 

heating appliance, refrigeration unit, cooling 

unit, absorption unit, or each heating, cooling, 

absorption or evaporative cooling system, 

including installation of controls

$15.00 

5. Boilers, Compressors and Absorption 

Systems/Air Conditioning Systems.

a. For the installation/relocation of each boiler 

or compressor up to and including three 

horsepower (10.6 kW), or each absorption 

system up to and including 100,000 Btu/h (29.3 

kW)

$20.00 

b. For the installation/relocation of each boiler 

or compressor over three horsepower (10.6 kW) 

up to and including 15 horsepower (52.7 kW), or 

each absorption system over 100,000 Btu/h 

(29.3 kW) up to and including 500,000 Btu/h 

(146.6 kW)

$30.00 

c. For the installation or relocation of each boiler 

or compressor over 15 horsepower (52.7 kW) up 

to and including 30 horsepower (105.5 kW), or 

each absorption system over 500,000 Btu/h 

(146.6 kW) to and including 1,000,000 Btu/h 

(293.1 kW)

$40.00 

d. For the installation or relocation of each boiler 

or compressor over 30 horsepower (105.5 kW) 

up to and including 50 horsepower (176 kW), or 

each absorption system over 1,000,000 Btu/h 

(293.1 kW) to and including 1,750,000 Btu/h 

(512.9 kW)

$60.00 

e. For the installation or relocation of each boiler 

or compressor over 50 horsepower (176 kW), or 

each absorption system over 1,750,000 Btu/h 

(512.9 kW)

$95.00 

6. Air Handlers.

a. For each air‐handling unit up to and including 

10,000 cfm (4,719 L/s), including ducts (i.e., 

diffusers, blowers, etc.) and for each air‐handling 

unit over 10,000 cfm (4,719 L/s) including ducts

$30.00 

7. Evaporative Coolers.

a. For each evaporative cooler other than 

portable type
$30.00 

8. Ventilation and Exhaust.
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a. For each ventilation fan connected to single 

duct (i.e., bath, laundry, kitchen exhaust, etc.)
$10.00 

b. For each ventilation system which is not a 

portion of any heating or air‐conditioning system 

authorized by a permit

$10.00 

c. For the installation of each hood which is 

served by mechanical exhaust, including the 

ducts for such hood

$30.00 

d. For the installation of each class one hood and 

duct
$50.00 

9. Incinerators.

a. For the installation or relocation of each 

domestic‐type incinerator
$20.00 

b. For the installation or relocation of each 

commercial‐ or industrial‐type incinerator
$50.00 

10. Miscellaneous.

a. For each appliance or piece of equipment 

regulated by the IMC for which no other fee is 

listed (i.e., fire dampers, etc.)

$20.00 

b. For each gas‐piping system of one to five 

outlets
$20.00 

11. For each additional gas piping system outlet, 

per outlet
$2.00 

Maple Valley Municipal Code MVMC 15.05.150 Fee schedules

MVMC 16.10.090 Land use, zoning and 

environmental review.

Technology Fee 6% Technology Fee shall apply to all permit fees.

Permit Base Fee for permits not associated with 

a building permit or not requiring plan review $100.00 
Covers Permit, Administrative Service, and 

Inspections.

Permit Base Fee for permits associated with a 

building permit or requiring plan review $100.00 

Covers Permit, Administrative Service, Plan 

Review, andInspections.  Additional fee of 65% 

of the Permit Fee is required.

a. For each plumbing fixture on one trap or a set 

of fixtures on one trap (including water, drainage 

piping and backflow protection)

$10.00 

b. Rainwater systems – per drain (inside building) $30.00 

c. For water heater, vent and expansion tank or 

combination
$10.00 

d. For each industrial waste pretreatment 

interceptor including its trap and vent, except 

kitchen‐type grease interceptors functioning as 

fixture traps

$30.00 

e. For each installation, alteration or repair of 

water piping and/or water treating equipment
$30.00 

f. For each repair or alteration of drainage or 

vent piping, each fixture
$10.00 

Plumbing Permit Fees
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g. For each lawn sprinkler system on any one 

meter including backflow protection devices 

thereof

$30.00 

h. For atmospheric‐type vacuum breakers not 

included in subsection (B)(2)(i) of this section:

   One to five $10.00 

   Over five, each $2.00 

i. For each backflow protective device other than 

atmospheric‐type vacuum breakers:

   Two‐inch (51 mm) diameter and smaller $30.00 

   Over two‐inch (51 mm) diameter $40.00 

j. For initial installation of a reclaimed water 

system
$60.00 

k. For each medical gas piping system serving 

one to five inlet(s)/outlet(s) for a specific gas
$90.00 

l. For each additional medical gas 

inlet(s)/outlet(s)
$10.00 

m. For each grease trap less than 55 gallons per 

minute
$30.00 

n. For each grease trap greater than 55 gallons 

per minute
$80.00 

o. For each grease interceptor $120.00 

Maple Valley Municipal Code MVMC 15.05.150 Fee schedules

MVMC 16.10.090 Land use, zoning and 

environmental review.

Grading includes grubbing, clearing, grading, and site development

Fees by hourly PlanReview and Inspection. $150.00 Billed by time spent

Technology Fee 6% Technology Fee shall apply to all permit fees.

Maple Valley Municipal Code MVMC 16.10.050 Fire Marshal Building Plan 

Review and Building Inspection fees.
Fire Permit Administrative Service Fee  $100.00 Non‐refundable

Fire Permit Project Review $150.00 Hourly rate.  

Fire Permit Plan Review and Inspections Hourly rate.

Maple Valley Municipal Code MVMC 16.10.080 Deposits and service fees

MVMC 16.10.090 Land use, zoning and 

environmental review

Planning Review/Inspection Hourly Rate $150.00

Clearing and Grading Permit Fees

Fire Code Fees

Planning

The listed deposit amount are initial only.  If the initial deposits have been expended before the project is completed, an 

additional deposit will be required in the amount estimated by the Community Development Department rounded to the 

nearest half hour increment.
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Permit Processes are listed in MVMC 18.100.040 Project permit application framework.

Administrative Service Fee

Process 1 $100.00

Process 2 $100.00

Process 3 $100.00

Process 4 $200.00

Process 5 $0.00 No charge

Deposits

Process 1

$600.00

For review of permits other than building, 

plumbing or mechanical permits.  

Process 2 $900.00 Based on 6 hours of review

Process 3 $2,250.00 Based on 15 hours of review

Process 4 $3,750.00 Based on 25 hours of review

Process 5 $0.00 No charge 

SEPA Appeal $500.00

Process Permit Appeal $500.00

Pre‐Applications $600.00 Presumes two City employees  in attendance 

for 1.5 hours.  $150 hourly rate for additional 

City employees.  Presumes Fire Marshal 

attendance for 1 hour at $150/hour billing rate.

$150/hour for any additional time spent on 

project. 

Review of Building Plan Review Application, 

hourly rate

$150.00 Billed hourly by review time spent.

Design Review, hourly rate $150.00 Billed hourly by review time spent.

Conditional Use Permits Compliance Review, 

hourly rate

$150.00 Billed hourly by review time spent.

Consultant Services Actual cost of service.

Legal Review Fee Actual cost of service.

Environmental Consultants Services

  Arborist Report Actual cost of service.

  Critical Areas Report 

  (Wetland, Steam, Shoreline) Actual cost of service.

  Geotechnical Report 

  (Landslide, Steep Slope, Erosion) Actual cost of service.

  Inspection monitoring Actual cost of service.

Environmental checklist review, hourly rate $150.00 Billed hourly by review time spent

Environmental impact statement preparation Actual cost of service.

Zoning variance review, hourly rate $150.00 Billed hourly by review time spent

Public agency/utility exceptions review, hourly 

rate

$150.00 Billed hourly by review time spent

Legal notice‐publication & mailing deposit

Deposit for Type 2,3 & 4 application (two 

rounds of noticing, additional rounds of notices 

to be charged separately, such as appeal or 

SEPA)

$150.00 Billed hourly by time spent
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Type 1 decisions subject to SEPA and Type 2 

(NOA, NOD)

$150.00 Billed hourly by time spent

Type 3 and Type 4 (NOA and NOPH) $150.00 Billed hourly by time spent

Additional rounds of noticing  Actual cost of service.

Inspection fee, hourly rate $150.00 Billed hourly by time spent

Boundary line adjustment review, hourly rate $150.00 Billed hourly by time spent

Post development monitoring/inspections,  $150.00 Billed hourly by time spent

Shoreline substantial development review, 

hourly rate

150.00$                            Billed hourly by time spent

Shoreline conditional use review, hourly rate 150.00$                            Billed hourly by time spent

Shoreline variance review, hourly rate 150.00$                            Billed hourly by time spent

Binding site review, hourly rate 150.00$                            Billed hourly by time spent

Commercial site development review, hourly 

rate

150.00$                            Billed hourly by time spent

Variance review, hourly rate 150.00$                            Billed hourly by time spent

Conditional use permits compliance, hourly rate 150.00$                            Billed hourly by time spent

Affidavit of minor correction review, hourly rate 150.00$                            Billed hourly by time spent

Plat alteration or revision review, hourly rate 150.00$                            Billed hourly by time spent

Minor plat alteration, hourly rate 150.00$                            Billed hourly by time spent

Wireless communication facility review, hourly 

rate

150.00$                            Billed hourly by time spent

Bond review, hourly rate 150.00$                            Billed hourly by time spent

Bond monitoring/inspection, hourly rate 150.00$                            Billed hourly by time spent

Review, not otherwise listed (1/2 hour

minimum)

150.00$                            Billed hourly by time spent

Maple Valley Municipal Code MVMC 12.15.780 Fees

MVMC 16.10.060 Public works inspection fee

MVMC 16.10.070 Development and 

concurrency review hourly fees

Technology Fee 6% Technology Fee shall apply to all permit fees.

Administrative Service Fee $100.00

Right‐of‐way Construction Permit for Trenching 

in Streets or Rights‐of‐Way

$275.00

Right‐of‐way Construction Permit for Surface 

Improvements

$275.00

Right‐of‐way Construction Permits for Franchise 

Utilities

$375.00

Right of Way for Street Use  $275.00 For house moving, provide $250,000.00 

insurance liability or greater as the City 

Engineer deems necessary.

Public Works
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Right‐of‐Way Special Use Permits (block parties, 

parades, City sponsored events)

$0.00 No charge.

Hourly Inspection $150.00

Appeal of Director’s decision $250.00

ROW Permit Review, hourly rate $150.00 Billed by hourly rate spent on review.

Development Review, hourly rate $150.00 Billed by hourly rate spent on review.

Consultant Services Actual cost of service.

Legal Review Fee Actual cost of service.

Concurrency Review Fee

   For any Plats with 15 or more lots $4,000.00 Deposit
A deposit in the amount shown is required at 

time of application,  however, the applicant is 

responsible for covering actual costs, including 

any City or consultant fees.  Any deposit that is 

not expended may be refunded to the 

applicant or applied to the review of other 

items under the same application.

   For any Design Review projects $8,000.00 Deposit
A deposit in the amount shown is required at 

time of application, however, the applicant is 

responsible for covering actual costs, including 

any City or consultant fees.  Any deposit that is 

not expended may be refunded to the 

applicant or applied to the review of other 

items under the same application.

Independent Fee Calculation Review $150.00 Billed by hourly rate spent on review

and actual consultant cost of service.

Street Vacation Review Fee $150.00 Billed by hourly rate spent on review

and actual consultant cost of service.

Right‐of‐Way Inspection Fee $150.00 Per hour

Maple Valley Municipal Code MVMC 13.30 Surface Water Management 

Program

Equivalent Service Unit (ESU) Rate $206.11 Resolution R‐21‐1597

One ESU is equal to 3,100 square feet of impervious surface.

Single Family Residential $206.11 Annual rate.

Non‐Single Family Residential $206.11 Per equivalent service unit

(3,100 SF impervious surface)

Maple Valley Municipal Code MVMC 16.60.200 Necessity of compliance.

MVMC 16.10.090 Land use, zoning and 

environmental review.

Administrative Service Fee $100.00

Impact Fees

Stormwater Rates
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Transportation Impact Fee 

per PM Peak Hour Trip

$7,504.00 MVMC 16.60.200 Necessity of compliance

Per MVMC 16.60.200:

Daycare/Early Learning Centers shall be 

exempt from 80% of Traffic Impact Fee 

amount. 

Per MVMC 16.10.090:

Accessory Dwelling Units shall be charged 50% 

of the Traffic Impact Fee amount.

Fire Impact Fee Fees vary per Ordinance O‐16‐600

Parks Impact Fee Rate $2,754.00 Per MVMC 16.10.090:

Accessory Dwelling Units shall be charged 50% 

of the Park Impact Fee amount.

School impact fees Adopted by ordinance.  See current ordinance 

for fees.

  Tahoma School District $4,535.00 SF residence; Adopted by Ordinance

  Tahoma School District $1,120.00 MF per unit; Adopted by Ordinance 

Maple Valley Municipal Code MVMC 4.70.010 Assessment Schedule

MVMC 18.40.130 Landscaping and tree 

retention 

MVMC 18.40.140 Tree Removal, Retention and 

Replacement

Citations

   i. With no previous similar code violations $100.00

   ii. With one or more previous similar code 

violations

$500.00

   iii. With two or more previous violations  Double the rate of the 

previous penalty 

Notice and orders and stop work orders:

   i. Stop work order basic penalty $500.00

   ii. Voluntary compliance agreement and notice 

and order basic penalty

$500.00

Additional initial penalties may be added in the 

following amounts for violations where there is:

   i. Public health risk $15.00

   ii. Environmental damage risk $15.00

   iii. Damage to property risk $15.00

   iv. One previous similar code violation $25.00

   v. Two previous similar code violations $50.00

   vi. Three or more previous similar code 

violations

$75.00

    vii. Economic benefit to person responsible for 

violation

$25.00

Code Enforcement Penalties
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Cleanup restitution payment   As specified in 

MVMC 4.20.110. 

 Reinspection following the issuance of a notice 

and order, if the violation has not been abated in 

accordance with the notice and order:

    i. First reinspection, which shall occur no 

sooner than the day following the date 

compliance is required by the notice and order

$150.00

    ii. Second reinspection, which shall occur no 

sooner than 14 days following the first 

reinspection

$300.00

    iii. Third reinspection, which shall occur no 

sooner than 14 days following the second 

reinspection

$450.00

    iv. Reinspection after the third reinspection, 

which shall only be conducted immediately 

preceding an administrative or court ordered 

abatement or at the direction of the City 

Attorney for the purpose of presenting evidence 

in the course of litigation or administrative 

hearing against the person responsible for code 

compliance

$450.00

Sign Violations Refer to MVMC 4.70 Fines and Penalties

Penalty for the removal of any tree in violation 

of MVMC Chapter 18.40.130 MVMC Section 

18.40.140  Tree Removal, Retention and 

Replacement.

  Criminal $1,000.00

  Civil

1.  One thousand dollars per tree, equal to or 

less than three inches in diameter.

$1,000.00

2.  Per tree, for trees greater than three 

inches in diameter.

$1,500.00 per inch in 

addition to 

$1,000.00 calculated 

for the first three 

inches

3.  Per tree, fines for trees removed in critical 

areas, public parks and street treesand on 

public property, including street trees.

Three times the civil 

fines listed in 1 or 2 

NOTE:  The City Manager or his/her designee has the authority to correct errors in fee calculations and update fees 

mandated by State or Federal law changes.
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