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BEFORE THE HEARING EXAMINER FOR THE CITY OF MONROE 

Phil Olbrechts, Hearing Examiner 

 

RE: Eaglemont Division IV 

 

 Preliminary Plat & PRD 

 15-SDPL-002 &  

   15-PRPL-0001 

 

 

FINDINGS OF FACT, CONCLUSIONS 

OF LAW AND FINAL 

RECOMMENDATION 

 

 

SUMMARY 

 

The applicant is requesting preliminary plat and planned residential development 

(“PRD”) approval to subdivide six parcels totaling 27.75-acres into 115 residential lots. 

The project site is located at 13511 and 13401 191st Avenue SE and 19319 136th Street 

SE. The subdivision will have multiple road access points including 194th Drive, 196th 

Avenue SE, 136th Avenue SE, and 191st Avenue SE. All internal roads will include 

frontage improvements with pavement, curb, gutter, landscape strips and sidewalk. 

Frontage improvements, including pavement, curb, gutter, planter and sidewalk, will 

be required along 191st Avenue SE. 

 

As noted in prior Examiner PRD recommendations, a PRD process authorizes the City 

to waive zoning standards during subdivision review in exchange for project “extras” 

provided by the applicant. A primary focus of PRD review, therefore, is what the 

applicant offers to the public and what the City is giving up in exchange. The 

applicant’s primary objective in this PRD review is to acquire a reduction in minimum 

lot area in the R4 district from 7,500 square feet to 4,500 square feet. It appears that all 

115 of the proposed lots are less than 7,500 square feet in size, so the benefits of PRD 

approval to the applicant are significant. The applicant also seeks to create 115 lots 

instead of the 88 lots that R4 zone otherwise authorizes. This is the maximum 30% 

increase in the number of lots under the PRD density bonus.  

 

The benefits to the public for this PRD are two parks that together total 5.47 acres with 

recreational amenities. The minimum park size for a PRD of this size is 2.38 acres. The 

applicant also proposes a 0.5-acre passive open space tract.  Trails in the open space 

link to sidewalks of the PRD, creating a moderately integrated pedestrian and open 

space network.   

 

 

ORAL TESTIMONY 

 

Brad Feilberg, Interim Community Development Director etc. and Shana Restall, 

Monroe Senior Planner, summarized the staff report. In response to examiner questions 

Ms. Restall noted that the primary benefit to the applicant for the PRD was reduced lot 
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size and more flexibility in the location of lots.  The applicant is also providing twice 

more open space than the minimum required for a PRD.  The open space in the northern 

part of the lot is part of a power line easement, where lots could not be developed in a 

normal subdivision either.  As for superior landscaping, the Applicant is providing 

perimeter landscaping along 191st to the north and to the south. The code does not 

require any landscaping to the south, which is how the applicant is satisfying the 

superior landscaping criterion.  Staff has found that the applicant is proposing sufficient 

space for required on-site parking.  The City will be issuing certificates of water and 

sewer availability at the time of building permit review, but staff has determined that 

the City’s utilities have sufficient water and sewer capacity to serve the proposed 

subdivision.  Staff anticipates that school bus service will be provided within the plat, 

such that there will be safe walking conditions to the bus stop since all interior roads 

will have sidewalks.  The interior sidewalks also serve to connect the open spaces of 

the project so they’re not considered isolated.   

 

George Newman, senior project manager and applicant representative, noted that the 

plat is a continuation of the development of Eaglemont Plats I-III.  Plat IV completes 

the road linkage between 191st to the west and Chain Link Road to the east and it is 

anticipated that school buses will use the connecting roads to pick up the school 

children within the subdivisions.  The property slopes north to south at a 5-17% grade.  

There’s one existing residence that will be removed.  There is one small exception lot 

(not part of the subdivision, but located within it) with an existing single-family 

residence.  Mr. Newman noted that another reason for the excess open space is the open 

space surrounding the exception lot.  There is also a tree buffer proposed for installation 

along the southern perimeter of the detention ponds proposed for the southwest side of 

the plat.  The applicant is providing a significant amount of active open space to the 

north.  Mr. Newman noted that the proposed stormwater detention facilities had been 

relocated from the originally proposed location at the southeast end of the plat to the 

southwest end of the plat to address concerns raised by residents of Sinclair Heights 

subdivision, who adjoin the formerly proposed southeast location of the stormwater 

facilities.  The neighbors had been concerned about the construction and operation of 

the detention facilities.  The Applicant agrees with the findings in the staff report.   

 

Michael Terry, neighbor, resident of Sinclair Heights, complimented the City and 

Applicant for their efforts to address neighborhood concerns over the location of the 

proposed detention ponds.  He noted that early public participation and opportunity for 

comment works well for resolving problems such as the detention ponds of the 

Eaglemont Plat.   A public comment period of at least ten working days is 

recommended to give a community time to raise concerns.  Seven days is not enough 

time.   

 

 

EXHIBITS 
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Exhibits 1-17 in the “List of Exhibits” attached to the February 9, 2017 staff report 

were admitted into the record during the February 16, 2017 hearing.   A colorized 

rendition of the preliminary plat map was admitted as Exhibit 18 during the hearing.  

 

FINDINGS OF FACT 

 

Procedural:  

 

1. Applicant.  The applicant is MainVue WA, LLC, 11100 Main Street, Suite 100, 

Bellevue, WA, 98004. 

 

2. Hearing.  The examiner held a hearing on February 16, 2017 at 9:00 am at the 

Monroe City Hall in the Council Chambers.  

 

Substantive: 

 

3. Site Proposal/Description.  The applicant is requesting preliminary plat and planned 

residential development (“PRD”) approval to subdivide six parcels totaling 27.75-acres 

into 115 residential lots. The project site is located at 13511 and 13401 191st Avenue 

SE and 19319 136th Street SE. The subdivision will have multiple road access points 

including 194th Drive, 196th Avenue SE, 136th Avenue SE, and 191st Avenue SE. All 

lots will access one of four internal roads (Roads A, B, C and D) or the extension of 

136th Avenue SE from its current terminus west to a new intersection with 191st Avenue 

SE. The only exceptions are lots 15 and 16, which will access 196th Avenue SE. Road 

A is the extension of 164th Drive. Road B is the extension of 133rd Street SE. All internal 

roads will include frontage improvements with pavement, curb, gutter, landscape strips 

and sidewalk. The applicant has proposed street trees along internal roads as a PRD 

enhancement. Frontage improvements, including pavement, curb, gutter, planter and 

sidewalk, will be required along 191st Avenue SE. 

 

The existing structures on-site will be demolished.  

 

As provided in more detail in the staff report, under MMC 18.10.010, the maximum 

number of dwelling units permissible on the site would be 88 single-family lots. The 

applicant has applied for PRD approval to increase the number of allowed lots to 115 

and to reduce the minimum lot size in the R4 zone to 4,500 square feet from the required 

7,500 square feet.   

 

4.  Characteristics of the Area. The project area is surrounded by R4 zoned residential 

development on all but the west side. The parcels to the west are zoned UR 6000 and 

UR 9600. Existing uses surrounding the site include single-family residences and 

vacant land. Parcels to the north and east are platted PRD subdivisions. To the south is 

vacant land and a standard subdivision.  

 

5.  Adverse Impacts. As conditioned, there are no adverse impacts associated with the 

development.   As determined in Finding of Fact No. 6 the proposed subdivision will 
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be served by adequate infrastructure. The SEPA review concluded that the proposal 

will not create any significant adverse environmental impacts. The SEPA Responsible 

Official issued a Determination of Nonsignificance on October 18, 2016. In response 

to six comment letters, the SEPA Responsible Official withdrew the DNS on November 

8, 2016. The applicant provided revised plans. Subsequently, the SEPA Responsible 

Official issued a new DNS under WAC 197-11-340(2) on January 24, 2017. The City’s 

SEPA Determination was not appealed. Pertinent impacts are addressed more 

specifically below: 

 

A. Critical Areas. The project site contains two Category III wetlands (Ex 16) and 

no other critical areas.  The proposed impacts, alterations and mitigation for the 

wetlands and their buffers are found to be consistent with the City’s critical area 

regulations and, therefore, it is determined that the proposal will not adversely 

affect the wetlands.  Wetland A is a 6,394 square-foot off-site wetland. Wetland 

B is 1,828 square-feet. Wetland B is located adjacent to proposed Lot 65 and 

the proposed 136th Ave SE extension. Both wetlands require a 75-foot buffer. 

A small portion of Wetland A’s buffer affects the proposal. The applicant has 

proposed the creation of Tract 995 adjacent to proposed Lot 22. Tract 995 will 

protect the portion of Wetland A’s buffer within the project boundaries. No 

direct impacts to Wetland A’s on-site buffer are proposed.  

 

The applicant has proposed placement of Wetland B within Tract 994. A portion 

of Wetland B’s buffer is located off-site to the north. Other portions overlap 

part of proposed Lot 65, the proposed 136th Avenue SE extension and 191st 

Avenue SE. Though no direct impacts are proposed for Wetland B, a significant 

portion of the buffer will be impacted. The applicant’s materials conflict as to 

the extent of the wetland buffer impact. Ex. 16 states the impact to Wetland B’s 

buffer is 7,127sf. Page 2 of the preliminary plat map represents that same figure 

as 6,750sf (Ex. 3). The applicant either plans to enhance 6,832sf (Ex. 3, p. 2) or 

7,127sf (Ex. 16) to mitigate the impact to the Wetland B buffer. It appears likely 

that the applicant simply reduced the amount of buffer impact after the issuance 

of the critical areas report, but this is not documented in the record.  The buffer 

reduction area and buffer enhancement area depicted in Ex. 3, p. 2 is construed 

as the proposed and approved buffer reduction and enhancement for the project.   

 

A further condition of approval will require the applicant to install permanent 

wood or metals signage and split rail fencing to protect the wetland buffers. The 

applicant will be required to show the split rail fencing on the landscape plans, 

civil plans and final plat map. 

 

B. Compatibility.  The plat maps, Ex. 3, show that the project currently has 

significantly smaller lots than surrounding uses to the south, west and 

northwest. The surrounding R4 zoning establishes this disparity will continue 

unless surrounding properties are also developed as PRDs. The higher densities 

enabled by PRD standards is likely why those standards require superior 

perimeter landscaping, to mitigate the aesthetic impact of the higher density. 
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This Applicant proposes superior landscaping for this project by adding 

landscaping along the southern boundary where it’s not required by the City’s 

landscaping standards and by the placement of a significant amount of 

landscaping along the perimeter as well.  The only area where the small lots of 

the project could present a density discrepancy with adjoining is along the 

northwestern corner of the proposal (lots 58-65, 40-41 and 23).  However, PRD 

standards mandate that the size of PRD perimeter lots can’t be less than 75% of 

the minimum lot size of the underlying zone and the applicant’s lots comply 

with this standard.  Given the small difference between the perimeter lots that 

aren’t buffered and those allowed in the R4 zone, compatibility issues caused 

by differences in density are not significant. Beyond the minor difference in 

density, there are no other potential compatibility issues.  The applicant 

proposes residential use and all surrounding uses are residential.  PRD standards 

overall dictate higher standards for both plat and home design and functionality 

than apply to a standard subdivision.  Given these factors, the proposed PRD 

development is found to be harmonious and fully compatible with existing and 

potential future surrounding residential development.   

 
 

6. Adequacy of Infrastructure/Public Services. The project will be served by adequate 

and appropriate infrastructure and public services. All applicable level of service 

standards for services and facilities are met as identified at pages 8, 14 and 15 of the 

staff report. Adequacy is more specifically addressed as outlined below:  

 

A. Water and Sewer Service.  The City of Monroe will provide water and sewer 

service. As noted in the staff report, there is sufficient capacity available in the 

City’s public water and sanitary sewer system to serve the proposed 

subdivision. All lots will connect to the City’s water and sewer system. Sanitary 

sewer and water lines will be constructed in the proposed public rights-of-way 

in accordance with the City’s Public Works Design and Construction Standards 

(Ex 12).  

 

B.  Fire and Police Protection Fire Districts No. 3 and 7 will provide fire protection. 

The City of Monroe Police Department will provide police protection. Neither 

the fire districts nor the police chief cited any concerns when they reviewed the 

proposal. 

 

C. Drainage.  Detention ponds are proposed for stormwater management and to 

mitigate run-off. The ponds were originally located in a tract adjacent to the 

north of the Sinclair Heights plat. In response to concerns voiced in comments 

submitted to the City, the detention ponds are now proposed to be situated off-

site to the southwest of the subject site. The systems have been sized to meet 
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the 2005 DOE stormwater flow control and water quality standards.  (Exhibits 

13 and 17).  

 

As part of the civil plan review process, the applicant will install improvements 

to the stormwater system. Stormwater management will be designed to meet 

the requirements of the Department of Ecology Storm Water Management 

Manual for Western Washington (2005) as administered by the City Engineer. 

Any future permitted activities, such as building permits, must comply with the 

provisions of the Storm Water Management Manual in effect at the time of the 

vesting of the permit application. The manual currently in use is the 2014 update 

to the 2012 Department of Ecology Storm Water Management Manual for 

Western Washington. 

 

D. Parks/Open Space. The applicant proposes two recreational park spaces within 

the development, located on the north and south boundary lines. The northern 

park (Tract 997) is 46,667sf (1.07 acres). It will contain a play area and an 

access trail.  Most of this park is situated under a power line easement. The 

southern park is a donut shaped Tract (Tract 998) which contains 191,443sf (4.4 

acres). The tract completely surrounds a developed single-family lot that is not 

part of the development. This park will have a hard surface walking trail and 

several exercise stations. Finally, the applicant proposes an open space tract 

(Tract 996) which has an area of 19,549sf (0.49 acres). This is intended to be 

passive open space with no public amenities. It is also situated under the power 

lines. Because Tract 996 is less than 0.75 acre, it does not count as a useable 

open space amenity pursuant to MMC 18.48.080(I)(5)(b). Maintenance of all 

three tracts will be the responsibility of the homeowners’ association. 

 

MMC 18.84.080(A)(1) require 900sf of useable park and recreational space per 

dwelling unit, or 103,500sf (2.38 acres) for this development. At a total of 5.47 

acres, the proposal significantly exceeds the parks standard.  The construction 

of each dwelling unit will also be subject to a park impact fee as regulated by 

Chapter 20.10 and 20.12 MMC.   

 

E.  Schools.  Impacts to the Monroe Public Schools and the Snohomish School 

District in the form of additional students are mitigated through school impact 

fees. The City of Monroe has adopted the Monroe School District 2012 - 2017 

Capital Facilities Plan, and imposes impact fees for schools in accordance with 

the plan and MMC 20.07. School mitigation fees require a standard fee amount 

per dwelling unit as a condition of residential development within the city.   

School impact fees are based on the amount in effect at the time of payment.  

 

RCW 58.17.110(2) requires the City to make a finding that the proposed 

subdivision assures “safe walking conditions for students who only walk to and 

from school.”  Students will be bussed from the development to the school by 

the Monroe School District. The public streets created within the subdivision 

include sidewalks on all sides of the street where residential lots front public 
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roadways as well as sidewalk along the property frontage along the east side of 

191st Avenue SE.  Staff testified that they anticipate that all school bus stops for 

PRD students will be accessible to the sidewalks of the PRD. 

 

F.  Streets and Traffic.  Access to the subdivision is proposed via 191st Avenue SE. 

Internal access to individual lots will be provided by new public roads. The 

width of a proposed right-of-way will be either 41 feet or 52 feet. Both possible 

right-of-way configurations accommodate two 10-foot wide drive aisles, a 10-

foot wide parking lane, six-foot wide planter strips and five-foot wide 

sidewalks. A 52-foot wide right-of-way will allow for planter strips and 

sidewalks on both sides. Rights-of-way with a proposed width of 41 feet will 

have a planter strip and side walk on one side only. These public road sections 

are not in conformance with City standards, but have been administratively 

approved by the City Engineer as allowed by the City’s Public Works and 

Design Construction Standards.  

 

The proponent shall dedicate right-of-way for streets as shown on the proposed 

preliminary plat map. Frontage improvements, including curb, gutter, sidewalk 

and street trees shall be provided for all streets within the subdivision. Frontage 

improvements along 191st Avenue SE include curb and gutter, a landscape strip 

with street trees, and a five (5) foot wide sidewalk along the entire length of the 

property frontage. Traffic control devices and street signs shall be installed prior 

to final plat approval, and all public roads within the subdivision shall be 

constructed in accordance with the City’s Public Works Design and 

Construction Standards and installed by the developer to the satisfaction of the 

City prior to final plat approval. 

  

Based on the Traffic Impact Study dated February 2015 (Exhibit 15), the 

development is anticipated to generate approximately 88 AM peak-hour trips 

and 117 PM peak-hour trips. Though there were concerns expressed about 

traffic on 191st Avenue SE (See Exhibits 10D, E, and G-L), the level of service 

analysis shows that all the study intersections in the TIA are anticipated to 

operate within acceptable level of service thresholds. 

 

Impacts to the City’s transportation system are also mitigated through the 

collection of traffic mitigation fees. In accordance with the City’s traffic impact 

mitigation fee program as established under MMC Chapter 20.12. Impact fees 

require a standard fee amount per dwelling unit as a condition of residential 

development within the City. Traffic impact fees shall be paid in accordance 

with MMC Chapter 20.12 and shall be based on the amount in effect at the time 

of payment. Frontage improvements and paving, including curb, gutter, 

sidewalk, and street trees shall be installed along all public streets within the 
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subdivision in accordance with the City’s Public Works Design and 

Construction Standards. 

 

7. Better Design. The proposal provides for better design than a typical subdivision by 

virtue that it proposes for twice as much park space as required for PRDs (See Finding 

of Fact NO. 6(D)).  It is recognized that most of the park space is in areas the developer 

couldn’t develop in a standard subdivision because the park space is in a power line 

easement and the area immediately surrounding an exception lot.  However, as 

conditioned the applicant is developing this park land into active open space with trails, 

play areas, and exercise stations.  Given that no park space is required for a standard 

subdivision, the park improvements volunteered by the applicant are substantial and 

exceed what one would expect from a standard subdivision under the same conditions.   

 
 

CONCLUSIONS OF LAW 

 

Procedural: 

 

1.  Authority of Hearing Examiner. MMC 21.20.050(F) provides that the Examiner 

shall hold hearings and make recommendations to the City Council on applications for 

preliminary plat and PRD approval. 

 

Substantive: 

 

2.  Zoning and Comprehensive Plan Designation. The project site is zoned Residential 

4 Dwelling Units per Acre (R4). The Comprehensive Plan land use designation is Low 

Density SFR.  

 

3.  Review Criteria and Application. Subdivision criteria are specifically governed by 

MMC 17.12.030(H). PRD standards are governed by MMC 18.84.080. In addition, 

MMC 21.50.030(C) imposes standards that apply to all development reviewed by the 

hearings examiner. Applicable code provisions are quoted below in italics and applied 

through corresponding Conclusions of Law. 

 

Subdivision Criteria 

 

MMC 17.12.030(H): ... The hearing authority shall inquire into how the public interest 

of future residents of the preliminary plat are to be served by the subdivision and its 

dedications. It shall determine if provisions are made to protect the public health, safety 

and general welfare by the provision of open spaces, drainage ways, streets, alleys, 

other public ways, water supplies, sanitary waste, parks, playgrounds, sites for schools 

and school grounds and shall consider all other relevant facts and determine whether 
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the public interest of the future residents of the subdivision will be served by the 

dedications therein: 

 

1. The hearing authority shall consider if the proposed subdivision conforms to the 

comprehensive plan and the Shoreline Master Program; 

2. The hearing authority shall consider the physical characteristics of a proposed 

subdivision site and may recommend disapproval of a proposed plat because of 

improper protection from floods, inundation or wetland conditions; 

3. All identified direct impacts must be mitigated or meet concurrency as set forth 

in MMC Title 20. 

 

4. The criterion is met. Adequate provisions are made for infrastructure and there are 

adequate public services available as determined in Finding of Fact No. 6. Beyond 

infrastructure and public service needs, the project adequately provides for the public 

health, safety and general welfare because there are no significant adverse impacts 

associated with the proposal as determined in Finding of Fact No. 5 the proposal serves 

to satisfy the City’s obligations to accommodate its growth population targets assigned 

by Snohomish County under the Growth Management Act, Chapter 36.70C RCW. The 

project is consistent with the comprehensive plan because the proposed densities are 

within the 3-5 dwelling units per acre assigned to the low density single-family 

residential comprehensive plan land use designation. The project is more than 200 feet 

from any shoreline of the state or associated wetland and is, therefore, not subject to 

the jurisdiction of the Shoreline Management Act. The site is not in a floodplain. As 

conditioned, wetlands are adequately protected as determined in Finding of Fact No. 5. 

The proposal meets all applicable level of service standards and will be served by 

adequate and appropriate infrastructure as determined in Finding of Fact No. 6. 

 

MMC 21.50.030(C): Required Findings. In drafting a recommendation, the hearing 

examiner shall address the following, as required in the findings of fact: 

 

1. The development is consistent with the comprehensive plan and meets the 

requirements and intent of this code. 

2. The development makes adequate provisions, if appropriate, for open space, 

drainage ways, streets and other public ways, transit stops, water supply, sanitary 

wastes, parks and recreation facilities, playgrounds, sites for schools and school 

grounds. 

3. The development adequately mitigates impacts identified under Chapters 17.12, 

18.84, and 20.04 MMC, and the sensitive area guidelines adopted by resolution. 

4. The development is beneficial to the public health, safety and welfare and is in 

the public interest. 
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5. The development does not lower the level of service on the following public 

facilities and services below the minimum standards established within the 

comprehensive plan: 

a. Potable water; 

b. Wastewater; 

c. Storm water drainage; 

d. Police and fire protection; 

e. Parks and recreation; 

f. Arterial roadways; and 

g. Public schools. 

 

If the development results in a level of service lower than those set forth in the 

comprehensive plan, the development may be approved if improvements or 

strategies to raise the level of service above the minimum standard are made 

concurrent with the development, subject to the requirements of Chapter 20.06 

MMC. 

 

6. The area, location, and features of land proposed for dedication are a direct 

result of the development proposal, are reasonably needed to mitigate the effects of 

development, and are proportional to the impacts created by the development. 

 

5. The criterion is met. As noted in Finding of Fact No. 6, the proposal does not lower 

level of service standards for public services below adopted levels and the proposal will 

be served by adequate and appropriate public infrastructure and services. The proposal 

is consistent with the comprehensive plan as determined in Conclusion of Law No. 4. 

As conditioned, there are no significant adverse impacts associated with the proposal 

as determined in Finding of Fact No. 5. Since there are no significant adverse impacts 

associated with the proposal and the proposal helps to accommodate GMA required 

growth targets, the proposal is beneficial to public health, safety and welfare and is in 

the public interest. The streets required for dedication are necessary to provide safe 

access to the lots proposed by the subdivision and are, therefore, needed to mitigate the 

effects of the proposal. As the dedicated right of way is limited to frontage and interior 

road improvements, it is considered proportional to the impacts created by the 

development.  Staff have assessed compliance of the subdivision against all applicable 

zoning code requirements as detailed in the staff report and found no inconsistencies.  

As no inconsistencies are apparent from the record, it is concluded that the proposal is 

consistent with the zoning code.   

 

 

PRD Criteria 
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MMC 18.84.120(A): The city shall approve a preliminary development plan if the plan 

meets the following criteria: 

 

A. The PRD is in accordance with the comprehensive plan; and 

 

6. As previously concluded, the PRD is consistent with the comprehensive plan. 

 

MMC 18.84.120(B): The PRD accomplishes a development that is better than that 

resulting from traditional development and provides a net benefit to the city. A net 

benefit to the city may be demonstrated by the following: 

 

1. Conservation of natural features and sensitive area, 

2. Placement, style or design of structures, 

3. Recreational facilities, 

4. Interconnected usable open space, 

5. Provision of other public facilities, 

6. Aesthetic features and harmonious design, and 

7. Energy-efficient site design and/or building features. 

 

7. As determined in Finding of Fact No. 7 and as conditioned, the PRD provides for 

better design.  

 

MMC 18.84.120(C): The PRD will be served by adequate public facilities including 

streets, fire protection, water, storm water drainage, and sanitary sewer for acceptable 

waste controls, as demonstrated by the submittal and review of plans for such facilities 

as described under MMC 18.84.060; and 

 

8. As determined in Finding of Fact No. 6, the proposal is served by adequate public 

facilities as required by the criterion above. 

 

MMC 18.84.120(D): The proposed landscaping within the PRD’s perimeter is 

superior to that normally required by the city; and 

 

9.   At a minimum, MMC 18.10.140, Table A, Note 14 requires perimeter landscaping 

along the perimeter of the PRD that abuts standard subdivisions or different zoning 

districts.  The landscaping plans of the project show that this minimum standard is met.  

In addition, the Applicant also proposes landscaping along the southwestern boundary, 

where there is currently no standard subdivision and hence no landscaping required.  

The applicant has also placed two major open space tracts along the perimeter that also 
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offer significant perimeter buffering.  For these reasons, it is concluded that the 

proposal provides for superior perimeter landscaping.   

 

MMC 18.84.120(E): At least one major circulation point is functionally connected to 

a public right-of-way; and 

 

10. All the interior roads ultimately connect to exterior public roads. 

 

MMC 18.84.120(F): The open space within the PRD is integrated into the design of 

the project rather than an isolated element; and 

 

11. The open space of the PRD is integrated into the PRD design via connection of 

open space trails to PRD sidewalks.   

 

MMC 18.84.120(G): The PRD is compatible with the adjacent development; and 

 

12. The PRD is compatible with adjacent development as determined in Finding of Fact 

No. 5.  

 

MMC 18.84.120(H): Undeveloped land adjoining the PRD may be developed in 

coordination with the PRD; and 

 

13. There is no proposal for coordinated planning and the criterion above doesn’t 

mandate any such proposal.  

 

MMC 18.84.120(I): The PRD is harmonious and appropriate in design, character and 

appearance to the existing or intended character of development in the immediate 

vicinity; and 

 

14. For the reasons identified in Finding of Fact No. 5, the proposal is harmonious and 

appropriate in design, character and appearance with surrounding development.  

 

MMC 18.84.120(J): Roads, streets and sidewalks, existing and proposed, comply with 

the standards and requirements of this chapter and the Monroe Municipal Code; and 

 

15. City public works staff have reviewed the plat drawings and found the proposed 

design for streets and sidewalks to be consistent with applicable City standards. 
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MMC 18.84.120(K): Each phase of the PRD, as it is completed, shall contain the 

required parking spaces, open space, recreation facilities, landscaping, and utility area 

planned for that phase. 

 

18. Compliance with the amenities proposed in the PRD shall be required for final PRD 

approval as required by MMC 18.84.070(C). 

 

6. Density Bonus.  The applicant proposes 27 lots beyond the maximum number 

authorized by the R4 zoning district (115 lots instead of the maximum 88). The 

applicant is entitled to these 27 additional lots by operation of MMC 18.84.080(K)(2), 

which authorizes a 30% density bonus if specified standards are met. 

 

The maximum number of lots permitted without the 30% bonus is 88. MMC 

18.84.160(A) provides that in the R4 zone, “the density shall be calculated at four 

dwelling units per developable acre, unless specified otherwise in this chapter.”  MMC 

18.10.010(B) defines a “net acre” as 0.8 of a gross acre, based upon the premise that 

20% of the land is used for infrastructure. Equating “net acre” with “developable acre”, 

the developable acres of the proposal are 27.75 acres x 0.8 = 22.2 acres. Multiplying 

this by the four units per acre authorized by MMC 18.84.160(A) yields 88 lots.   

 

MMC 18.84.080(K)(2) authorizes a 30% density bonus if the requirements of MMC 

18.84.080(G)-(J) are met. These standards are met by the proposal such that the 

proposal qualifies for the 30% density bonus. The two additional lots proposed by the 

applicant are within the maximum density bonus (115 maximum) and are thus an 

authorized part of the proposal. Page 6 of the staff report identifies how the proposed 

PRD satisfies the requirements of MMC 18.84.080(G)-(J). However, MMC 

18.84.080(G), (H) and (J) impose several design standards that are not addressed at this 

level of review, such as façade and modulation specifications for residences, design of 

outdoor light fixtures heating and cooling equipment noise standards and locations of 

trash receptacles.  The recommended conditions of approval require that these design 

features be addressed during building permit review.  

 

 

 

DECISION 

 

The proposed preliminary plat and PRD are found to be consistent with all applicable 

development regulations for the reasons identified in the Conclusions of Law above. It 

is recommended that the City Council approve the Eaglemont IV preliminary plat and 
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PRD applications (15-SDPL-002 and 15-PRPL-0001) subject to the following 

conditions: 

 

1. The applicant shall apply for all necessary permits, and submit construction 

plans to the City for review and approval prior to constructing plat 

improvements which include, but are not limited to, water, sewer, streets, 

and storm systems. 

  

2. The project shall implement all the applicable recommendations contained 

in the geotechnical, critical areas, drainage, and traffic reports approved by 

the City (Exhibits 14, 16, 13, and 15, respectively) 

 

3. The proponent shall dedicate right-of-way for streets, as shown on the 

approved preliminary plat map and final plat map. Rights-of-way noted for 

dedication to the City on the plat map (Exhibit 3, Sheets 2 and 3) shall be 

dedicated prior to final plat approval.    

 

4. Frontage improvements, including curb, gutter, sidewalk, street trees, and 

traffic control devices shall be provided for all streets within the 

subdivision; shall be constructed in accordance with the City’s Public 

Works Design and Construction Standards; and are to be installed by the 

developer to the satisfaction of the City prior to final plat application.  

 

5. If the applicant wishes to bond for some of the plat improvements, the 

applicant shall submit a request to the City; but only after the design of plat 

improvements have been approved by the City Engineer. All financial 

securities shall be in place prior to final plat approval.  

 

6. Park, Traffic and School impact fees assessed in accordance with MMC 

Chapters 20.07, 20.10 and 20.12 shall be required and paid at the rate in 

effect at the time of building permit issuance.  

 

7. The water system capital improvement charge, in accordance with MMC 

Section 13.04.025, shall be required and paid prior to building permit 

issuance. 

 

8. The wastewater system capital improvement charge, in accordance with 

MMC Section 13.08.270, shall be required and paid prior to building permit 

issuance.  
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9. Street trees shall be included in the street planter strips per the approved 

landscape plan. Tree type, spacing, quantity, and location shall be as 

determined by the City. Street trees shall be planted when a street frontage 

is fully owner occupied and as directed by the City of Monroe Parks 

Department. The City will coordinate tree plantings to the most favorable 

time of the year for plant survival. All street frontage landscaping/irrigation 

improvements shall be bonded until such time that housing construction is 

completed and bonded work may be completed without risk of construction 

damage.  

 

10. Irrigation is required for all street trees and newly planted vegetation within 

the right-of-way and within Tracts (where applicable and required by the 

City). The applicant shall submit an irrigation plan prior to construction for 

review and approval by the City.  

 

11. Mail routes, including mailbox types and locations, shall be approved by 

the Postmaster prior to construction.  

 

12. A note shall be added to the face of the plat that states:  

 

“This dedication includes conveyance of roads, tracts, utility and storm drainage 

infrastructure, and other areas of right-of-way intended for public use and/or any 

ownership as shown on or otherwise referenced by the plat.   The (INSERT NAME 

HERE) hereby waives all claims against the City of Monroe and/or any other 

governmental authority for damages which may occur to the adjacent land as a 

result of the construction, drainage, and maintenance of such facilities and 

improvements.” 

 

13. The applicant shall obtain a General Construction Stormwater NPDES 

Permit from the WA Department of Ecology (DOE) prior to beginning 

construction per MMC section 15.01.045.  

 

14. Permanent metal or wood signage shall demarcate the outer perimeter of the 

critical area buffers and shall comply with the standards in MMC 

20.05.070(D).  

 

15. Tract 994 (Wetland “B”) shall be delineated with permanent split rail 

fencing, as detailed in Exhibit 3, Sheet L-6. The fencing must be shown on 

the landscaping plan, civil plans, and final plat map.  
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16. Where applicable and required by the City, the applicant shall implement 

the mitigation measures, monitoring, and maintenance described in the 

critical area study (Exhibit 16).  

 

17. Where applicable and required by the City, the applicant shall implement 

the provisions and recommendations within the latest versions of any 

referenced reports, plans, or supporting documents made record as exhibits 

accompanying this Staff Report and Recommendation for the project or 

subsequent versions approved by the City.  

 

18. The applicant shall obtain all the necessary permits associated with the 

project from the City.   

 

19. The approved preliminary plat and PRD shall expire five years from the 

date of City Council approval. 

 

 

Dated this 3rd day of March 2107. 
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HEARING EXAMINER 
EXHIBIT LIST

PROJECT: Public Hearing for the Eaglemont Division IV Preliminary Plat and 
Planned Residential Development (PRD) to subdivide 27.75 acres 
into 115 single family residential building lots in the R4 zone  

FILE NUMBER(S): PLPRD2015-02 (15-PLPR-0001) 

APPLICANT: MainVue WA, LLC 

HEARING DATE AND 
LOCATION: 

February 16, 2017 at 9:00 AM  
Monroe City Hall Council Chambers 
806 West Main Street, Monroe, WA 98272 

EXHIBITS 
1. Staff Analysis

2. Vicinity Map

3. Preliminary Plat Map prepared by Barghausen Consulting Engineers, Inc. dated

December 21, 2016

4. Permit Application and Project Narrative

5. City of Monroe Comprehensive Plan Future Land Use Map

6. City of Monroe Official Zoning Map

7. Notice of Application issued by the City of Monroe on July 21, 2015

7-A.  Affidavit of Publication 
7-B.  Affidavit of Mailing 
7-C. Affidavit of Agency Email NOA 
7-D.  Affidavit of Posting (On Site) 
7-E. Affidavit of Posting (City Hall, Library) 

8. Notice of Public Hearing issued by the City of Monroe on January 31, 2017

8-A.  Affidavit of Publication waiting on this 
8-B.  Affidavit of Mailing 
8-C.  Affidavit of Posting (On Site) 
8-D. Affidavit of Emailing 
8-E. Affidavit of Posting (City Hall, Library) 

9. SEPA Determination of Non Significance (DNS) issued by the City of Monroe on January

24, 2017
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9-A. Affidavit of Publication 
9-B. Affidavit of Mailing 
9-C. Affidavit of Posting (On Site) 
9-D. Affidavit of Emailing  
9-E. Affidavit of Posting (City Hall, Library) 

10. Public Comments  

10-A. Letter from Snohomish County PUD #1 received by the City on July 14, 2015 
10-B. Letter from Sharon Swan of Snohomish County Parks and Recreation received 

by the City on July 22, 2015 
10-C. Letter from Puget Sound Energy received by the City on July 27, 2015 
10-D.  Letter from Robert Jackson of 13328 191st Ave SE, Monroe, WA 98272 received 

by the City on July 27, 2015 
10-E. Letter from Betty Cavner of 13508 191st Ave SE, Monroe, WA 98272 received 

by the City on August 4, 2015 
10-F. Letter from Doug Gresham of the Washington State Department of Ecology 

received by the City on August 7, 2015 
10-G. Letter from Casey Connelly of 19757 Rainier View Road SE, Monroe, WA 98272 

received by the City on November 1, 2016 
10-H. Letter from Suzanne McGill of 19364 137th Place SE, Monroe, WA 98272 

received by the City on November 1, 2016 
10-I. Letter from Thomas and Cheryl Minnick of 13789 194th Dr.SE, Monroe, WA 

98272 received by the City on November 1, 2016 
10-J. Letter from Dirk and Janan Noel of 13799 194th Drive SE, Monroe, WA. 98272 

received by the City on November 1, 2016 
10-K. Letter from David Seibert of 13790 194th Drive SE, Monroe, WA 98272 received 

by the City on November 1, 2016 
10-L. Letter from Michael Terry of 13829 195th Drive SE, Monroe, WA 98272 received 

by the City on November 1, 2016 
11. Preliminary Landscape Plans 

12. Conceptual Utility Plans 

13. Revised Preliminary Drainage Report prepared by Barghausen Consulting Engineers, 

Inc. dated December 22, 2016  

14. Geotechnical Letter from Earth Sciences NW, LLC to Barbara Yarington of MainVue WA, 

LLC dated December 21, 2016  

15. Traffic Impact Analysis prepared by Gibson Traffic Consultants dated February 2015  

16. Revised Critical Area Study prepared by Wetland Resources dated December 15, 2015  

17. Preliminary Stormwater Detention Facility Locations  
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EXHIBIT 1 
 

 

STAFF REPORT AND RECOMMENDATION 

 EAGLEMONT DIVISION IV  
Public Hearing for the Eaglemont Division IV Preliminary  

Plat and Planned Residential Development (PRD) 
HEARING EXAMINER:                    Mr. Phil Obrechts, City of Monroe Hearing Examiner 

DATE:  February 9, 2017 

FILE NUMBERS: 15-SDPL-0002 and 15-PRPL-0001 

DESCRIPTION: Public Hearing for the Eaglemont Division IV Preliminary Plat and 
Planned Residential Development (PRD) to subdivide 27.75 acres 
into 115 single family residential building lots in the R4 zone  

APPLICANT: MainVue WA, LLC  
11100 Main Street, Suite 100  
Bellevue, WA 98004 

PROJECT LOCATION: 13511 and 13401 191st Avenue SE, and 19319 136th Street SE, 
Monroe, WA 98272; Identified by Snohomish County Tax Parcel 
Numbers 28063600101100, 28063600102200, 28063600100900, 
28063600104100, 28063600104400, and 28063600105400 

HEARING DATE: February 16, 2017 at 9:00 AM 

HEARING LOCATION: Monroe City Hall  
Council Chambers 
806 West Main Street 
Monroe, WA 98272 

STAFF CONTACT:                Shana Restall, Senior Planner, City of Monroe 

 

A. PROJECT DESCRIPTION  
 

The applicant is requesting concurrent preliminary plat and planned residential development 
(PRD) review and approval to subdivide a 27.75 acre site in to 115 single family residential lots in 
the R4 zone (Residential 4 Dwelling Units Per Acre). The project site addressed as 13511 and 
13401 191st Avenue SE, and 19319 136th Street SE, Monroe, WA 98272; and is identified by   
Snohomish County Tax Parcel Numbers 28063600101100, 28063600102200, 28063600100900, 
28063600104100, 28063600104400, and 28063600105400. 
 
Two existing buildings (Single family residence and a detached garage) are located on the 
subject site. There is a single-family residence with associated appurtenances situated on 
parcel number 28063600104400. Parcel 28063600104100 has an existing shed/barn structure. 
All of the existing structures located on the project site are to be demolished. An existing single-
family residence located on parcel number 28063600104500, which is not part of the proposed 
plat/PRD (although it is completely surrounded by the project site), will remain.  
 
Conceptual street improvements, clearing and grading, and installation of all utilities (sewer, 
water, storm, power, gas, telephone, cable and telecommunications, etc.) have been reviewed 
for compliance with the development standards in the applicable sections of the Monroe 
Municipal Code, as well as other pertinent documents adopted by reference in the code. 
Frontage improvements, including pavement, curb, gutter, planter and sidewalk, will be required 
along 191st Avenue SE. 
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B. GENERAL INFORMATION 
 
1. Applicant and Owner:  

MainVue WA, LLC 
ATTN: Barbara Yarington, Entitlement Manager 
11100 Main Street, Suite 100  
Bellevue, WA 98004 

 
2. Contact Person:  

George Newman, AICP 
Senior Project Manager/Senior Land Use Consultant 
Barghausen Consulting Engineers, Inc. 
18215 72nd Avenue S 
Kent, WA 98032 
 

3. General Location: 
The project site is located within the northeast quarter of Section 36, Township 28 
North, Range 6 East Willamette Meridian, and is identified by on Snohomish County 
tax parcel numbers 28063600101100, 28063600102200, 28063600100900, 
28063600104100, 28063600104400, and 28063600105400 (Exhibit 2).    
 

4. Site Addresses:  
13511 and 13401 191st Avenue SE, and 19319 136th Street SE, Monroe, WA 
98272 
 

5. Description of Proposal:  
The applicant, MainVue WA, LLC, has submitted an application for a preliminary plat 
and a preliminary planned residential development (PRD) to subdivide a six parcel, 
27.75-acre site into 115 single-family residential building lots. The project site is 
located east of 191st Avenue SE and generally north of Rainier View Road SE. The 
site is irregular in shape.  
 
Currently, the only structures on the subject site are a single-family residence with its 
associated appurtenances, and a detached shed/barn. These existing structures are 
proposed to be demolished. There is an existing single-family residence located on 
parcel number 28063600104500, which is not part of the proposed plat/PRD 
although it is completely surrounded by the project site. This existing residence will 
remain. Frontage improvements, including pavement, curb, gutter, planter and 
sidewalk, will be required along 191st Avenue SE. 
 

6. Critical Areas:  
The subject site is impacted by two Category III wetlands, identified as Wetland “A” 
and Wetland “B.” Wetland “A” has an area of 6,394 square feet and is located off-
site to the northwest of the subject site. Wetland “B” is situated on the western edge 
of the proposed plat and has an area of 1,828 square feet. Both wetlands have a 75-
foot regulated buffer pursuant to MMC 20.05.080(D)(3). A corner of the required 75-
foot buffer for Wetland “A” traverses the northern boundary lines on proposed lots 2, 
3, 4, 5, and 6, as well as the northern and western boundary lines for lot 22. Tract 
995, which has an area of 714 square feet, is intended to preserve the wetland 
buffer situated on proposed lot 22. The entirety of Wetland “B” and its associated 
buffer is located on the subject site. The portion located on the project site has an 
area of approximately 23,128 square feet and is to be placed in Tract 994. The 
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“Findings of Fact” section of this report addresses the potential impacts to the 
wetlands as well as proposed mitigation measures. 

 
7. Comprehensive Plan Land Use Designations, Zoning Designations, and Existing 

Land Uses of the Project Site and Surrounding Area: 

AREA LAND USE 
DESIGNATION ZONING EXISTING USE 

Project Site Low Density Single Family 
Residential (SFR) 

Residential 4 Dwelling Units 
Per Acre (R4) 

Single-family residence; 
shed/barn; and 4 vacant parcels 

North of Site Low Density Single Family 
Residential (SFR) 

Residential 4 Dwelling Units 
Per Acre (R4) 

Single family residential and 
vacant parcels 

South of Site Low Density Single Family 
Residential (SFR) 

Residential 4 Dwelling Units 
Per Acre (R4) 

Single family residential and 
vacant parcels 

East of Site Low Density Single Family 
Residential (SFR) 

Residential 4 Dwelling Units 
Per Acre (R4) 

Single family residential and 
vacant parcels 

West of Site Low Density Single Family 
Residential (SFR) 

UR6000 and UR9600 
(Urban Residential) 

Single family residential and 
vacant parcels 

 
8.  Public Utilities and Services Provided by: 

Water: City of Monroe Gas: Puget Sound Energy  

Sewer: City of Monroe Cable TV: Comcast 

Garbage: Republic Services Police: City of Monroe 

Storm Water: City of Monroe Fire: Snohomish County Fire District No. 7 

Telephone: Verizon School: Monroe Public Schools 

Electricity: Snohomish County PUD No. 1 Hospital: Evergreen Health 

 

C. APPLICATION REVIEW PROCESS 
 
1. Regulatory Requirements for Review of Quasi-Judicial Actions:  

Pursuant to Monroe Municipal Code (MMC) Sections 21.20.050(F) and 21.50.120, 
both preliminary plats and planned residential developments are quasi-judicial 
actions subject to a public hearing with the Hearing Examiner as the recommending 
authority on the application.  
 
When an applicant seeks a concurrent land use approval for a quasi-judicial action, 
the City may consolidate all project permit applications for the development proposal 
so that the review process does not involve more than one open record hearing and 
one closed record appeal, in accordance with MMC Sections 21.50.120(Note 7) and 
21.50.130. In this case, the applicant has submitted an application for concurrent 
review of a preliminary plat and planned residential development. The reviews of 
these applications have been consolidated per MMC 21.30.010 and 21.50.130.  
 
Per MMC 21.50.030(D), the Hearing Examiner will draft a recommendation to be 
forwarded to the City Council. The Council makes a decision on the Hearing 
Examiner’s recommendation. The action of the Council approving, modifying, or 
rejecting a decision of the Hearing Examiner shall be final and conclusive, unless 
appealed as provided by law, in accordance with MMC 21.50.090(H). Appeals of 
final decisions on preliminary plats and preliminary PRDs may be appealed to King 
County Superior Court (MMC 21.50.120). 
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2. Application Submittal and Completeness:  
The Eaglemont Division IV preliminary subdivision/PRD application was received by 
the City of Monroe on May 5, 2015 (Exhibit 4). The application was deemed 
complete and vested on July 8, 2015.  
 

3. Public Notification and Comments:  
Public notice for the application was provided in accordance with the requirements of 
MMC section 21.40.010. A Notice of Application was published, posted, and mailed 
on July 21, 2015 (Exhibit 7). A public comment period was provided from July 21, 
2015 through 5:00 PM on August 4, 2015. Comments were received from the 
following parties during the specified comment period: 

 

• Sharon Swan of Snohomish County Parks and Recreation  

• Robert Jackson of 13328 191st Ave SE, Monroe, WA 98272  

• Betty Cavner of 13508 191st Ave SE, Monroe, WA 98272  
 

The following party submitted comments outside of the specified comment period: 
 
• Doug Gresham of the Washington State Department of Ecology 

 
A Notice of Public Hearing was published, posted, and mailed on January 31, 2017 
(Exhibit 8). The date of the open record public hearing with the Hearing Examiner is 
set for February 16, 2017 at 9:00 AM. Public testimony may be provided during the 
public hearing pursuant to MMC 21.50.060(C). 

 
4. Environmental Review:   

A Determination of Non-Significance (DNS) was issued, published, posted and 
mailed on October 18, 2016.  The DNS provided a comment period ending at 5:00 
PM on November 1, 2016 and an appeal period ending at 5:00 PM on November 8, 
2016. Six comment letters were received during the specified comment period. 
Comments were submitted by the following parties: 

 

• Casey Connelly of 19757 Rainier View Road SE, Monroe, WA 98272 

• Suzanne McGill of 19364 137th Place SE, Monroe, WA 98272  

• Thomas and Cheryl Minnick of 13789 194th Drive SE, Monroe, WA 98272  

• Dirk and Janan Noel of 13799 194th Drive SE, Monroe, WA 98272 

• David Seibert of 13790 194th Drive SE, Monroe, WA 98272 

• Michael Terry of 13829 195th Drive SE, Monroe, WA 98272  
 

Many of the comments received stated concern over potential drainage issues that 
may result from the placement of two detention ponds in proposed Tract 999, which 
was to be located immediately adjacent to the north of the existing Sinclair Heights 
plat. In order to consider the comments received, the Community Development 
Director withdrew the DNS on November 8, 2016, in accordance with WAC 197-11-
340(2)(f): 

 
The responsible official shall reconsider the DNS based on timely comments 
and may retain or modify the DNS or, if the responsible official determines 
that significant adverse impacts are likely, withdraw the DNS or supporting 
documents. When a DNS is modified, the lead agency shall send the 
modified DNS to agencies with jurisdiction. 
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The applicant submitted a revised plat and conceptual civil plans showing new 
locations for the stormwater detention facilities (Exhibit 17). The plans indicate that 
the detention ponds will be located on a property to the southwest of the proposed 
plat, thus providing a greater distance between detention facilities and the properties 
with the Sinclair Heights plat.  
 
Pursuant to WAC 197-11-340(3)(c), “If the lead agency withdraws a DNS, the 
agency shall make a new threshold determination and notify other agencies with 
jurisdiction of the withdrawal and new threshold determination.” The City issued a 
new DNS under WAC 197-11-340(2) on January 24, 2017. A new public comment 
period was provided from January 24, 2017 through 5:00 PM on February 7, 2017. 
Additionally, a new appeal period began on January 24, 2017 and will end at 5:00 
PM on February 14, 2017. The City did not receive any comments during the second 
comment period. No appeals on the SEPA threshold determination were received by 
the City at the time this staff report was drafted.  

 

D. FINDINGS OF FACT 
 

1. Application Submittal and Completeness: 
The application was submitted on May 5, 2015 and determined to be complete on 
July 8, 2015.  
 

2. Environmental Review: 
A Determination of Non-Significance (DNS) was issued on October 18, 2016. Six 
comments were received on the DNS. The Determination of Non-Significance (DNS) 
was withdrawn on November 8, 2016 by the Community Development Director in 
accordance with WAC 197-11-340(2)(f) to consider comments submitted during the 
public comment period regarding the placement of proposed stormwater detention 
ponds. The applicant submitted a revised plat and conceptual utility plans that 
addressed the concerns specified in the comment letters. The City issued a new 
DNS under WAC 197-11-340(2) on January 24, 2017. The City did not receive any 
comments during this second comment period. No appeals on either SEPA 
threshold determination were received by the City.  
 

3. Bulk Requirements and Dimensional Standards:  
Per MMC section 18.10.050 Zoning Land Use Matrix, and MMC section 18.10.140 
Bulk Requirements and Table A, the development shall comply with the following 
standards for the Residential 4 Dwellings per Acre (R4) zone for single family 
residential development: 

Excerpt of MMC 18.10.140 – Table A 
Residential Zoning District Bulk Development Requirements for PRDs in R4 Zoning 

Bulk Requirement Standard for PRDs 
Minimum lot size   4,500 square feet 

Minimum lot width  40 feet 

Minimum front yard setback  10 feet to the living area/20 feet from the garage 

Minimum side yard setback  5 feet 

Minimum rear yard setback  10 feet 

Maximum building height  35 feet 

Maximum lot coverage  60 percent 

Landscape buffer 10 feet* 
*  A landscape buffer is required along the outside of the development where it abuts a standard 

subdivision or different zoning district [MMC 18.10.140(Table A - Note 15)]. 
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4. Density Calculations and Allowance:  
Sections 18.10.010(B), 18.84.080(K), 18.84.140, and 18.84.160(A) of the MMC 
delineate how an applicant can determine the maximum allowed residential density 
for a PRD.  

 
To calculate the maximum allowed base density for a site in the R4 zone, remove 20% 
from the gross area (in acres) of the project site to account for roads, gutters, curbs, 
sidewalks, and retention areas. Then multiply the net site area, in acres, by four. The 
base density for the Eaglemont IV site, with a gross site area of 27.75 acres, would 
be calculated as follows. 

 

Step 1. Gross site area (in acres) * 0.80 (removes 20%) = Developable/net site area 
(in acres): 

27.75 acres * 0.80 = 22.2 acres 
 

Step 2. Net site area (in acres) * 4 (4 dwelling units per acre in the R4 zone): 
22.2 acres * 4 = 88.8 dwelling units (base density) 

 
Regulations governing the application of a density bonus to a PRD can be found in 
MMC 18.84.080(K)(2-4), MMC 18.84.150, and MMC 18.84.160(C). With the 
inclusion in a PRD of the required amount of open space specified in MMC 
18.84.080(A)(1)(Table 1), a thirty percent density bonus will be granted in the R4 
zone. Determining the density bonus in the R4 zone entails multiplying the base 
density calculated above by 0.30 to determine the total number of bonus units 
allowed for the PRD. The density bonus for the subject site would be assessed as 
follows. 

 
Step 1. Base density * 0.30 (30 percent density bonus allowance for the R4 zone): 

88.8 dwelling units (base density) * 0.30 = 26.64 units (density bonus) 
 

Step 2. Density bonus + Base density = Maximum units for the PRD: 

26.64 units + 88.8 units = 115.44 units 
 

Step 3. MMC 18.10.010(B)(1) requires that “when calculating the maximum 
residential density, any resulting fraction 0.50 or over shall be rounded up to the next 
whole number and any fraction 0.49 or under shall be rounded down to the 
preceding whole number:” 

A maximum of 115 units are allowed in the Eaglemont IV preliminary plat/PRD. 
 

The applicant is proposing 115 dwelling units, which is the maximum density allowed 
in the R4 zoning district. Thus, the density is consistent with that allowed by the 
zoning code. 

 
5. MMC Title 17 Subdivision(s):  

Pursuant to MMC 17.12.030(E), the City Planner, City Engineer, Fire Marshal, 
Building Official, and Police Chief have all reviewed and commented on the 
proposed project. Their comments are included in the body of this report and in the 
project permit conditions of approval. 
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6. MMC Title 17 Preliminary Plat Decision Criteria:   
Pursuant to MMC 17.12.030(H)(1-3) the applicant shall comply with the following: 

 

The hearing authority shall consider if the proposed subdivision conforms to 
the comprehensive plan and the Shoreline Master Program; 

 
The City of Monroe’s 2015-2035 Comprehensive Plan Future Land Use Map 
designates the project site as “Low Density SFR” (Exhibit 5). The Property’s existing 
zoning designation is R4 (Exhibit 6). The proposed preliminary plat and PRD, under 
R4 zoning, which provides for 4 dwelling units per acre, conforms to the City of 
Monroe’s 2015-2035 Comprehensive Plan “Low Density SFR” designation for density. 
The City of Monroe 2015-2035 Comprehensive Plan Table 3.07 provides the following 
description of the “Low Density SFR” land use plan designation:  

 
Low Density SFR 
The Low Density Single-Family Residential designation will develop at an 
approximate gross density of three to five units per acre. This is a gross 
density, applying this density to every acre within the designation regardless 
of physical constraint. By using a gross density – and not one tied 
specifically to a particular lot size – developers can explore clustering or 
other creative design approaches when their sites include constraints 
imposed by critical areas, easements or rights of way. In cases where land 
is relatively free of constraint, single-family subdivisions in this designation 
may have individual lots ranging from about 9,000 square feet to 14,500 
square feet. In highly constrained areas individual lots may be smaller. The 
Low Density SFR designation allows for parks. The Low Density SFR 
designation allows for neighborhood scale retail and commercial 
developments along arterials. 

 
 The site is not located within the shoreline jurisdiction for the City. Therefore, this 

provision does not apply. 
 

The hearing authority shall consider the physical characteristics of a proposed 
subdivision site and may recommend disapproval of a proposed plat because of 
improper protection from floods, inundation or wetland conditions; 

 
 The site is not located within a floodplain. As described above, there are two Category 

III wetlands and associated regulatory buffers – one off-site and one on-site - that 
impact the proposal. However, these will be protected in perpetuity by Native Growth 
Protection Areas (NGPAs), as Tracts 994 and 995, and are to be mitigated as 
described in this report. 

 
All identified direct impacts must be mitigated or meet concurrency as set forth 
in MMC Title 20. 

 
 All direct impacts of the proposal have been or will be mitigated through municipal 

code requirements and the conditions of preliminary plat approval. 
 
 Per MMC section 20.06.030(D), strategies and financial commitments are in place to 

complete necessary improvements or strategies within six years of time of 
development as set forth in the Comprehensive Plan. This includes the payment of 
mitigation and/or impact fees for water, wastewater, parks, transportation and schools. 
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Stormwater is mitigated on site by the applicant during subdivision improvement 
construction. The City of Monroe Police Department and Fire Districts #3 and #7 did 
not raise any concerns regarding level of service standards when provided the 
opportunity to comment on the proposed preliminary plat.   

 
 According to the information presented in the development application as well as the 

analysis completed by City staff, the development does not lower the level of service 
on the following public facilities and services below the minimum standards established 
within the City of Monroe Comprehensive Plan: 

 
a.  Potable water; 
b.  Wastewater; 
c.  Storm water drainage; 
d.  Police and fire protection; 
e.  Parks and recreation; 
f.  Arterial roadways; and 
g.  Public schools. 

 
7. RCW 58.17.110 - Approval or disapproval of subdivision and dedication-factors to be 

considered-Conditions of approval-Finding-Release from damages:  

1) The city, town, or county legislative body shall inquire into the public use 
and interest proposed to be served by the establishment of the subdivision 
and dedication. It shall determine: 

 
(a) If appropriate provisions are made for, but not limited to, the public 

health, safety, and general welfare, for open spaces, drainage ways, 
streets or roads, alleys, other public ways, transit stops, potable water 
supplies, sanitary wastes, parks and recreation, playgrounds, schools 
and school grounds, and shall consider all other relevant facts, 
including sidewalks and other planning features that assure safe 
walking conditions for students who only walk to and from school; and  
 
The preliminary plat map (Exhibit 3) confirms that the preliminary plat 
application includes provisions for the public health, safety, and general 
welfare including open spaces, drainage ways, streets or roads, potable 
water, sanitary wastes, parks and recreation, playgrounds, schools and 
school grounds, and sidewalks that assure safe walking conditions for 
students who only walk to and from school. The Monroe School District was 
notified of the development application. No comments were from the Monroe 
School District on the proposal. 

 

(b) Whether the public interest will be served by the subdivision and 
dedication. 
 
The public interest would be served by the subdivision and dedication, 
provided that the subdivision and dedication were developed under the 
current zoning district (R4). Under this scenario, an existing parcel in the City 
would be developed allowing for efficient provision of public services, 
consistent with densities identified in the Monroe 2015-2035 Comprehensive 
Plan. 
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(2) A proposed subdivision and dedication shall not be approved unless the 
city, town, or county legislative body makes written findings that:  

 
(a) Appropriate provisions are made for the public health, safety, and 

general welfare and for such open spaces, drainage ways, streets or 
roads, alleys, other public ways, transit stops, potable water supplies, 
sanitary wastes, parks and recreation, playgrounds, schools and 
school grounds and all other relevant facts, including sidewalks and 
other planning features that assure safe walking conditions for 
students who only walk to and from school; and  

 
The preliminary plat map (Exhibit 3) confirms that the preliminary plat 
application includes provisions for the public health. Staff Analysis addresses 
the provisions made for safety and general welfare, including open spaces, 
drainage ways, streets or roads, potable water supplies, sanitary wastes, 
parks and recreation, playgrounds, schools and school grounds, and 
sidewalks that assure safe walking conditions for students who only walk to 
and from school.   

 
(2) A proposed subdivision and dedication shall not be approved unless the 

city, town, or county legislative body makes written findings that:  
 

(b) Appropriate provisions are made for the public health, safety, and 
general welfare and for such open spaces, drainage ways, streets or 
roads, alleys, other public ways, transit stops, potable water supplies, 
sanitary wastes, parks and recreation, playgrounds, schools and 
school grounds and all other relevant facts, including sidewalks and 
other planning features that assure safe walking conditions for 
students who only walk to and from school; and  
 
The proposal being reviewed by the Hearing Examiner does not adversely 
change the preliminary plat’s/PRD provisions for the public health. The 
conditions of the approved preliminary plat address safety, and general 
welfare, including open spaces, drainage ways, streets or roads, potable 
water supplies, sanitary wastes, parks and recreation, playgrounds, schools 
and school grounds, and sidewalks that assure safe walking conditions for 
students who walk to and from school.   

 

(c) The public use and interest will be served by the platting of such 
subdivision and dedication. If it finds that the proposed subdivision 
and dedication make such appropriate provisions and that the public 
use and interest will be served, then the legislative body shall approve 
the proposed subdivision and dedication. Dedication of land to any 
public body, provision of public improvements to serve the 
subdivision, and/or impact fees imposed under RCW 82.02.050 through 
82.02.090 may be required as a condition of subdivision approval. 
Dedications shall be clearly shown on the final plat. No dedication, 
provision of public improvements, or impact fees imposed under RCW 
82.02.050 through 82.02.090 shall be allowed that constitutes an 
unconstitutional taking of private property. The legislative body shall 
not as a condition to the approval of any subdivision require a release 
from damages to be procured from other property owners.  
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The preliminary plat map (Exhibit 3) confirms that the preliminary plat 
application includes provisions for the public health, safety, and general 
welfare, including open spaces, drainage ways, streets or roads, potable 
water supplies, sanitary wastes, parks and recreation, playgrounds, schools 
and school grounds, and sidewalks that assure safe walking conditions for 
students who walk to and from school. Areas designated for dedication to the 
City of Monroe are clearly shown on the face of the plat and are noted in the 
conditions of preliminary plat approval. The subject proposal does not include 
dedication of a public park.  Private recreation space has been provided in 
Tracts 997 and 998. 

8. MMC Title 18 Planned Residential Development Decision Criteria:  
The applicant has applied for a preliminary PRD as part of the preliminary plat 
application. PRDs are intended to promote creativity in site layout and design, 
allowing flexibility in the application of the standards for residential development to 
protect and enhance environmental features, and provide other public benefits.  As 
part of the proposed preliminary plat the applicant is proposing landscaping and 
additional park improvements.     

 

Per MMC section 18.84.080, the applicant must meet the general requirements 
for a PRD. These criteria, followed by a staff response, are provided below: 

 

a) The inclusion of housing site standards as described in subsection (G) of 
this section.  
 
At present, housing elevations have not been provided to the City. However, the 
approval of the preliminary plat and PRD does not lock the applicant into typical 
elevations; rather the applicant shall provide housing elevations/facades review in 
accordance with the above subsection at the time of building permit application. 

 

b) The inclusion of street and site design standards as described in subsection 
(H) of this section.  
 
The applicant is providing public streets with varied street sections based on the 
widths of proposed rights-of-way (Exhibit 3, Sheet 4). The proposed streets will be 
fully paved with sidewalks, planter strips, and curb and gutter. A 41 foot right-of-
way (ROW) is proposed along the southerly portion of the plat to connect to 191st 
Avenue SE. This roadway only has lots on the north side. On the south side is 
undeveloped property. When the property to the south is developed, additional 
ROW will be dedicated to add the planter strip and sidewalk to the south for a 
complete road section. The improvements for a typical 41-foot wide road section 
are proposed generally in the order specified in the following table:  

Proposed Improvement Width 
1. Sidewalk 5 feet 

2. Planter strip 6 feet 

3. Travel lane 1 10 feet 

4. Travel lane 2 10 feet 

5. Parking lane 8 feet 

Total width 41 feet*   
* The 41 foot total ROW width is comprised of 39 feet of  
 paved ROW and 1 foot of unimproved ROW on each side. 
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Rights-of-way with a width of 52 feet will be used through the rest of the plat. The 
improvements for a typical 52-foot wide road section are proposed generally in the 
order specified in the following table:  

Proposed Improvement Width 
1. Sidewalk 5 feet 

2. Planter strip 6 feet 

3. Parking lane 8 feet 

4. Travel lane 1 10 feet 

5. Travel lane 2 10 feet 

6. Planter strip 6 feet 

7. Sidewalk 5 feet 

Total width 50 feet* 
*  The 52 foot total ROW width is comprised of 39 feet of paved  
 ROW and 1 foot of unimproved ROW on each side. 

 
There are also improvements proposed for the 191st Avenue SE right-of-way, 
which has a typical existing width of 30 feet. The applicant will be dedicating a 10-
foot wide strip of frontage adjacent to the east of 191st Avenue SE to the City as 
right-of-way (Exhibit 3). The frontage improvements along 191st Avenue SE include 
a five-foot planter strip and a five-foot sidewalk with street trees (Exhibit 3, Sheets 
L-1 and L-2). 

c) The inclusion of park recreational usable open space and landscaping as 
described in subsection (I) of this section.  
 
Pursuant to MMC 18.84.080(A)(1), a PRD located within the R4 zone must 
dedicate a minimum area of 900 square feet of usable park and recreational open 
space per base dwelling unit. The applicant is requesting to subdivide the subject 
site into 115 single-family residential lots, which would require a minimum useable 
open space dedication of 103,500 square feet (2.38 acres). The applicant is 
providing 238,110 square feet (5.47 acres) of useable open space, thus exceeding 
the minimum dedication of 900 square feet per unit.  

Two private neighborhood parks within the development will be dedicated. Tract 
997 with an area of 46,667 square feet (1.07 acres) will contain a play area and an 
access trail that will connect to Road “A” (Exhibit 3, Sheet L-3). The second private 
park is proposed as Tract 998, which has an area of 191,443 square feet (4.40 
acres). Tract 998 will include a hard surface walking trail and several exercise 
stations (Exhibit 3, Sheet L-4). The applicant is also dedicating Tract 996, which 
has an area 19,549 square feet (0.49 acres) and is intended to be passive open 
space with no public amenities. Maintenance of the park and recreation tracts 
(996, 997 and 998) will be the responsibility of the homeowner’s association.  
 

d) The inclusion of landscape design standards as described in subsection (J) 
of this section.  
 
The project proposes additional landscaping within park Tracts 996, 997, and 999. 
The project also includes street trees located within five-foot landscape strips along 
the new interior public streets. A 10-foot wide landscaping buffer is provided 
adjacent to 191st Avenue SE per MMC 18.10.140, as the area adjacent to the 

EXHIBIT A 
Page 29 of 458

Resolution No. 008/2017 
AB17-051



Staff Analysis to Hearing Examiner  Page 12 
Eaglemont Division IV Preliminary Plat/PRD   File #s 15-SDPL-0002 and 15-PRPL-0001  
 
 

 

west has a different zoning designation.  
 
 
 

MMC section 18.84.120 states that a Preliminary Development Plan shall be 
approved if the plan meets the following criteria: 

 
a) The PRD is in accordance with the comprehensive plan; and  

 
b) The PRD accomplishes a development that is better than that resulting from 

traditional development and provides a net benefit to the city. A net benefit 
to the city may be demonstrated by the following: 
a. Conservation of natural features and sensitive area 
b. Placement, style or design of structures 
c. Recreational facilities 
d. Interconnected usable open space 
e. Provision of other public facilities 
f. Aesthetic features and harmonious design 
g. Energy-efficient site design and/or building features 

 
c) The PRD will be served by adequate public facilities including streets, fire 

protection, water, storm water drainage, and sanitary sewer for acceptable 
waste controls as demonstrated by the submittal and review of plans for 
such facilities as described under MMC 18.84.060. 
 

d) The proposed landscaping within the PRD’s perimeter is superior to that 
normally required by the city. 

 
e) At least one major circulation point is functionally connected to a public 

right-of-way. 
 

f) The open space within the PRD is integrated into the design of the project 
rather than an isolated element. 

 
g) The PRD is compatible with the adjacent development. 

 
h) Undeveloped land adjoining the PRD may be developed in coordination with 

the PRD. 
 

i) The PRD is harmonious and appropriate in design, character and 
appearance to the existing or intended character of development in the 
immediate vicinity. 

 
j) Roads, streets and sidewalks, existing and proposed, comply with the 

standards and requirements of this chapter and the Monroe Municipal Code.  
 

k) Each phase of the PRD, as it is completed, shall contain the required parking 
spaces, open space, recreation facilities, landscaping, and utility area 
planned for that phase. 
 
A PRD developed under the R4 zoning district development standards is 
consistent with the City of Monroe 2015-2035 Comprehensive Plan Low Density 
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SFR land use designation. A review of the development plans for the site against 
the above PRD criteria finds that the development would meet the above criteria. 
The development would meet the City’s goals of conservation of natural areas and 
provision of recreational facilities. The site will be served by adequate public 
facilities and streets and is compatible with adjacent development. The open space 
and private parks provided in Tracts 996, 997, and 998 are integrated into the 
design of the project and not isolated.  

 
9. Critical Areas:  

The project site is impacted by two wetlands, identified as Wetland “A” and Wetland 
“B.” A revised critical areas study was prepared by Wetland Resources on 
December 15, 2015 (Exhibit 16). The Critical Area Study identified, delineated and 
rated the wetlands, and determined that they both meet the criteria for Category III 
wetlands per MICC 25.05.080(A)(2). Category III wetlands require a 75-foot buffer in 
accordance with MMC 20.05.080(D)(3). Permanent metal or wood signage is 
required to be installed to demarcate the outer perimeter of the buffers for Wetlands 
A and B. The required signage shall comply with the standards in MMC 
20.05.070(D). Additionally, the applicant shall delineate Tract 994 (Wetland “B”) with 
permanent split rail fencing, as detailed in Exhibit 3, Sheet L-6. A condition of 
preliminary plat/PRD approval has been added that requires the applicant to show 
the split rail fencing on the landscape plans, civil plans, and final plat map. 

A corner of the required 75-foot buffer for Wetland “A” encroaches onto the northern 
portion of proposed lots 2, 3, 4, 5, and 6, as well as the northwestern corner of lot 22 
(Exhibits 3 and 16). Tract 995 is intended to preserve the wetland buffer on 
proposed lot 22. No direct impacts to Wetland A’s on-site buffer are proposed. All of 
Wetland “B” and its buffer is situated on the subject site and proposed to be placed 
into Tract 994. No direct impacts are proposed to Wetland B. However, impacts to 
the buffer are proposed To accommodate the required width for a proposed access 
road (“Road D”), 6,750 square feet of the buffer for Wetland B will be affected. The 
critical areas study includes recommendations for the mitigation, monitoring, and 
maintenance of 6,832 square feet of Wetland B’s buffer (Exhibit 16). The mitigation 
plan has been designed to preserve high quality buffer areas and provide 
enhancement to degraded buffer areas. The proposed mitigation will result in an 
overall improvement in critical area buffer functions throughout the site as compared 
with current conditions and standard buffers. The project will not impact off-site 
critical areas. 

MMC 20.05.050(B) identifies exemptions from the regulations in MMC 20.05 – 
Critical Areas, provided the proposed development is “consistent with the provisions 
of other local, state, and federal laws and requirements.” Pursuant to MMC 
20.05.050(B)(3)(a), the following is exempt from the requirements of MMC 20.05: 

Operation, maintenance or repair of existing structures, infrastructure improvements, 
existing utilities, public or private roads, dikes, levees, or drainage systems, 
including routine vegetation management activities when performed in accordance 
with approved best management practices, if the activity does not increase risk to 
life or property as a result of the proposed operation, maintenance or repair. 

Therefore, the construction of the proposed “Road D” right-of-way in the wetland 
buffer is exempt from the critical areas regulations in MMC 20.05, as are the 
frontage improvements required on 191st Avenue SE.  
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Development within the wetland buffer on proposed lot 65, however, is not exempt. 
Staff recommends that the Hearing Examiner recommend that the City Council grant 
a buffer reduction per MMC 20.05.080(F) for the proposal to allow for a smaller 
buffer on proposed lot 65. The critical areas study provides sufficient information 
needed to grant the buffer reduction per MMC 20.05.080(F)(1-5). A buffer reduction 
allows for a 25% reduction in the required minimum wetland buffer width. A Category 
III wetland buffer is 75 feet. A reduction decreases the buffer width to 56.25 foot. 
The wetland buffer would still encroach onto proposed lot 65. However, the buffer 
would coincide with the western side setback where structures are not allowed. 

The applicant shall implement the mitigation, monitoring, and maintenance plans 
recommended in the revised critical area study dated December 15, 2015. The 
Table below shows the impact and mitigation summary for this site. 
 

Impact Types Impact Area 
Required 

Replacement 
Ratio 

Proposed Mitigation 

Wetland B:  
Buffer Reduction on Lot 65 

Approximately 
4,000 sq. ft. 

1:1 Buffer 
Enhancement Ratio 

6,832 sq. ft. Buffer 
Enhancement (1.7:1 ratio) 

Wetland B:  
Buffer Impacts for Road and 
Frontage Improvements 

Approximately 
2,750 sq. ft. 

Exempt per 
20.05.050(B)(3)(a) 

Exempt per 
20.05.050(B)(3)(a) 

 
10. Utilities:  

A PRD developed under the existing R4 zoning district standards has sufficient 
capacity available in the City’s public water and sanitary sewer system to serve the 
proposed subdivision. All lots will connect to the City’s water and sewer system. 
Sanitary sewer and water lines will be constructed in the proposed public rights-of-way 
in accordance with the City’s Public Works Design and Construction Standards. The 
conceptual utilities plan is attached as Exhibit 12. 
 
Detention ponds are proposed for stormwater management and to mitigate run-off. 
The ponds were originally located in a tract adjacent to the north of the Sinclair Heights 
plat. In response to concerns voiced in comments submitted to the City, the detention 
ponds are now proposed to be situated off-site to the southwest of the subject site. 
The systems have been sized to meet the 2005 DOE stormwater flow control and 
water quality standards.  (Exhibits 13 and 17).  
 
As part of the civil plan review process, the applicant will install improvements to the 
stormwater system. Stormwater management will be designed to meet the 
requirements of the Department of Ecology Storm Water Management Manual for 
Western Washington (2005) as administered by the City Engineer. Any future 
permitted activities, such as building permits, will have to comply with the provisions of 
the Storm Water Management Manual in effect at the time of the vesting of the permit 
application. The manual currently in use is the 2014 update to the 2012 Department of 
Ecology Storm Water Management Manual for Western Washington. 
 

11. Streets and Traffic:  
Access to the subdivision is proposed via 191st Avenue SE. Internal access to 
individual lots will be provided by new public roads. As described above, the width of 
a proposed right-of-way will be either 41 feet or 52 feet. Both possible right-of-way 
configurations accommodate two 10-foot wide drive aisles, a 10-foot wide parking 
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lane, six-foot wide planter strips and five-foot wide sidewalks. A 52-foot wide right-of-
way will allow for planter strips and sidewalks on both sides. Rights-of-way with a 
proposed width of 41 feet will have a planter strip and side walk on one side only. 
These public road sections are not in conformance with City standards, but have 
been administratively approved by the City Engineer as allowed by the City’s Public 
Works and Design Construction Standards.  
 
The proponent shall dedicate right-of-way for streets as shown on the proposed 
preliminary plat map. Frontage improvements, including curb, gutter, sidewalk and 
street trees shall be provided for all streets within the subdivision. Frontage 
improvements along 191st Avenue SE include curb and gutter, a landscape strip with 
street trees, and a five (5) foot wide sidewalk along the entire length of the property 
frontage. Traffic control devices and street signs shall be installed prior to final plat 
approval, and all public roads within the subdivision shall be constructed in accordance 
with the City’s Public Works Design and Construction Standards and installed by the 
developer to the satisfaction of the City prior to final plat approval. 
  
Based on the Traffic Impact Study dated February 2015 (Exhibit 15), the 
development is anticipated to generate approximately 88 AM peak-hour trips and 
117 PM peak-hour trips. The level of service analysis shows that all of the study 
intersections in the TIA are anticipated to operate within acceptable level of service 
thresholds. 
 
Impacts to the City’s transportation system are also mitigated through the collection of 
traffic mitigation fees. In accordance with the City’s traffic impact mitigation fee 
program as established under MMC Chapter 20.12. Impact fees require a standard 
fee amount per dwelling unit as a condition of residential development within the 
City.  Traffic impact fees shall be paid in accordance with MMC Chapter 20.12 and 
shall be based on the amount in effect at the time of payment.  Frontage 
improvements and paving, including curb, gutter, sidewalk, and street trees shall be 
installed along all public streets within the subdivision in accordance with the City’s 
Public Works Design and Construction Standards. 
 

12. Park and Recreation Usable Open Space:  
The proposed subdivision proposes two private neighborhood parks within the 
development. Tract 997 (46,667 sq. ft.) will contain a play area along with an access 
trail that will connect to Road “A” (Exhibit 3, Sheet L-3). The second private park is 
proposed as Tract 998 (191,443 sq. ft.), which includes a hard surface walking trail 
and exercise stations (Exhibit 3, Sheet L-4). Maintenance of the park and recreation 
tracts (997 and 998) will be the responsibility of the homeowner’s association.  
 
Impacts to the City park and recreation system from the anticipated additional public 
park users will be mitigated. In accordance with the City’s park impact mitigation 
fees established under MMC Chapter 20.12, impact fees require a standard fee 
amount per dwelling unit as a condition of residential development within the city.  
Park impact fees shall be paid in accordance with MMC 20.10.  Park impact fees 
shall be based on the fee amount in effect at the time of payment.  

 
13. Schools:  

Impacts to the Monroe Public Schools and the Snohomish School District in the form 
of additional students are addressed through mitigation programs. The City of 
Monroe has adopted the Monroe School District 2012 - 2017 Capital Facilities Plan, 
and imposes impact fees for schools in accordance with the plan and MMC Chapter 
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20.07.  School mitigation fees require a standard fee amount per dwelling unit as a 
condition of residential development within the city. School impact fees are based on 
the amount in effect at the time of payment.  
 
RCW 58.17.110(2) requires the City to make a finding that the proposed subdivision 
assures “safe walking conditions for students who only walk to and from 
school”. Students will be bussed from the development to Park Place Middle School 
and Monroe High School by the Monroe School District. Most grade school students 
will be bussed to Chain Lake Elementary School. The public streets created within the 
subdivision include sidewalks on all sides of the street where residential lots front 
public roadways as well as a sidewalk along the property frontage adjacent to the east 
of 191st Avenue SE.  

 
14. Impact Fees and Capital Improvements:  

Development shall be subject to all applicable MMC requirements specifically 
including and without limitations, all applicable impact fees and capital improvement 
charges pursuant to MMC section or chapter 13.04.025, 13.08.272, 20.07, 20.10 
and 20.12. 

 
15. Preliminary Plat Expiration:   

Per MMC section 17.12.020(A), preliminary approval of a proposed plat shall be 
effective for a period not to exceed five years from the date of City Council approval, 
or concurrently with the expiration of the preliminary plat, whichever occurs earlier.   

 

E. CONCLUSIONS OF LAW 
 
1. The City of Monroe 2015-2035 Comprehensive Plan Future Plan Map designation 

for the site is “Low Density SFR”. The site’s existing zoning is R4, which is in 
compliance with the future land use designation adopted in the current 
Comprehensive Plan.  
 

2. The proposed subdivision and PRD, as conditioned herein, will be consistent with 
the pertinent development goals and policies outlined in the Monroe 2015-2035 
Comprehensive Plan. 
 

3. The proposed subdivision, as conditioned herein, will be consistent with the 
applicable land division requirements outlined in MMC Title 17, Subdivisions. 
 

4. The proposed subdivision, as conditioned herein, will be consistent with the pertinent 
development standards outlined in MMC Title 18, Planning and Zoning. 
 

5. The proposed subdivision, as conditioned herein, will make appropriate provisions 
for public use and interest, health, safety, and general welfare. 
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F. STAFF RECOMMENDATION 
Based on the Findings of Fact and Conclusions of Law detailed in the staff report, staff 
recommends that the Hearing Examiner recommend that the Monroe City Council 

APPROVE the Eaglemont IV Preliminary Plat and Planned Residential Development 
(project numbers 15-SDPL-0002 and 15-PRPL-0001), subject to the following conditions 
of preliminary approval. 
  
1. The applicant shall apply for all necessary permits, and submit construction plans to 

the City for review and approval prior to constructing plat improvements which 
include, but are not limited to, water, sewer, streets, and storm systems. 

  
2. The project shall implement all of the applicable recommendations contained in the 

geotechnical, critical areas, drainage, and traffic reports approved by the City 
(Exhibits 14, 16, 13, and 15, respectively) 

 
3. The proponent shall dedicate right-of-way for streets, as shown on the approved 

preliminary plat map and final plat map. Rights-of-way noted for dedication to the 
City on the plat map (Exhibit 3, Sheets 2 and 3) shall be dedicated prior to final plat 
approval.    

 
4. Frontage improvements, including curb, gutter, sidewalk, street trees, and traffic 

control devices shall be provided for all streets within the subdivision; shall be 
constructed in accordance with the City’s Public Works Design and Construction 
Standards; and are to be installed by the developer to the satisfaction of the City 
prior to final plat application.  

 
5. If the applicant wishes to bond for some of the plat improvements, the applicant shall 

submit a request to the City; but only after the design of plat improvements have 
been approved by the City Engineer. All financial securities shall be in place prior to 
final plat approval.  

 
6. Park, Traffic and School impact fees assessed in accordance with MMC Chapters 

20.07, 20.10 and 20.12 shall be required and paid at the rate in effect at the time of 
building permit issuance.  

 
7. The water system capital improvement charge, in accordance with MMC Section 

13.04.025, shall be required and paid prior to building permit issuance. 
 

8. The wastewater system capital improvement charge, in accordance with MMC 
Section 13.08.270, shall be required and paid prior to building permit issuance.  

 
9. Street trees shall be included in the street planter strips per the approved landscape 

plan. Tree type, spacing, quantity, and location shall be as determined by the City. 
Street trees shall be planted when a street frontage is fully owner occupied and as 
directed by the City of Monroe Parks Department. The City will coordinate tree 
plantings to the most favorable time of the year for plant survival. All street frontage 
landscaping/irrigation improvements shall be bonded until such time that housing 
construction is completed and bonded work may be completed without risk of 
construction damage.  

 
10. Irrigation is required for all street trees and newly planted vegetation within the right-

of-way and within Tracts (where applicable and required by the City). The applicant 
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shall submit an irrigation plan prior to construction for review and approval by the 
City.  

 
11. Mail routes, including mailbox types and locations, shall be approved by the 

Postmaster prior to construction.  
 
12. A note shall be added to the face of the plat that states:  

 
“This dedication includes conveyance of roads, tracts, utility and storm 
drainage infrastructure, and other areas of right-of-way intended for 
public use and/or any ownership as shown on or otherwise referenced by 
the plat.   The (INSERT NAME HERE) hereby waives all claims against 
the City of Monroe and/or any other governmental authority for damages 
which may occur to the adjacent land as a result of the construction, 
drainage, and maintenance of such facilities and improvements.” 

 
13. The applicant shall obtain a General Construction Stormwater NPDES Permit 

from the WA Department of Ecology (DOE) prior to beginning construction per 
MMC section 15.01.045.  

 
14. Permanent metal or wood signage shall demarcate the outer perimeter of the 

critical area buffers and shall comply with the standards in MMC 20.05.070(D).  
 

15. Tract 994 (Wetland “B”) shall be delineated with permanent split rail fencing, as 
detailed in Exhibit 3, Sheet L-6. The fencing must be shown on the landscaping 
plan, civil plans, and final plat map.  

 
16. Where applicable and required by the City, the applicant shall implement the 

mitigation measures, monitoring, and maintenance described in the critical area 
study (Exhibit 16).  

 
17. Where applicable and required by the City, the applicant shall implement the 

provisions and recommendations within the latest versions of any referenced 
reports, plans, or supporting documents made record as exhibits accompanying 
this Staff Report and Recommendation for the project or subsequent versions 
approved by the City.  

 
18. The applicant shall obtain all the necessary permits associated with the project 

from the City.   
 

19. The approved preliminary plat and PRD shall expire five years from the date of 
City Council approval. 
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Map data shown is the property of the City of Monroe & Snohomish County. 
Inaccuracies may exist and the City of Monroe & Snohomish County imply 
no warranties or guaranties regarding any aspect of data depiction. No real 
estate decisions are to be made using this map. Please contact the City of 
Monroe Planning and Permitting Department to verify the designation(s).

Official City of Monroe 2015 Zoning Map
This is to certify that this is the official zoning map referred to in the zoning ordinance 
of the city of Monroe, Washington.     

Adopted
(Signed Copy in City Records)

ZONING

OVERLAY ZONES
North Kelsey Planning Area (ORD 009/2010
North Kelsey Planned Dev Area (ORD 009/2010)
Downtown Planning Area (ORD 036/2008)

e
e

e

e
e

eAirport Overlay Zone (ORD. 026-2006)
AEO-SOB Boundary (ORD 029/2003)

BOUNDARIES
Southwest Study Area
Urban Growth Area
Monroe City Limits

ZONING DISTRICTS
(DC) - Downtown Commercial
(GC) - General Commercial
(MUNC) - Mixed Use Neighborhood Commercial
(MUC) - Mixed Use Commercial
(SC) - Service Commercial
(PO) - Professional Office
(GI) - General Industrial
(LI) - Light Industrial
(LOSA) - Limited Open Space-Airport
(LOS) - Limited Open Space
(PS) - Public Open Space
(MR6000) - Multi-Family Residential
(UR6000) - Urban Residential
(UR9600) - Urban Residential
(R4) - Residential 4 Dwellings Per Acre
(SR15000) - Suburban Residential
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City of Monroe 

806 West Main Street, Monroe, WA 98272   
Phone (360) 794-7400   Fax (360) 794-4007 

www.monroewa.gov 
 

 

 

                

NOTICE OF LAND USE APPLICATION 
              

 

NOTICE is hereby given that the City of Monroe has received an application for the following project. 

You are invited to comment on this proposed project.  A public hearing is required for this project and 

will be noticed separately.  

 

Project Name and File #:    Preliminary Plat & Planned Residential Development (PRD) for                          

Eaglemont Divisions IV-VIII 15-SDPL-0002, 15-PRPL- 0001 

Applicant:  Douglas Wrigley for Select Homes and Fred Ballinger 

Date of Application:  May 5, 2015 

Date of Completeness:  July 7, 2015 

Tax Parcel I.D. #’s: 28063600101100, 28063600102200, 28063600100900, 

28063600104100, 28063600104400, and 28063600105400  

  

PROJECT LOCATION: The project site is located at 13511 and 13401 191
st
 Ave. S.E. and 19319 136

th
 

Street S.E, Monroe and involves the six tax parcels listed.  The parcels are located in the Residential Four 

Dwellings per Acre (R-4) zoning district of the City of Monroe. The Comprehensive Plan designation for 

the project is Residential 2-5 dwellings per acre.  A portion of the project is in the Airport overlay zoning 

district and the North Area Community Plan. 

PROJECT DESCRIPTION:   The proposed project is to subdivide 28.32 acres into 118 residential lots 

in accordance with the City of Monroe Subdivision, Planned Residential Development, and Zoning Code 

standards found in Titles 17 and 18 of the Monroe Municipal Code.  

PERMITS:  Preliminary Subdivision, Preliminary Planned Residential Development (PRD), and 

Environmental Review permits are contained in the current application. Grading permit, utility permits, 

building permit and other construction related permits will be required. 

REQUIRED STUDIES:  Environmental Checklist, Traffic Impact Analysis, Geotechnical investigation 

and Technical Information and (Drainage) Report and a Wetland Narrative.  These documents are 

available for review Monday – Friday, 8:00 – 5:00 p.m. at Monroe City Hall, 806 W Main St., Monroe 

WA and online at www.monroewa.gov/eaglemont. 

PUBLIC COMMENT PROCEDURE:  Written comments on the proposal must be received no later 

than 5:00 pm, Tuesday, August 4, 2015 and can be submitted to Kim Shaw at kshaw@monroewa.gov or 

at 806 W Main St., Monroe WA 98272.  

STAFF CONTACT: David Osaki, Community Development Director, (360) 863- 4544/ 

dosaki@monroewa.gov 

A decision will be made within 120 days of the date of the letter of completeness excluding time periods 

as described in MMC 21.50.110. 

 

Posted / Mailed:  July 21, 2015          Published: July 21, 2015 
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NOTICE OF PUBLIC HEARING 
NOTICE is hereby given that a PUBLIC HEARING is scheduled to be held Thursday, February 
16, 2017 at 9:00 a.m. by the City of Monroe Hearing Examiner in the Council Chambers at City 
Hall, 806 West Main Street, Monroe, WA on the proposed PRELIMINARY PLAT & PLANNED 
RESIDENTIAL DEVELOPMENT (PRD) FOR EAGLEMONT DIVISION IV. 

Project Name & File:   Preliminary Plat and Preliminary PRD for Eaglemont Division IV 
(PLPRD2015-02)  

Applicant: MainVue WA, LLC 11100 Main St., Suite 100 Bellevue, WA 98004  

PROJECT LOCATION: The site is located at 13511 and 13401 191st Avenue, S.E., Monroe, Washington, 
98272, in a portion of the NE ¼ of Section 36, Township 28 N., and Range 06 E. W.M. Snohomish County 
Tax Parcel Number(s): 28063600101100, 28063600104400, 28063600100900, 28063600104100, 
28063600102200, and 01141900020100. 

PROJECT DESCRIPTION: The applicant, MainVue WA, LLC, has submitted a preliminary plat/planned 
residential development (PRD) application to subdivide 27.75 acres into 115 single family residential building 
lots. The project is located in the R4 (Residential 4 Units per Acre) zone. The Comprehensive Plan Designation 
for the property is Low Density Single Family Residence (Low Density SFR).  All development standards, 
including required street improvements and associated clearing and grading of the site and installation 
of all utilities (sewer, water, storm, power, gas, telephone, cable and telecommunications etc.) have 
been reviewed against applicable sections of the Monroe Municipal Code (MMC). The subdivision will be 
processed in accordance with standards found in MMC Titles 17 (Subdivisions) and 18 (Planning and Zoning). 
The proposed project contains one off-site Category III wetland (“Wetland A”) with approximately 626 square 
feet of required buffer that lies on the site. No direct impacts to Wetland A’s on-site buffer will occur. There 
is also one on-site Category III wetland (“Wetland B”). No direct impacts are proposed to Wetland B; only 
impacts to the buffer are proposed. The mitigation plan has been designed to preserve high quality buffer 
areas and provide enhancement to degraded buffer areas. The proposed mitigation will result in an overall 
improvement in critical area buffer functions throughout the site as compared with current conditions and 
standard buffers. The project will not impact off-site critical areas. The applicant is proposing to locate two 
stormwater detention ponds on off-site property adjacent to southwest corner of the project site. A previous 
version of the plat proposed that the detention ponds be located in Tract 999 within the plat.  

PUBLIC HEARING COMMENTING PROCEDURE: Anyone wishing to comment on the above items or provide 
other relevant information may do so in writing or appear in person before the Hearing Examiner at the 
time and place of said public hearing. The Hearing Examiner is required to issue a recommendation on 
this project pursuant to MMC 21.50.030(D). The Hearing Examiner’s recommendation shall be forwarded 
to the City Council within 14 days of the recommendation being issued. 

PUBLIC REVIEW OF DOCUMENTS: The file is available for review during regular business hours, 8:00 
a.m. – 5:00 p.m., Monday - Friday at Monroe City Hall, 806 W Main St., Monroe WA. You can contact 
Kim Shaw @ (360) 863-4532 or kshaw@monroewa.gov or on the city’s website at: 
www.monroewa.gov/eaglemont. 

STAFF CONTACT:  Brad Feilberg, Public Works Director @ (360) 863-4540 or bfeilberg@monroewa.gov 

PUBLISHED/ POSTED/MAILED: January 31, 2017 

City of Monroe 
806 West Main Street, Monroe, WA 98272 

Phone (360) 794-7400   Fax (360) 794-4007 
www.monroewa.gov 
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DETERMINATION OF NON-SIGNIFICANCE (DNS) 

Local File Number: SEPA 2015-05

Name of Proposal: Eaglemont 4 Preliminary Plat and Planned Residential Development (PRD)

Description Of Proposal: The applicant, MainVue WA, LLC, has submitted a preliminary plat/planned
residential development (PRD) application to subdivide 27.75 acres into 115 single family residential
building lots. The project is located in the R4 (Residential 4 Units per Acre) zone. The Comprehensive
Plan Designation for the property is Low Density Single Family Residence (Low Density SFR).  All
development standards, including required street improvements and associated clearing and grading
of the site and installation of all utilities (sewer, water, storm, power, gas, telephone, cable and
telecommunications etc.) have been reviewed against applicable sections of the Monroe Municipal
Code (MMC). The subdivision will be processed in accordance with standards found in MMC Titles 17
(Subdivisions) and 18 (Planning and Zoning). The proposed project contains one off-site Category III
wetland (“Wetland A”) with approximately 626 square feet of required buffer that lies on the site. No direct
impacts to Wetland A’s on-site buffer will occur. There is also one on-site Category III wetland (“Wetland 
B”). No direct impacts are proposed to Wetland B; only impacts to the buffer are proposed. The mitigation
plan has been designed to preserve high quality buffer areas and provide enhancement to degraded
buffer areas. The proposed mitigation will result in an overall improvement in critical area buffer functions
throughout the site as compared with current conditions and standard buffers. The project will not impact
off-site critical areas. The applicant is proposing to locate two stormwater detention ponds on off-site
property adjacent to southwest corner of the project site. A previous version of the plat proposed that the
detention ponds be located in Tract 999 within the plat. This SEPA threshold determination takes into
consideration the potential impacts of the newly proposed detention pond location.

Proponent:  MainVue WA, LLC
11100 Main Street, Suite 100
Bellevue, WA 98004

Location Of Proposal: The site is located at 13511 and 13401 191st Avenue, S.E., Monroe,
Washington, 98272, in a portion of the NE ¼ of Section 36, Township 28 N., and Range 06 E. W.M.
Snohomish County Tax Parcel Number(s): 28063600101100, 28063600104400, 28063600100900,
28063600104100, 28063600102200, and 01141900020100.

Lead Agency: City of Monroe

Threshold Determination: The lead agency for this proposal has determined that it does not have a
probable significant adverse impact on the environment. An environmental impact statement (EIS) IS
NOT required under RCW 43.21C.030(2)(c). This decision was made after review of a completed
environmental checklist and other information on file with the lead agency. This information is
available to the public for review upon request at Monroe City Hall, 806 West Main Street, Monroe,
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WA 98272 between the hours of 8:00 a.m. and 5:00 p.m., Monday through Friday, excluding holidays.
The information is also available for view online at www.monroewa.gov/eaglemontIV.    

☐ There is no comment period for this DNS.

☐ This DNS is issued after using the optional DNS process in WAC 197-11-355. There is no further

comment period on the DNS.

☒ This DNS is issued under WAC 197-11-340(2); the lead agency will not act on this proposal for 14

days from the date below. Comments must be submitted by February 7, 2017.

Responsible Official: Brad Feilberg
SEPA Responsible Official
(360) 863-4540
Monroe City Hall
806 West Main Street
Monroe, WA 98272
bfeilberg@monroewa.gov

Date: January 20, 2017 Signature: _____________

Date of Determination: January 20, 2017

Date of Issuance: January 24, 2017

Deadline for Submitting Comments: No later than 5:00 p.m. on February 7, 2017

Deadline for Appeals: No later than 5:00 p.m. on February 14, 2017

Appeals: You may appeal this determination to the City of Monroe Hearing Examiner at Monroe City
Hall, which is located at 806 West Main Street, Monroe, WA 98272, no later than 5:00 p.m. on February
14, 2017. You should be prepared to make specific factual objections; and you shall set forth the specific
reason, rationale, and/or basis for the appeal. Appeals must be made in person on City appeal forms,
which are available through the Community Development Department at Monroe City Hall. Appeals must
be filed in original form in accordance with MMC Chapter 21.60. Payment of the appeal fee, as specified
in the city’s fee resolution, shall occur at the time the appeal is filed. Please contact Kim Shaw, Land Use
Permit Supervisor, by email at KShaw@monroewa.gov or by phone at (360) 863-4532 to read or ask
about the procedures for SEPA appeals.

Staff Contact: Questions about the proposal may be directed to Brad Feilberg, Public Works Director,
Public Works Department, at bfeilberg@monroewa.gov or (360) 863-4540.
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From: David Osaki
To: Kim Shaw; Christina LaVelle
Cc: Mike Farrell; Brad Feilberg; Scott Peterson; Rick Karns
Subject: FW: Eaglemont Estates
Date: Wednesday, July 22, 2015 12:05:57 PM
Attachments: image002.png
Importance: High

Same comment; different proposal.

Comment for the file and for the person to be placed on the interested persons list.

From: Swan, Sharon [mailto:sharon.swan@co.snohomish.wa.us] 
Sent: Wednesday, July 22, 2015 10:35 AM
To: David Osaki
Cc: Gausman, Hal
Subject: Eaglemont Estates

Good morning David –

Thank you for the opportunity to comment on this project.  If you would please make sure that as
 part of the review process the applicant is made aware of the fact that the project area is often
 affected by traffic and noise associated with events at the Evergreen State Fairgrounds.  They may
 wish to make adjustments to their design based on this, or simply understand that it may affect
 their development. 

Thank you -

Sharon Swan, CPSS, CESCL
Principal Park Planner
Snohomish County Parks & Recreation
6705 Puget Park Drive, Snohomish WA  98296
425-388-6616/ FAX: 425-388-6645 
sharon.swan@snoco.org

NOTICE:  All emails, and attachments, sent to and from Snohomish County are public records and may be subject to disclosure pursuant to
 the Public Records Act (RCW 42.56)
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From: Bob Jackson
To: Kim Shaw
Subject: Eaglemont and Skyview Ridge comments
Date: Monday, July 27, 2015 8:57:48 PM

Hello,
I noticed the sign postings for development application on properties
adjacent to 191st Ave SE.   Developments named Skyview Ridge and Eaglemont.

I live on 191st in the impacted area and have several comments and
questions.

1) Is it required that the zoning be changed from the existing R4 to
Residential 2-5 dwellings per acre?  Why cant lots be divided within the
current zoning and density?
2) Addition of this many homes to this area will be a substantial
change from the existing density.    Does the city have plans, or will
the city require the developer to address egress routes to 191st Ave SE?
3) It should be noted that ALL access to homes along Ranier View Road,
Trombly Hill development, homes on or adjacent to 191st Ave SE and El
Bello Paseo have egress only through the intersection of Rainer View
Road and Chain Lake Road.
4) The combined total for these developments is apparently 160 building
lots.    This will place a substantial burden on the existing road
infrastructure.  In the past, Ranier View Road has been closed due to
emergency response which resulting in complete blockage of the above
stated communities.
5) Does the city have plans to re-open the lower portion of 191st (
close to Walmart) to provide auxiliary egress?
6) Does the city have plans, or will the city require the developer to
install sewer, gas and utility service the full length of 191st Ave SE?

Sincerely,
Robert Jackson
Property owner
13328 191st Ave SE
Monroe, WA 98272
(425) 481-9466  mobile
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I'm a property owner on 191st Ave SE, Monroe, Wa.

I have concerns about the safety and traffic impact the Eaglemont Divisions IV-
VIII and Skyview Ridge subdivisions are going to have on the area.  

My concerns stem from an incident a number of years ago when there was a fire 
in one of the first houses on Rainer View off of Chain Lake Road.  The fire 
department blocked the road not allowing residents to enter or leave the 
subdivision until the fire was controlled.  At that time the Fire Marshall had stated 
there should not be additional development until an alternative exit was 
established for the homes on Rainer View, 191st Ave, and the Trombley Hill 
development.

With the new Eaglemont and Skyview Ridge developments there will be 150+ 
homes added to the area that is still only served by a single access point.

I recently talked with the city about my concerns and I was told there would be an 
access road exiting on Chain Lake Rd near the Brown Rd. The gentlemen told 
me it wouldn't be convenient for me to use that access. As I see it, the people 
living in the Eaglemont Subdivision wouldn't find it convenient either, if they were 
headed towards Monroe.  Shortly after I had that conversation with the city 
official, signs were posted at the entrance off Chain Lake Rd saying “no outlet” 
and another at the entrance to Eaglemont I, II, and III saying “Dead End”.  Which 
increases my concern that this problem is not being addressed.

I also ask this same official about the second access that has been unfinished 
since the Rainier View development was completed, the one recommended by 
the Fire Marshall. I was told it was incomplete because the builder went 
bankrupt.

My concern remains, that if something should occur on Rainier View between 
Chain Lake and 191st (or in the new development), it is going to inconvenience a 
lot of families, should we need the fire department or an aide car. 

Maybe a solution would be to reopen 191st all the way down the hill to join with 
either Galaxy Way or with N Kelsey Street at the roundabout. 

Betty Cavner
13508 191st Ave SE
Monroe, Wa 98272
360-794-7240

City of Monroe,  August 4, 2015 
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August 7, 2015 

Kim Shaw 

City of Monroe Community Development 

806 West Main Street 

Monroe, WA 98272 

RE: Ecology Review of Eaglemont Divisions IV-VIII Planned Residential Development 

Project File #s: 15-SDPL-0002 and 15-PRPL-0001 

Dear Ms. Shaw: 

The Washington State Department of Ecology (Ecology) has reviewed information on the 

proposed Eaglemont Divisions IV-VIII planned residential development (PRD) project.  As the 

Ecology Wetland Specialist responsible for Snohomish County, I wish to have the following 

comments entered into the record.  The project submittal provided to Ecology included a notice 

of land use application, preliminary plat maps, SEPA environmental checklist, a wetland 

narrative by Land Resolutions, LLC, and a critical area study by Wetland Resources, Inc.   

This 28.32-acre property consists of six parcels (28063600101100, 28063600102200, 

28063600100900, 28063600104100, 28063600104400, and 28063600105400).  This property is 

located at 13511 and 13401 191
st
 Avenue SE, and 19319 136

th
 Street SE in Monroe,

Washington.  The proposed action involves subdividing the property into 118 single-family 

residential lots.  This will also require construction of roads, utility lines, storm water facilities, 

and associated structures. 

The critical area study indicates there is an off-site wetland (Wetland A) located northwest of 

Division IV and an on-site wetland (Wetland B) located in the northeast corner of Division VIII.  

Both are Category III wetlands and according to City of Monroe municipal code (Chapter 

20.05.080(D) they require 75-foot buffers.   

Wetland A is located within the immediately adjacent Skyview Ridge PRD (Project File # 15-

PLPR-002) so the Eaglemont PRD will encroach 609 square feet into its buffer.  Although buffer 

encroachment will occur in Wetland A, the Eaglemont PRD offers no mitigation for this impact.  

The preliminary plat map and wetland narrative by Land Resolutions only shows a 50-foot buffer 

around Wetland B so this conflicts with the critical area study.  The design of the roadway and 

amount of buffer averaging for Wetland B needs to be revised to show a 75-foot buffer.   

STATE OF WASHINGTON 

DEPARTMENT OF ECOLOGY 
Northwest Regional Office  3190 160th SE Bellevue, Washington 98008-5452 (425) 649-7000 
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Kim Shaw 

August 7, 2015 

Page 2 

 

If the site design changes and direct impacts occur to Wetland B, then Ecology would regulate 

this as a water of the state subject to the applicable requirements of state law (see RCW 90.48 

and WAC 173.201A) and Section 401 of the Clean Water Act (33 USC §1341) and 40 CFR 

Section 121.2.  The applicant shall obtain all necessary state and federal authorizations for 

wetland impacts prior to beginning any ground disturbing activities or vegetation removal.  

If you have any questions or would like to discuss my comments, please give me a call at (425) 

649-7199 or send an email to Doug.Gresham@ecy.wa.gov.  

 

Sincerely, 

 
Doug Gresham, PWS 

Wetland Specialist 

Shorelands and Environmental Assistance Program 

DEG:awp 

e-cc: Paul Anderson, Ecology  
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Stephanie Johnson

From: David Osaki

Sent: Tuesday, November 01, 2016 4:22 PM

To: Kim Shaw; Stephanie Johnson

Cc: Kristi Kyle; Scott Peterson; Mark Neumann; Rick Karns; Brad Feilberg; Dale Olson; Gene 

Brazel

Subject: FW: Eaglemont 4 proposal

Kim, Stephanie, 

Same as the prior email.  To be forwarded to applicant. 

From: Thomas Minnick [mailto:t.minnick@comcast.net] 

Sent: Tuesday, November 01, 2016 4:11 PM 

To: David Osaki <DOsaki@monroewa.gov> 

Subject: Eaglemont 4 proposal 

Dave Osaki 
Community Development Director 
City of Monroe 

Dear Mr. Osaki, 

We are writing to express our concerns about several elements of the proposed Preliminary Plat for 
the Eaglemont 4 development.   We are residents of the Sinclair Heights neighborhood, and as such 
would be immediately impacted by the project.   In fact, our property adjoins the southern boundary of 
the proposed plat.   We are deeply concerned about the drainage elements of the plan as presently 
proposed.  Here are our concerns: 

• The location of the 2 immense retention ponds.  These ponds are proposed to be located
directly uphill from our house.  In fact, one of the large ponds (containing more than one million
gallons of stormwater!) would be located approximately 60’ from our back door.  This huge
pond would be located only 10’ from our property line right on the precipice of a steep (40
degrees +) and already unstable slope that drops steeply onto our back yard.  This is a
dangerous place to locate the pond and would put us at great risk should the pond overflow or
be structurally compromised.

• The location of drainage pipes through which the stormwater would pass.  The
developers apparently plan to direct water from those ponds in 3 directions.  (1) Down our
slope and into the present Sinclair Heights system.  This system is already beyond capacity,
leaving our yard (& our neighbors’ yards) flooded and spongy most of the year.  (2)  Through a
proposed new pipe traveling along our western property line and into some new not-yet-built
system.  Absolutely not.  There is already too much drainage running across our
property.   (3.)  West bound, across the top of a steep slope (40+ percent grade) of my
neighbor’s property.  This is a slope that is so steep, they already have trouble keeping soil &
groundcover on it.    None of these plans are safe… or an acceptable plan for discharging the
huge amount of runoff anticipated by a development of this size.
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• Finally, we are stunned that this project has received a Determination of Non-Significance 
for environmental issues.   The developers propose to excavate & move hundreds of 
thousands of cubic feet of soil, place retention ponds containing more than 2 million gallons of 
water at the precipice of steep, unstable slopes, and excavate the edge of those slopes to 
install drainage pipes.  How can that scope of work possibly fail to impact the 
environment?   This DNS should be rescinded and the developers must adjust their plans to 
prevent these dangerous circumstances from occurring. 
 

Absent these revisions, we will definitely proceed with an appeal of the DNS ruling.  
 
Thank you. 
 

- Thomas & Cheryl Minnick 
13789 – 194th Dr. SE 
Monroe, WA   98272    

 
Please direct any response to this email address or our mailing address:   
14751 N. Kelsey St.     Suite 105  #352     Monroe, WA   98272 
 

EXHIBIT A 
Page 103 of 458

Resolution No. 008/2017 
AB17-051



1

Stephanie Johnson

From: David Osaki

Sent: Tuesday, November 01, 2016 11:32 AM

To: Kim Shaw; Stephanie Johnson

Cc: Kristi Kyle; Mark Neumann; Scott Peterson; Rick Karns; Brad Feilberg; Dale Olson

Subject: FW: Preliminary Plat of Eaglemont IV_Community Feedback

Kim, Stephanie, 

Please print the email below for the file and save the email in a location where it can be accessed for the 

future hearing examiner hearing packet. 

The comment period on the SEPA determination concludes today. 

At the end of today, compile all of the comments (as there may be more) and then have them sent to the staff 

I identified in my earlier email. 

Thanks. 

From: Dirk Noel [mailto:dirksnoel@hotmail.com]  

Sent: Tuesday, November 01, 2016 10:47 AM 

To: David Osaki <DOsaki@monroewa.gov> 

Subject: Preliminary Plat of Eaglemont IV_Community Feedback 

Dirk and Janan Noel 

13799 194th DR SE 

Monroe, WA. 98272 

David Osaki, AICP 

Community Development Director 

Planning and Permitting Dept. 

City of Monroe 

806 West Main St. 
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Monroe, WA.  98272 

  

RE: Preliminary Plat of Eaglemont 4 DNS findings of 16 October 2015 

  

Dear Mr. Oasaki, 

 

In reviewing the planning materials for Eaglemont 4 I find the location and geometry of the 

stormwater ponds (1 &2) concerning.  I am worried the change in the landscape, along with the 

weight and the forces that it could have on the hillside may cause to be unstable over time. As you 

may know, we have a large water table the flows down from Spring Hill. Having lived in Sinclair 

Heights for 11 years and as an original owner many of us along the north sides of 193rd, 194th and 

195th and along Rainier View extending eastward to Chain Lake continue to have hydrology issues 

during heavy rains and even worse during extreme weather events. I am worried this will only add to 

our issues along 194th and 195th. The plan called for an 18” pipe from the ponds to be connected to a 

supposed existing 18” Dry Iron pipe down to 193rd. That needs to be verified and if that 18” pipe does 

exist it is not large enough to handle the current water load as things are now.  I am also concerned 

that the water and weight of two ponds behind me and several neighbors houses. I did not see any 

emergent spillway relief if excessive pond filling or earthquake should occur. If that pond(s) were to 

rupture my and several other houses would be severely damaged or destroyed creating a possible 

mass casualty event. I ask the city and developers reconsider moving the ponds or at least one of 

them to handle the water load with a redundant backup  to ensure no catastrophic failure could 

occur.  

 

 In addition the homes of not just Eaglemont 4 but the additional  developments planned through 

2020 bring in an excessive amount of Traffic with only one way of travel through Rainier View Drive. I 

know there was a north entrance access point through Eaglemont that connects to Chain Lake but no 

one except those who live close to that access will use it as the community layout lends itself to no 

better than a mouse maze. This causes an increased safety risk with the additional vehicles. We also 

have an already well-known speeding issue through our neighborhood and in the event of an accident 

this leaves EMS crews and Police to have limited options for access. I urge the city to strongly 

reconsider priorities and move up the development of 191st to be completed. I know the grant for 

191st design was not approved but not having this access puts all of us currently and the 

additional 400 plus families at risk.  
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Kind regards, 

  

Dirk and Janan Noel 
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Stephanie Johnson

From: David Osaki

Sent: Tuesday, November 01, 2016 4:19 PM

To: Stephanie Johnson; Kim Shaw

Cc: Kristi Kyle; Scott Peterson; Mark Neumann; Rick Karns; Brad Feilberg

Subject: FW: Opposition to Eaglemont 4 Development Proposal

Kim, Stephanie 

Please forward to the applicant along with the other correspondence received today. 

Thanks. 

-----Original Message----- 

From: David Seibert [mailto:david.w.seibert@live.com]  

Sent: Tuesday, November 01, 2016 4:03 PM 

To: David Osaki <DOsaki@monroewa.gov> 

Cc: Tom Minick <t.minnick@comcast.net> 

Subject: Opposition to Eaglemont 4 Development Proposal 

Mr. Osaki, Monroe Community Development Director, I wish to formally register my opposition to the development 

plans for Eaglemont 4.  Both the water run-off plans and the location of the 2 proposed pools are unacceptable. The 

existing drainage has not worked since my family moved in (we are original homeowners).  We have complained to both 

the developer and the city on numerous occasions. During some winter seasons we have stabbing water for days on 

end. The year before last 75% of the grass in our backyard did not survive and we had to replant.   It is not logical To add 

more water into the already inadequate system.   

Set back 15 feet from my house is a 12 foot retaining wall that then goes up a 45% grade 30 feet to my neighbors house 

up on the hill behind my lot #44.  Placing 2 pools containing in excess of a million gallons of water is not a welcome plan. 

If that pool becomes compromised and gives that water would undoubtedly wash my house away and more than likely 

jeopardize the lives of anyone home at the time. Last year a 500 gallon swimming pool broke down and dumped all of its 

water into my backyard. It literally threw 30 pound blocks off the hill and into my house.  I have pictures if you're 

interested.  

Thank you for taking our concerns into account and please ask the developer to look at other alternatives and to 

possibly drain the water in a different direction such as out towards Chain Lake Road.  

Sent from my iPad 
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From: Christina LaVelle
To: David Osaki; Mark Neumann; Brad Feilberg; Scott Peterson; Kim Shaw; Mike Fitzgerald eMail
Subject: FW: Notice of Application for Eaglemont Estates Div. IV-VIII- Preliminary Plat & PRD
Date: Monday, July 27, 2015 6:39:20 PM

FYI

Tina

From: Ryan, Faye [mailto:faye.ryan@pse.com] 
Sent: Monday, July 27, 2015 6:38 PM
To: Christina LaVelle; separegister@ecy.wa.gov; Philip Spirito; lanthony@sno-isle.org; justin.fontes@ftr.com;
 rfreedma@wm.com; WSmith3@republicservices.com; Matulich, David B; Warrick, John;
 crenderlein@snopud.com; kate.tourtellot@commtrans.org; Neilwheeler@comcast.net;
 Eileen.lefebvre@providence.org; nwalker@valleygeneral.org; Ralph Yingling;
 gretchen.kaehler@dahp.wa.gov; sharon.swan@snoco.org; Diane.Rolph@co.snohomish.wa.us;
 equestions@shd.snohomish.wa.gov; Clarissa.barrett@snoco.org; Mike Fitzgerald eMail;
 Maria.Schmidt@snoco.org; K.KERWIN@Snoco.org; stevev@pscleanair.org; SEPA@pscleanair.org;
 marsha.engle@psp.wa.gov; imiller@psrc.org; eip@parks.wa.gov; sposner@utc.wa.gov;
 kmclain@agr.wa.gov; ike.nwanko@commerce.wa.gov; anthony.boscolo@commerce.wa.gov;
 reviewteam@commerce.wa.gov; Robert.Zeigler@dfw.wa.gov; SEPADESK@DFW.WA.GOV;
 efheinitz@doc1.wa.gov; marksoltman@doh.wa.gov; Kelly.Cooper@doh.wa.gov; Terri.Sinclair-
Olson@dshs.wa.gov; timmerc@wsdot.wa.gov; sepacenter@dnr.wa.gov; ramin.pazooki@wsdot.wa.gov;
 randy.kline@parks.wa.gov; Somers.elaine@Epamail.epa.gov; epa-seattle@epa.gov;
 erin.l.legge@usace.army.mil; Jennifer.coleson@wa.usda.gov; kate.hawe@noaa.gov; Stan.Allison@faa.gov;
 mark.eberlein@fema.dhs.gov; jjoseph@sauk-suiattle.com; njoseph@sauk-suiattle.com; kjoseph@sauk-
suiattle.com; ryoung@tulaliptribes-nsn.gov; kfinley@tulaliptribes-nsn.gov; pstevenson@stillaguamish.com;
 sposner@utc.wa.gov; richard.wagner@bnsf.com; newstips@heraldnet.com; mmuscari@esassoc.com;
 kristin@futurewise.org; info@PPTValley.org; Tom.Laufmann@sno.wednet.edu; lpelly@tu.org;
 rooseveltwater@frontier.com; STAFF@HIGHLANDWATERDISTRICT.COM; BEWOOD@SNOPUD.COM
Cc: Kim Shaw
Subject: RE: Notice of Application for Eaglemont Estates Div. IV-VIII- Preliminary Plat & PRD

Christine,
Select Homes executed a Consent for Use agreement with PSE that was recorded under Snohomish
 County Auditor’s File No. 201507080532.  PSE has some restrictions outlined in that document for uses
 of our 100 foot wide electric transmission easement. Also, the approval was based on a certain date of
 plans. If plans are changed within the easement area, please notify Puget Sound Energy. 

Faye Ryan, SR/WA
Senior Real Estate Representative
Northern Region

Puget Sound Energy
Right-of-Way Department
1660 Park Lane
Burlington, WA  98233

Easement ?s   
 http://pse.com/accountsandservices/YourProperty/Pages/Easements.aspx

faye.ryan@pse.com
360-766-5455  (ofc)
360-628-2864  (cell)
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From: Christina LaVelle [mailto:CLaVelle@monroewa.gov] 
Sent: Monday, July 20, 2015 4:37 PM
To: separegister@ecy.wa.gov; Philip Spirito; lanthony@sno-isle.org; justin.fontes@ftr.com;
 rfreedma@wm.com; WSmith3@republicservices.com; Ryan, Faye; Matulich, David B; Warrick, John;
 crenderlein@snopud.com; kate.tourtellot@commtrans.org; Neilwheeler@comcast.net;
 Eileen.lefebvre@providence.org; nwalker@valleygeneral.org; Ralph Yingling;
 gretchen.kaehler@dahp.wa.gov; sharon.swan@snoco.org; Diane.Rolph@co.snohomish.wa.us;
 equestions@shd.snohomish.wa.gov; Clarissa.barrett@snoco.org; Mike Fitzgerald eMail;
 Maria.Schmidt@snoco.org; K.KERWIN@Snoco.org; stevev@pscleanair.org; SEPA@pscleanair.org;
 marsha.engle@psp.wa.gov; imiller@psrc.org; eip@parks.wa.gov; sposner@utc.wa.gov;
 kmclain@agr.wa.gov; ike.nwanko@commerce.wa.gov; anthony.boscolo@commerce.wa.gov;
 reviewteam@commerce.wa.gov; Robert.Zeigler@dfw.wa.gov; SEPADESK@DFW.WA.GOV;
 efheinitz@doc1.wa.gov; marksoltman@doh.wa.gov; Kelly.Cooper@doh.wa.gov; Terri.Sinclair-
Olson@dshs.wa.gov; timmerc@wsdot.wa.gov; sepacenter@dnr.wa.gov; ramin.pazooki@wsdot.wa.gov;
 randy.kline@parks.wa.gov; Somers.elaine@Epamail.epa.gov; epa-seattle@epa.gov;
 erin.l.legge@usace.army.mil; Jennifer.coleson@wa.usda.gov; kate.hawe@noaa.gov; Stan.Allison@faa.gov;
 mark.eberlein@fema.dhs.gov; jjoseph@sauk-suiattle.com; njoseph@sauk-suiattle.com; kjoseph@sauk-
suiattle.com; ryoung@tulaliptribes-nsn.gov; kfinley@tulaliptribes-nsn.gov; pstevenson@stillaguamish.com;
 sposner@utc.wa.gov; richard.wagner@bnsf.com; newstips@heraldnet.com; mmuscari@esassoc.com;
 kristin@futurewise.org; info@PPTValley.org; Tom.Laufmann@sno.wednet.edu; lpelly@tu.org;
 rooseveltwater@frontier.com; STAFF@HIGHLANDWATERDISTRICT.COM; BEWOOD@SNOPUD.COM
Cc: Kim Shaw
Subject: Notice of Application for Eaglemont Estates Div. IV-VIII- Preliminary Plat & PRD
 
Dear Interested Parties and Agencies,
 
Attached please find a Notice of Application, Vicinity Map, and Environmental Checklist for the
 Eaglemont Estates Divisions IV-VIII Preliminary Subdivision and Planned Residential Development (PRD)

 (file #’s: 15-SDPL-0002, 15-PRPL-0001). The project site is located 13511 and 13401 191st Ave. S.E. and

 19319 136th Street S.E. Monroe, WA, 98272. The lead contact for this project is David Osaki, Community
 Development Director, and he may be contacted by phone at (360) 863- 4544 or via email at
 dosaki@monroewa.gov. This and any additional information on this project may be found at the City of
 Monroe website at http://www.monroewa.gov/eaglemont.
 
Thank You,
Tina
 
 

Tina LaVelle
Planning Technician
PH  360.863.4533
Email clavelle@monroewa.gov
www.monroewa.gov
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PRELIMINARY PLAT OF EAGLEMONT 4

LAWN IN ALL LANDSCAPE STRIPS, TYPICAL.

HATCH NOT SHOWN. CONTRACTOR TO

CALCULATE QUANTITIES OF SOIL AND LAWN

NO STREET TREES WITHIN

POWER LINE EASEMENT

STREET TREE LOCATIONS

ADJUSTED TO AVOID UTILITY

CONFLICTS

SPLIT RAIL FENCE.

SEE DETAIL THIS SET

PROVIDE ROOT BARRIER FOR ALL STREET TREES AND TREES

PLANTED WITHIN EIGHT FEET OF PUBLIC WALKWAYS.

'DEEP ROOT' ROOT BARRIER OR APPROVED EQUAL. ROOT

BARRIER IS TO BE SIXTEEN FEET IN LENGTH ADJACENT TO

PROPOSED CURB AND SIDEWALK WITH STREET TREE CENTERED

ALONG THIS LENGTH. ROOT BARRIER IS TO BE INSTALLED

ADJACENT TO ANY FIRE HYDRANT, WATER METER OR DRIVEWAY

APPROACH IF WITHIN EIGHT FEET OF A STREET TREE

       EXHIBIT 11
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  D) PLANTING BACKFILL FOR ALL TREES, SHRUBS, AND GROUNDCOVERS:      1. 0.6-CUBIC YARDS PER VOLUME TOPSOIL      2. 0.4-CUBIC YARDS ORGANIC COMPOST.      3. 3-POUNDS NITROFORM (38-0-0)      4. 1-POUNDS AMMONIUM SULFATE      5. 2-POUNDS CALCIUM CARBONATE LIMESTONE      6. 2-POUNDS DOLOMITE LIMESTONE   E) TOPSOIL PREPARATION AND INSTALLATION:      1. 	VERIFY SUBGRADES T0 -7 INCHES IN LANDSCAPE AREAS, OR AS INDICATED ON PLANS. VERIFY SUBGRADES T0 -7 INCHES IN LANDSCAPE AREAS, OR AS INDICATED ON PLANS. THIS ACCOMMODATES, TOPSOIL, AMENDMENTS, AND MULCH.       2. 	ERADICATE ANY SURFACE VEGETATION ROOTED IN THE SUB-GRADE PRIOR TO SUB-GRADE ERADICATE ANY SURFACE VEGETATION ROOTED IN THE SUB-GRADE PRIOR TO SUB-GRADE PREPARATION.        3. 	THOROUGHLY SCARIFY AND RIP ALL LANDSCAPE SUB-GRADES WHICH HAVE BECOME 	THOROUGHLY SCARIFY AND RIP ALL LANDSCAPE SUB-GRADES WHICH HAVE BECOME 	COMPACTED TO A DEPTH OF 12 INCHES WITH MULTIPLE PASSES, 90 DEGREES TO EACH OTHER.  SCARIFY AREAS INACCESSIBLE TO MECHANIZED EQUIPMENT AND AROUND EXISTING PLANTINGS NOTED TO REMAIN WITH HAND TOOLS.      4. 	REMOVE SOIL LUMPS, ROCK, VEGETATION AND/OR DEBRIS LARGER THAN 2 INCHES FROM REMOVE SOIL LUMPS, ROCK, VEGETATION AND/OR DEBRIS LARGER THAN 2 INCHES FROM ALL SUB-GRADE PRIOR TO PLACEMENT OF SPECIFIED TOPSOIL.      5. 	REMOVE ANY ASPHALT EXTENDING BEYOND 6 INCHES FROM CURBS INTO ADJACENT 	REMOVE ANY ASPHALT EXTENDING BEYOND 6 INCHES FROM CURBS INTO ADJACENT 	LANDSCAPE AREAS.      6. 	PARKING LOT PLANTER ISLANDS TO BE OVER EXCAVATED BY BACKHOE.  REMOVE PARKING LOT PLANTER ISLANDS TO BE OVER EXCAVATED BY BACKHOE.  REMOVE         PAVING WASTE, GRAVEL BASE MATERIAL AND UNDERLYING SUBSOIL TO 18 INCHES         BELOW TOP OF PAVING.  SCARIFY AND OVER EXCAVATE PLANT PIT BOTTOM 12         INCHES TO MINIMIZE STRUCTURAL COMPACTION.   F) TOPSOIL PLACEMENT:      1. PROVIDE A TOTAL FINISH COURSE OF 4 INCHES OF TOPSOIL FOR LANDSCAPE AREAS.  2. IN ALL LANDSCAPE AREAS, PLACE 2 INCHES OF TOPSOIL MIX WITH AMENDMENTS OVER THE PREPARED SUB-GRADE AND THOROUGHLY ROTOTILL WITH MULTIPLE PASSES INTO THE TOP 6 INCHES OF SUB-GRADE FOR A TOTAL DEPTH OF 8 INCHES IN LANDSCAPE AREAS.         PLACE AN ADDITIONAL 2 INCH LIFT OF TOPSOIL, IN ALL LANDSCAPE AREAS, FOR THE FINAL TOPSOIL DEPTH OF 4 INCHES IN LANDSCAPE AREAS.  3. PLACE ADDITIONAL TOPSOIL AND SOIL MIX AS REQUIRED TO MEET FINISH ELEVATIONS. ORGANIC MULCH (TOPDRESSING): ONE-HALF-INCH (1/2") SIZE, TO ONE-QUARTER (1/4"), HEMLOCK/FIR BARK. FINE TEXTURED AND DARK BROWN IN COLOR. STAKES: 2-INCH DIAMETER BY 8-FOOT MINIMUM LODGEPOLE PINE STAKES. GUY MATERIAL: 1-INCH WIDE POLYETHYLENE CHAIN LOCK TYPE TIES; OR, 3/8" DIAMETER RUBBER. NO WIRE. LAWN: COMMERCIAL SEED. HERBICIDE: HERBICIDE IS NOT RECOMMENDED FOR THE FIRST YEAR AFTER INSTALLATION. ANTI-DESICCANT: "WILT-PROOF," 48 HOURS PRIOR TO SHIPMENT TO SITE FROM JUNE 1 THROUGH SEPTEMBER.  THOROUGHLY ROOT WATER PLANTS PRIOR TO DELIVERY.  PLANT MATERIAL DELIVERED TO SITE TO BE KEPT CONTINUALLY MOIST THROUGH INSTALLATION. EXECUTION: CONTAMINANTS: VERIFY THAT ALL SOIL CONTAMINANTS (E.G., PAINT, SEALANTS, SOLVENTS, OILS, GREASES, CONCRETE/ASPHALT SPOILS, ETC.) HAVE BEEN SATISFACTORY REMOVED FROM ALL PLANTING AREAS.  DO NOT BEGIN WORK UNTIL UNSATISFACTORY CONDITIONS HAVE BEEN CORRECTED. FINISH GRADES: FINE GRADE AND REMOVE ROCKS, DEBRIS, AND FOREIGN OBJECTS OVER 2 INCHES DIAMETER FROM TOP SURFACE OF PREPARED LANDSCAPE AREAS.  FINISH ELEVATIONS TO BE DEFINED AS 3 INCHES BELOW CURBS, WALKS AND/OR OTHER ADJACENT HARDSCAPE FOR ALL PLANTING BED AREAS AND 1-INCH BELOW CURBS, WALKS AND/OR OTHER ADJACENT HARDSCAPE FOR ALL LAWN AREAS.  FINISH GRADE REFER TO GRADES PRIOR TO INSTALLATION OF MULCH OR LAWN.  ALL FINISH GRADES TO BE SMOOTH EVEN GRADES, LIGHTLY COMPACTED, AS SHOWN ON THE PLAN AND DETAILED.  PROVIDE POSITIVE DRAINAGE AWAY FROM BUILDINGS AND STRUCTURES.  SITE CIVIL DRAWINGS IDENTIFY FINAL ELEVATIONS.  MOISTEN PREPARED AREAS BEFORE PLANTING IF SOIL IS DRY.  WATER THOROUGHLY AND ALLOW SURFACE TO DRY BEFORE PLANTING.  DO NOT CREATE MUDDY SOIL. TREES AND SHRUBS: ARRANGE TREES AND SHRUBS ON SITE IN PROPOSED LOCATIONS PER DRAWINGS.  EXCAVATE PIT, PLANT AND STAKE OR GUY, AS CALLED OUT AND DETAILED.  ALL TREES, SHRUBS, AND SUPPORTS TO STAND VERTICAL.  BACKFILL SHALL BE PIT SPOILS.  SETTLE BACKFILL USING WATER ONLY.  NO MECHANICAL COMPACTION. GROUNDCOVERS: EXCAVATE PITS TO A MINIMUM OF 3 INCHES BELOW, AND TWICE THE ROOT BALL DIAMETER.  WATER THOROUGHLY AND TAKE CARE TO ENSURE THAT ROOT CROWN IS AT PROPER GRADE, AS DETAILED. MULCH: MULCH ALL LANDSCAPE AREAS NOT COVERED BY LAWN AND/OR SEED. APPLY SUFFICIENT QUANTITY TO PROVIDE A 2-INCH DEPTH. UTILITY CLEARANCES: FIELD ADJUST PLANT LOCATIONS FOR 8-FOOT SEPARATION OF TREES/SHRUBS AND 2-FOOT SEPARATION FOR GROUNDCOVER FROM FIRE HYDRANTS AND UTILITY VAULTS. CLEANUP AND PROTECTION: DURING LANDSCAPE WORK, KEEP ALL PAVEMENT CLEAN AND WORK AREAS IN AN ORDERLY CONDITION.  PROTECT LANDSCAPE WORK AND MATERIALS FROM DAMAGE DUE TO LANDSCAPE OPERATIONS AND TRESPASSERS.  MAINTAIN PROTECTION DURING INSTALLATION AND MAINTENANCE PERIOD.  TREAT, REPAIR, OR REPLACE DAMAGE LANDSCAPE WORK AS DIRECTED BY THE OWNER. PLANTING MAINTENANCE: PROVIDE FULL MAINTENANCE BY SKILLED EMPLOYEES OF LANDSCAPE INSTALLERS.  CONTRACTOR TO MAINTAIN PLANTINGS THROUGH COMPLETED INSTALLATION, AND UNTIL ACCEPTANCE OF LANDSCAPE INSTALLATION.  PLANTING MAINTENANCE TO INCLUDE WATERING, WEEDING, CULTIVATING, TIGHTENING AND REPAIRING OF TREE GUYS, RESETTING PLANTS TO PROPER GRADES OR POSITION, RE-ESTABLISHING SETTLED GRADES; AND MOWING LAWNS WEEKLY AFTER LAWN ESTABLISHMENT.  HERBICIDE IS NOT RECOMMENDED FOR ONE YEAR FOLLOWING LANDSCAPE INSTALLATION.  INCLUDED IS REPLACEMENT OF DEAD PLANTS AND PLANTS SHOWING LOSS OF 40 PERCENT OR MORE OF CANOPY. IRRIGATION MAINTENANCE: THE IRRIGATION SYSTEM TO BE MAINTAINED INCLUDING ADJUSTMENTS FOR BALANCED WATER DISTRIBUTION AND PRECIPITATION.  FAILED OR MALFUNCTIONING IRRIGATION EQUIPMENT SHALL BE REPLACED AND/OR CORRECTED.  PLANTING AND IRRIGATION MAINTENANCE TO INCLUDE THOSE OPERATIONS NECESSARY TO THE PROPER GROWTH AND SURVIVAL OF ALL PLANT MATERIALS.  CONTRACTOR TO PROVIDE THIS WORK IN ADDITION TO SPECIFIC WARRANTY/GUARANTEES.
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EXECUTIVE SUMMARY 

The proposed plat of Eaglemont 4 will construct a subdivision of approximately 27.75 acres in size 
into 115 new single family residences. The proposed development is located immediately to the 
west of the Eaglemont Phase 1-3 subdivision in the City of Monroe. The project will clear, grade 
and construct roads, utility extensions, features and eventually single family residences on the lots. 
The project is located in the NE quarter of section 36, Township 28 North, Range 6 East, W.M. The 
site is specifically located at 13511 191st Ave SE. Eaglemont 4 occupies Snohomish County tax lot 
numbers 28063600100900, 28063600105400, 28063600102200, 28063600104100, 
28063600104400, and 28063600101100.  A Vicinity Map has been included; please see Figure 1 
located within this section.  

Most of the project site is currently undeveloped forested, with the exception of a parcel at the south 
end of the site, which was previously cleared and contains a single family home.  The entire site lies 
within a single drainage basin, with the topography falling moderately to the south.  Surface runoff 
can generally be expected to follow the existing topography, and discharge overland toward the 
south.  Surface runoff from the developed project site will be collected and conveyed via an 
underground pipe network to one of two stormwater detention ponds located offsite on a 
neighboring property called the Larson Property located south of the proposed 136th Ave SE. 
Water quality treatment will be provided by a single StormFilter located immediately downstream of 
both detention ponds. 

The Larson Property is approximately 4.98 acres in size and will likely develop in the future. The 
property is currently in contract negotiations to be purchased by the developer of Eaglemont 4. The 
two stormwater detention ponds are sized to accommodate the anticipated development of 16 lots 
and any impervious or open space areas associated with the potential development of the site. The 
water quality facility has also been sized for these additional areas.    

The USDA Soil Survey identifies the underlying soils as Tokul Gravelly Medial Loam, which is 
common throughout the region and is generally considered to be a glacially consolidated till.  This 
type of soil is typically characterized as a dense ‘hardpan’ soil, with moderate runoff rates and low 
permeability.  
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SECTION 1 - PREPARATION OF STORMWATER SITE PLANS 

The project is subject to the provisions of the City of Monroe’s design and development standards, 
as well as the 2005 Stormwater Management Manual for Western Washington, issued by the 
Washington State  Department of Ecology. This report and accompanying plans, are intended to 
satisfy the site plan preparation requirements outlined in the regulatory documents listed above.  
The DOE Stormwater Manual requires completion of the following four tasks as part of the site plan 
preparation process:  

Task 1:  Define and map the study area  

The project study area includes the project site itself, as well as a tributary upstream basin, and a 
downstream flowpath for a distance of ¼-mile.    

Task 2:  Review all available information on the study area  

The USDA Soil Survey identifies the underlying soils as Tokul Gravelly Medial Loam, which is 
common throughout the region and is generally considered to be a glacially consolidated till.  This 
type of soil is typically characterized as a dense ‘hardpan’ soil, with moderate runoff rates and low 
permeability.  For further information please see Figure 2 - Soil Survey Map provided in Appendix 
1.1 of this section. 

Referencing Figure 4 - FEMA Map located in Appendix 1.1 of this section of the report shows that 
the project site and surrounding area are not shown to be within a flood hazard area.  

Task 3:  Field inspect the study area  

The project site and downstream flowpath were visited in April of 2015 by SDA Engineers (the 
engineer for the previous owner).  Included within this report are portions of the original 
Downstream Analysis prepared by SDA Engineers.  We have reviewed their findings and concur 
with their analysis.  At the time of the visit weather conditions were cool and cloudy, with no 
significant rainfall having occurred within the past 24-hours. There was no surface runoff observed 
near the project site, but it was observed further downstream. The project site is directly tributary to 
an adjacent subdivision constructed in 2002-2003 known as Sinclair Heights.  

Under existing conditions runoff from the undeveloped site sheet flows in a southerly direction, 
ultimately entering the Sinclair Heights Plat and is collected within the existing storm system. 
Ultimately this stormwater was to be collected and routed to an existing ditch along 191st Ave SE to 
the southwest of Sinclair Heights. The ditch flows southerly and then crosses underneath 191st Ave 
SE, flowing west towards a wetland area that forms the headwaters of Arena Creek. This point 
marks the end of the 1/4 mile analysis.  

Task 4:  Describe the drainage system, and its existing and predicted problems  

The proposed downstream drainage system for the Plat of Eaglemont 4 will be constructed within 
the existing roadway of 191st Ave SE. The system will be comprised of 24" storm pipe and will 
extend south within the existing roadway. This new pipe will be constructed past the intersections of 
137th St SE and Rainer View Rd and into a roadside ditch approximately 780 LF south of the pond 
discharge point. At this point the Eaglemont 4 discharge combines with the Sinclair Heights pond 
outfall and continues to flow south through the existing ditch. No signs of significant erosion or 
sedimentation were noted through this flow path. For further detail, please refer to the Downstream 
Flowpath Analysis in Appendix 1.2. 
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APPENDIX 1.2 - DOWNSTREAM FLOWPATH ANALYSIS 

Included within this section is the Downstream Analysis prepared and submitted by SDA Engineers 
for the original preliminary plat application.  This report is on file at the City of Monroe.  We have 
reviewed their report and conducted a field inspection along the portion of the downstream system 
within 191st Avenue S.E. 

It should be noted that the proposed downstream flowpath for the Plat of Eaglemont 4 no longer 
extends through the existing conveyance system of Sinclair Heights as shown in the report by SDA 
Engineers. This was due to the relocation of the two proposed detention ponds onto the Larson 
Property. However, the proposed project will still share the same discharge location into the existing 
roadside ditch along 191st Ave SE to the south. The report prepared by SDA Engineers is still 
applicable from the point of discharge for the 18-inch storm pipe into the existing roadside ditch 
onward. 

At the point of discharge into the roadside ditch of 191st Avenue S.E. the overall basin consists of 
the Skyview Ridge Plat, Eaglemont 4, the western basin of Sinclair Heights, and approximately 
2,500 LF of roadside ditch conveying runoff from half of 191st Avenue S.E.  Detained runoff from 
the Skyview Ridge Plat flows onto the Eaglemont Plat and will be routed through the Eaglemont 
detention facilities.  The 100-year release rates from both of the proposed detention facilities totals 
3.20 cfs.  From the Storm Drainage Report prepared for Sinclair Heights by Barghausen Consulting 
Engineers, Inc. the 100-year release rate plus bypass is 3.97 cfs.  Based on our site visit and using 
Google Earth we can conservatively estimate the length of 191st Avenue S.E. flowing towards the 
ditch consists of approximately 2,500 LF of half road assumed to be 20-foot wide (conservative 
estimate). Modeling this entire basin (1.14 acres) as impervious surface gives a 100-year runoff of 
2.01 cfs.  Therefore the combined total flow is 9.18 cfs. 

The combined flows will discharge into an existing roadside ditch along 191st Avenue S.E., 
approximately 2-feet in depth.  Approximately 280 LF south of the discharge point stormwater will 
pass under an existing driveway via a 24-inch corrugated metal pipe.  Given the slope and size of 
the existing ditch, this 24-inch culvert would be the constraining element in the downstream system.  
A culvert of this nature can safely pass 13 cfs within the confines of the pipe itself.  After passing 
through the 24-inch culvert the roadside ditch continues south for approximately 300 LF before 
flowing into a gully that crosses west underneath 191st Avenue S.E. via a 24-inch concrete culvert.  
The inlet of the culvert is approximately 8 feet below the roadway.  At this point the overall basin 
contributing to the gully is very large.  We are not aware of any flooding issues related to this 
existing culvert.  Because the 100-year release rates for the Eaglemont Plat are less than the 
predeveloped rates we do not expect there to be any flooding issues downstream as a result of this 
project.  It is our opinion that no further downstream improvements are required. 
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APPENDIX 1.3 - UPSTREAM ANALYSIS 

The upstream basin to the north consists of the Skyview Ridge Plat and several undeveloped 
parcels.  Runoff from both of these areas will flow onto the Eaglemont Plat and routed through the 
onsite drainage facilities.  For further detail please refer to Section 5 of this report. 
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SECTION 2 - STORMWATER POLLUTION PREVENTION PLAN (SWPPP) 

This section, contains a Preliminary Stormwater Pollution Prevention Plan (SWPPP), that serves 
the intent of explaining the 12 BMP Elements and showing which BMP's are applicable during 
construction. A Temporary Erosion and Sediment Control (TESC) Plan will be provided during final 
engineering.  The SWPPP is outlined in conformance with the 2005 edition of the Washington State 
Department of Ecology’s Stormwater Management Manual for Western Washington (DOE Manual). 
Please note that this SWPPP is subject to change, and will be submitted again during final 
engineering as a separate document. 

1.0 Introduction  

An introductory overview of the project has been provided in the Executive Summary of this report.  

2.0 Site Description  

A general site description has been provided in the Executive Summary of this report.  Additional 
detailed information is provided through the rest of this report.  

3.0 Construction Stormwater BMPs  

3.1 – 12 BMP Elements  

Element #1 - Mark Clearing Limits  

To protect adjacent properties and to reduce the area of soil exposed to construction, the 
limits of construction will be clearly marked before land-disturbing activities begin.  Trees 
that are to be preserved, as well as all sensitive areas and their buffers, shall be clearly 
delineated, both in the field and on the plans.  In general, natural vegetation and native 
topsoil shall be retained in an undisturbed state to the maximum extent possible. The BMPs 
relevant to marking the clearing limits are identified in Appendix 2.2.  

Alternate BMPs for marking clearing limits are included in Appendix 2.3 as a quick 
reference tool for the onsite inspector in the event the primary BMP(s) are deemed 
ineffective or inappropriate during construction to satisfy the requirements set forth in the 
General NPDES Permit (Appendix 2.4).  To avoid potential erosion and sediment control 
issues that may cause a violation of the NPDES Construction Stormwater permit, the 
Certified Erosion and Sediment Control Lead will promptly initiate the implementation of 
one or more of the alternative BMPs after the first sign that existing BMPs are ineffective or 
failing.  

Element #2 - Establish Construction Access  

Construction access or activities occurring on unpaved areas shall be minimized, yet where 
necessary, access points shall be stabilized to minimize the tracking of sediment onto 
public roads, and wheel washing, street sweeping, and street cleaning shall be employed to 
prevent sediment from entering state waters.  All wash wastewater shall be controlled on 
site.  The specific BMPs related to establishing construction access that will be used on this 
project are identified in Appendix 2.2.  

Alternate construction access BMPs are included in Appendix 2.3 as a quick reference tool 
for the onsite inspector in the event the primary BMP(s) are deemed ineffective or 
inappropriate during construction to satisfy the requirements set forth in the General 
NPDES Permit (Appendix 2.4).  To avoid potential erosion and sediment control issues that 
may cause a violation of the NPDES Construction Stormwater permit, the Certified Erosion 

EXHIBIT A 
Page 180 of 458

Resolution No. 008/2017 
AB17-051



  17841.001.doc 

and Sediment Control Lead will promptly initiate the implementation of one or more of the 
alternative BMPs after the first sign that existing BMPs are ineffective or failing.  

Element #3 - Control Flow Rates 

In order to protect the properties and waterways downstream of the project site, stormwater 
discharges from the site will be controlled.  The specific BMPs for flow control that shall be 
used on this project are identified in Appendix 2.2.  

Alternate flow control BMPs are included in Appendix 2.3 as a quick reference tool for the 
onsite inspector in the event the primary BMP(s) are deemed ineffective or inappropriate 
during construction to satisfy the requirements set forth in the General NPDES Permit. To 
avoid potential erosion and sediment control issues that may cause a violation of the 
NPDES Construction Stormwater permit, the Certified Erosion and Sediment Control Lead 
will promptly initiate the implementation of one or more of the alternative BMPs after the 
first sign that existing BMPs are ineffective or failing.  

In general, discharge rates of stormwater from the site will be controlled where increases in 
impervious area or soil compaction during construction could lead to downstream erosion, 
or where necessary to meet local agency stormwater discharge requirements (e.g. 
discharge to combined sewer systems). 

Element #4 - Install Sediment Controls  

All stormwater runoff from disturbed areas shall pass through an appropriate sediment 
removal BMP before leaving the construction site or prior to being discharged to an 
infiltration facility.  The specific BMPs to be used for controlling sediment on this project are 
identified in Appendix 2.2.  

Alternate sediment control BMPs are included in Appendix 2.3 as a quick reference tool for 
the onsite inspector in the event the primary BMP(s) are deemed ineffective or 
inappropriate during construction to satisfy the requirements set forth in the General 
NPDES Permit (Appendix 2.4).  To avoid potential erosion and sediment control issues that 
may cause a violation of the NPDES Construction Stormwater permit, the Certified Erosion 
and Sediment Control Lead will promptly initiate the implementation of one or more of the 
alternative BMPs at the first sign that existing BMPs are ineffective or failing.  

In addition, sediment will be removed from paved areas in and adjacent to construction 
work areas manually or using mechanical sweepers, as needed, to minimize tracking of 
sediments on vehicle tires away from the site and to minimize wash off of sediments from 
adjacent streets in runoff.  

Whenever possible, sediment laden water shall be discharged into onsite, relatively level, 
vegetated areas (BMP C240 paragraph 4, Volume II page 116).  

In some cases, sediment discharge in concentrated runoff can be controlled using 
permanent stormwater BMPs (e.g., infiltration swales, ponds, trenches).  Sediment loads 
can limit the effectiveness of some permanent stormwater BMPs, such as those used for 
infiltration or biofiltration; however, those BMPs designed to remove solids by settling (wet 
ponds or detention ponds) can be used during the construction phase.  When permanent 
stormwater BMPs will be used to control sediment discharge during construction, the 
structure will be protected from excessive sedimentation with adequate erosion and 
sediment control BMPs. Any accumulated sediment shall be removed after construction is 
complete and the permanent stormwater BMP will be restabilized with vegetation per 
applicable design requirements once the remainder of the site has been stabilized.  
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Element #5 - Stabilize Soils  

Exposed and unworked soils shall be stabilized with the application of effective BMPs to 
prevent erosion throughout the life of the project.  The specific BMPs for soil stabilization 
that shall be used on this project are identified in Appendix 2.2.  

Seeding will be used on disturbed areas that have reached final grade or that will remain 
unworked for more than thirty days.  Plastic Covering will be used on the temporary stock 
pile areas and elsewhere on the site as needed.  Dust control will be implemented as 
needed, to prevent it being required all roadways and driveways to be paved will receive 
early application of gravel base.  

Alternate soil stabilization BMPs are included in Appendix 2.3 as a quick reference tool for 
the onsite inspector in the event the primary BMP(s) are deemed ineffective or 
inappropriate during construction to satisfy the requirements set forth in the General 
NPDES Permit (Appendix 2.4).  To avoid potential erosion and sediment control issues that 
may cause a violation of the NPDES Construction Stormwater permit, the Certified Erosion 
and Sediment Control Lead will promptly initiate the implementation of one or more of the 
alternative BMPs after the first sign that existing BMPs are ineffective or failing.  

The project site is located west of the Cascade Mountain Crest.  As such, no soils shall 
remain exposed and unworked for more than 7 days during the dry season (May 1 to 
September 30) and 2 days during the wet season (October 1 to April 30).  Regardless of 
the time of year, all soils shall be stabilized at the end of the shift before a holiday or 
weekend if needed based on weather forecasts. In general, cut and fill slopes will be 
stabilized as soon as possible and soil stockpiles will be temporarily covered with plastic 
sheeting.  All stockpiled soils shall be stabilized from erosion, protected with sediment 
trapping measures, and where possible, be located away from storm drain inlets, 
waterways, and drainage channels.  

Element #6 - Protect Slopes 

All cut and fill slopes will be designed, constructed, and protected in a manner than 
minimizes erosion.  The specific BMPs that will be used to protect slopes for this project are 
identified in Appendix 2.2. 

Alternate slope protection BMPs are included in Appendix 2.3 as a quick reference tool for 
the onsite inspector in the event the primary BMP(s) are deemed ineffective or 
inappropriate during construction to satisfy the requirements set forth in the General 
NPDES Permit (Appendix 2.4).  To avoid potential erosion and sediment control issues that 
may cause a violation of the NPDES Construction Stormwater permit, the Certified Erosion 
and Sediment Control Lead will promptly initiate the implementation of one or more of the 
alternative BMPs after the first sign that existing BMPs are ineffective or failing. 

Element #7 - Protect Drain Inlets 

All storm drain inlets and culverts made operable during construction shall be protected to 
prevent unfiltered or untreated water from entering the drainage conveyance system. 
However, the first priority is to keep all access roads clean of sediment and keep street 
wash water separate from entering storm drains until treatment can be provided.  Storm 
Drain Inlet Protection (BMP C220) will be implemented for all drainage inlets and culverts 
that could potentially be impacted by sediment-laden runoff on and near the project site.  
The inlet protection measures to be applied on this project are identified in Appendix 2.2. 
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If the primary BMP options are deemed ineffective or inappropriate during construction to 
satisfy the requirements set forth in the General NPDES Permit (Appendix 2.4), or if no 
BMPs are listed above but deemed necessary during construction, the Certified Erosion 
and Sediment Control Lead shall implement one or more of the alternative BMP inlet 
protection options.  

Element #8 - Stabilize Channels and Outlets 

Where site runoff is to be conveyed in channels, or discharged to a stream or some other 
natural drainage point, efforts will be taken to prevent downstream erosion.  The specific 
BMPs for channel and outlet stabilization that shall be used on this project are identified in 
Appendix 2.2. 

Alternate channel and outlet stabilization BMPs are included in Appendix 2.3 as a quick 
reference tool for the onsite inspector in the event the primary BMP(s) are deemed 
ineffective or inappropriate during construction to satisfy the requirements set forth in the 
General NPDES Permit (Appendix 2.4).  To avoid potential erosion and sediment control 
issues that may cause a violation(s) of the NPDES Construction Stormwater permit, the 
Certified Erosion and Sediment Control Lead will promptly initiate the implementation of 
one or more of the alternative BMPs after the first sign that existing BMPs are ineffective or 
failing. 

The project site is located west of the Cascade Mountain Crest.  As such, all temporary 
onsite conveyance channels shall be designed, constructed, and stabilized to prevent 
erosion from the expected peak 10 minute velocity of flow from a Type 1A, 10-year, 24-
hour recurrence interval storm for the developed condition.  Alternatively, the 10-year, 1-
hour peak flow rate indicated by an approved continuous runoff simulation model, 
increased by a factor of 1.6, shall be used.  Stabilization, including armoring material, 
adequate to prevent erosion of outlets, adjacent stream banks, slopes, and downstream 
reaches shall be provided at the outlets of all conveyance systems.   

Element #9 - Control Pollutants 

All pollutants, including waste materials and demolition debris, that occur onsite shall be 
handled and disposed of in a manner that does not cause contamination of stormwater. 
Good housekeeping and preventative measures will be taken to ensure that the site will be 
kept clean, well-organized, and free of debris.  Any required BMPs to be implemented to 
control specific sources of pollutants are identified in Appendix 2.2. 

The contractor shall implement the following measures as much as is practicable, in order 
to mitigate pollutant impacts from vehicles, construction equipment, and/or petroleum 
product storage/dispensing: 

• All vehicles, equipment, and petroleum product storage/dispensing areas will be 
inspected regularly to detect any leaks or spills, and to identify maintenance needs 
to prevent leaks or spills.  

• On-site fueling tanks and petroleum product storage containers shall include 
secondary containment. 

• Spill prevention measures, such as drip pans, will be used when conducting 
maintenance and repair of vehicles or equipment. 

• In order to perform emergency repairs on site, temporary plastic will be placed 
beneath and, if raining, over the vehicle. 
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• Contaminated surfaces shall be cleaned immediately following any discharge or 
spill incident. 

• The contractor shall implement the following concrete and grout pollution control 
measures. 

• Process water and slurry resulting from concrete work will be prevented from 
entering the waters of the State by implementing Concrete Handling measures 
(BMP C151).   

The contractor shall implement the following Solid Waste pollution control measures: 

• Solid waste will be stored in secure, clearly marked containers.  

 Element #10 - Control Dewatering 

Foundation, vault, and trench de-watering water, which shall have similar characteristics to 
stormwater runoff at the site, shall be discharged into a controlled conveyance system prior 
to discharge to a sediment trap, pond, or other specified facility.  Channels must be 
stabilized as specified in Element #8. 

Clean, non-turbid de-watering water, such as well-point groundwater, can be discharged to 
systems tributary to state surface waters, provided the de-watering flow does not cause 
erosion or flooding of receiving waters.  These clean waters should not be routed through 
stormwater sediment ponds. 

Highly turbid or contaminated dewatering water shall be handled separately from 
stormwater. 

Element #11 - Maintain BMPs 

All BMPs should be monitored and maintained regularly to ensure adequate operation. A 
TESC supervisor shall be identified at the beginning of the project to provide monitoring 
and direct the appropriate maintenance activity.  As site conditions change, all BMPs shall 
be updated as necessary to maintain compliance with local regulations. 

Temporary BMPs can be removed when they are no longer needed.  All temporary erosion 
and sediment control BMPs shall be removed within 30 days after construction is 
completed and the site is stabilized.  

Element #12 - Manage the Project 

Erosion and sediment control BMPs for this project have been designed based on the 
following principles: 

• Design the project to fit the existing topography, soils, and drainage patterns. 

• Emphasize erosion control rather than sediment control. 

• Minimize the extent and duration of the area exposed. 

• Keep runoff velocities low. 

• Retain sediment on site. 
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• Thoroughly monitor site and maintain all ESC measures. 

• Schedule major earthwork during the dry season. 

As this project site is located west of the Cascade Mountain Crest, the project will be 
managed according to the following key project components: 

Phasing of Construction 

• The construction project is being phased to the extent practicable in order to 
prevent soil erosion, and, to the maximum extent possible, the transport of 
sediment from the site during construction. 

• Revegetation of exposed areas and maintenance of that vegetation shall be an 
integral part of the clearing activities during each phase of construction, per the 
Scheduling BMP (C 162). 

Seasonal Work Limitations 

• From October 1 through April 30, clearing, grading, and other soil  disturbing 
activities shall only be permitted if shown to the satisfaction of the local permitting 
authority that siltladen runoff will be prevented from leaving the site through a 
combination of the following:  

o Site conditions including existing vegetative coverage, slope, soil type, and 
proximity to receiving waters; and 

o Limitations on activities and the extent of disturbed areas; and 

o Proposed erosion and sediment control measures. 

• Based on the information provided and/or local weather conditions, the local 
permitting authority may expand or restrict the seasonal limitation on site 
disturbance. 

• The following activities are exempt from the seasonal clearing and grading 
limitations: 

o Routine maintenance and necessary repair of erosion and sediment control 
BMPs; 

o Routine maintenance of public facilities or existing utility structures that do 
not expose the soil or result in the removal of the vegetative cover to soil; 
and 

o Activities where there is 100 percent infiltration of surface water runoff 
within the site in approved and installed erosion and sediment control 
facilities. 

Coordination with Utilities and Other Jurisdictions 

• Care has been taken to coordinate with utilities, other construction projects, and 
the local jurisdiction in preparing this SWPPP and scheduling the construction 
work.  
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Inspection and Monitoring 

• All BMPs shall be inspected, maintained, and repaired as needed to assure 
continued performance of their intended function.  Site inspections shall be 
conducted by a person who is knowledgeable in the principles and practices of 
erosion and sediment control.  This person has the necessary skills to: 

o Assess the site conditions and construction activities that could impact the 
quality of stormwater, and 

o Assess the effectiveness of erosion and sediment control measures used 
to control the quality of stormwater discharges. 

• A Certified Erosion and Sediment Control Lead shall be on-site or on-call at all 
times. 

• Whenever inspection and/or monitoring reveals that the BMPs identified in this 
SWPPP are inadequate, due to the actual discharge of or potential to discharge a 
significant amount of any pollutant, appropriate BMPs or design changes shall be 
implemented as soon as possible. 

Maintaining an Updated Construction SWPPP 

• This SWPPP shall be retained on-site or within reasonable access to the site. 

• The SWPPP shall be modified whenever there is a change in the design, 
construction, operation, or maintenance at the construction site that has, or could 
have, a significant effect on the discharge of pollutants to waters of the state. 

• The SWPPP shall be modified if, during inspections or investigations conducted by 
the owner/operator, or the applicable local or state regulatory authority, it is 
determined that the SWPPP is ineffective in eliminating or significantly minimizing 
pollutants in stormwater discharges from the site.  The SWPPP shall be modified 
as necessary to include additional or modified BMPs designed to correct problems 
identified.  Revisions to the SWPPP shall be completed within seven (7) days 
following the inspection.   

3.2 – Site Specific BMPs 

Site specific BMPs are shown on the TESC plan sheet(s) in Appendix 2A. 

4.0 Construction Phasing and BMP Implementation 

The BMP implementation schedule will be driven by the construction schedule.  The list below 
provides an estimate of the anticipated construction schedule.  The project site is located west of 
the Cascade Mountain Crest.  As such, the dry season is considered to be from May 1 to 
September 30, and the wet season is considered to be from October 1 to April 30. 

5.0 Pollution Prevention Team  

5.1 – Roles and Responsibilities 

The pollution prevention team consists of personnel responsible for implementation of the 
SWPPP, including the following: 
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• Certified Erosion and Sediment Control Lead (CESCL) – primary contractor 
contact, responsible for site inspections (BMPs, visual monitoring, sampling, etc.); 
to be called upon in case of failure of any ESC measures. 

• Resident Engineer – For projects with engineered structures only (sediment 
ponds/traps, sand filters, etc.):  Site representative for the owner that is the 
project’s supervising engineer responsible for inspections and issuing instructions 
and drawings to the contractor’s site supervisor or representative. 

• Emergency Ecology Contact – Individual to be contacted at Ecology in case of 
emergency. 

• Emergency Owner Contact – Individual that is the site owner or representative of 
the site owner to be contacted in the case of an emergency. 

• Non-Emergency Ecology Contact – Individual that is the site owner or 
representative of the site owner that can be contacted if required. 

• Monitoring Personnel – Personnel responsible for conducting water quality 
monitoring; for most sites this person is also the CESCL. 

5.2 – Team Members 

Names and contact information for those identified as members of the pollution prevention 
team are provided in the project summary in Appendix 2.2.  

6.0 Site Inspections and Monitoring 

Monitoring includes visual inspection, monitoring for water quality parameters of concern, and 
documentation of the inspection and monitoring findings in a site log book.  A site log book will be 
maintained for all on-site construction activities and will include: 

• A record of the implementation of the SWPPP and other permit requirements; 

• Site inspections; and, 

• Stormwater quality monitoring. 

For convenience, the inspection forma and water quality monitoring forms included in Appendix 2.5 
of this report include the required information for the site log book.  This SWPPP may function as 
the site log book, if desired, or the forms may be separated and included in a separate site log 
book.  However, if separated, the site log book must be maintained on-site or within reasonable 
access to the site and be made available upon request to Ecology or the local jurisdiction. 

6.1 – Site Inspection  

All BMPs will be inspected, maintained, and repaired as needed to assure continued 
performance of their intended function.  The inspector will be a Certified Erosion and 
Sediment Control Lead (CESCL) per BMP C160.  The name and contact information for the 
CESCL is provided in Section 5 of this SWPPP. 

Site inspection will occur in all areas disturbed by construction activities and at all 
stormwater discharge points.  Stormwater will be examined for the presence of suspended 
sediment, turbidity, discoloration, and oily sheen.  The site inspector will evaluate and 
document the effectiveness of the installed BMPs and determine if it is necessary to repair 
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or replace any of the BMPs to improve the quality of stormwater discharges.  All 
maintenance and repairs will be documented in the site log book or forms provided in this 
document.  All new BMPs or design changes will be documented in the SWPPP as soon as 
possible. 

6.1.1 Site Inspection Frequency 

Site inspections will be conducted at least once a week and within 24 hours following 
any rainfall event which causes a discharge of stormwater from the site.  For sites with 
temporary stabilization measures, the site inspection frequency can be reduced to once 
every month.  

6.1.2 Site Inspection Documentation  

The site inspector will record each site inspection using the site log inspection forms 
provided in Appendix 2.5.  The site inspection log forms may be separated from this 
SWPPP document, but will be maintained on-site or within reasonable access to the 
site and be made available upon request to Ecology or the local jurisdiction.  

6.2 – Stormwater Quality Monitoring  

6.2.1 Turbidity Sampling 

Monitoring requirements for the proposed project will include turbidity sampling to 
monitor site discharges for water quality compliance with the 2010 Snohomish County 
Drainage manual and Snohomish County Code Title 30.63A NPDES Construction 
Stormwater General Permit (Appendix 2.4).  Sampling will be conducted at all site 
discharge points at least once per calendar week. 

Turbidity monitoring will follow the analytical methodologies described in Section S4 of 
the 2005 Construction Stormwater General Permit (Appendix 2.4).  The key benchmark 
values that require action include 25 NTU and 250 NTU for turbidity.  If the 25 NTU 
benchmark for turbidity is exceeded, the following steps will be conducted: 

1. Ensure all BMPs specified in this SWPPP are installed and functioning as 
intended. 

2. Assess whether additional BMPs should be implemented and make revisions to 
the SWPPP as necessary. 

3. Sample the discharge location daily until the analysis results are less than 25 
NTU (turbidity) or 32 cm (transparency).  

If the turbidity is greater than 25 NTU but less than 250 NTU for more than 3 days, 
additional treatment BMPs will be implemented within 24 hours of the third consecutive 
sample that exceeded the benchmark value.  Additional treatment BMPs will include, 
but are not limited to, off-site treatment, infiltration, filtration and chemical treatment. 

If the 250 NTU benchmark for turbidity is exceeded at any time, the following steps will 
be conducted:  

1. Notify Ecology by phone within 24 hours of analysis.  

2. Continue daily sampling until the turbidity is less than 25 NTU. 
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3. Initiate additional treatment BMPs such as off-site treatment, infiltration, filtration 
and chemical treatment within 24 hours of the first 250 NTU exceedance. 

4. Implement additional treatment BMPs as soon as possible, but within 7 days of 
the first 250 NTU exceedance. 

5. Describe inspection results and remedial actions that are taken in the site log 
book and in monthly discharge monitoring reports.  

6.2.2 pH Sampling  

Stormwater runoff will be monitored for pH starting on the first day of any activity that 
includes more than 40 yards of poured or recycled concrete, or after the application of 
“Engineered Soils” such as, Portland cement treated base, cement kiln dust, or fly ash. 
This does not include fertilizers.  For concrete work, pH monitoring will start the first day 
concrete is poured and continue until 3 weeks after the last pour.  For engineered soils, 
the pH monitoring period begins when engineered soils are first exposed to 
precipitation and continue until the area is fully stabilized. 

Stormwater samples will be collected daily from all points of discharge from the site and 
measured for pH using a calibrated pH meter, pH test kit, or wide range pH indicator 
paper.  If the measured pH is 8.5 or greater, the following steps will be conducted:  

1. Prevent the high pH water from entering storm drains or surface water. 

2. Adjust or neutralize the high pH water if necessary using appropriate technology 
such as CO2 sparging (liquid or dry ice). 

3. Contact Ecology if chemical treatment other than CO2 sparging is planned. 

7.0 Reporting and Recordkeeping  

 7.1 – Recordkeeping  

7.1.1 Site Log Book  

A site log book will be maintained for all on-site construction activities and will include: 

• A record of the implementation of the SWPPP and other permit requirements; 

• Site inspections; and, 

• Stormwater quality monitoring.  

For convenience, the inspection form and water quality monitoring forms included in 
Appendix 2.5 of this report include the required information for the site log book.  

7.1.2 Records Retention 

Records of all monitoring information (site log book, inspection reports/checklists, etc.), 
this Stormwater Pollution Prevention Plan, and any other documentation of compliance 
with permit requirements will be retained during the life of the construction project and 
for a minimum of three years following the termination of permit coverage in 
accordance with permit condition S5.C. 
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7.1.3 Access to Plans and Records 

The SWPPP, General Permit, Notice of Authorization letter, and Site Log Book will be 
retained on site or within reasonable access to the site and will be made immediately 
available upon request to Ecology or the local jurisdiction.  A copy of this SWPPP will 
be provided to Ecology within 14 days of receipt of a written request for the SWPPP 
from Ecology. Any other information requested by Ecology will be submitted within a 
reasonable time.  A copy of the SWPPP or access to the SWPPP will be provided to 
the public when requested in writing in accordance with permit condition S5.G. 

7.1.4 Updating the SWPPP 

In accordance with Conditions S3, S4.B, and S9.B.3 of the General Permit, this 
SWPPP will be modified if the SWPPP is ineffective in eliminating or significantly 
minimizing pollutants in stormwater discharges from the site or there has been a 
change in design, construction, operation, or maintenance at the site that has a 
significant effect on the discharge, or potential for discharge, of pollutants to the waters 
of the State.  The SWPPP will be modified within seven days of determination based on 
inspection(s) that additional or modified BMPs are necessary to correct problems 
identified, and an updated timeline for BMP implementation will be prepared. 

7.2 – Reporting  

7.2.1 Discharge Monitoring Reports 

Discharge Monitoring Report (DMR) forms will not be submitted to Ecology because 
water quality sampling is not being conducted at the site. 

7.2.2 Notification of Noncompliance 

If any of the terms and conditions of the permit are not met, and it causes a threat to 
human health of the environment, the following steps will be taken in accordance with 
permit section S5.F: 

1. Ecology will be immediately notified of the failure to comply. 

2. Immediate action will be taken to control the noncompliance issue and to correct 
the problem.  If applicable, sampling and analysis of any noncompliance will be 
repeated immediately and the results submitted to Ecology within five (5) days of 
becoming aware of the violation. 

3. A detailed written report describing the noncompliance will be submitted to 
Ecology within five (5) days, unless requested earlier by Ecology.  

In accordance with permit condition S2.A, a complete application form will be submitted 
to Ecology and the appropriate local jurisdiction (if applicable) to be covered by the 
General Permit. 
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APPENDIX 2.3 - ALTERNATIVE BMPS 

The following includes a list of possible alternative BMPs for each of the 12 elements not described 
in the main SWPPP text. This list can be referenced in the event a BMP for a specific element is not 
functioning as designed and an alternative BMP needs to be implemented. 

Element #1 - Mark Clearing Limits 

• High Visibility Plastic or Metal Fence (BMP C103) 

Element #2 - Establish Construction Access 

• Wheel Wash (BMP C106) 

Element #3 - Control Flow Rates 

• (none)  

Element #4 - Install Sediment Controls 

• Straw Bale Barrier (BMP C230) 
• Vegetated Strip (BMP C234) 
• Materials on Hand (BMP C150)  

Element #5 - Stabilize Soils 

• Dust Control (BMP C140) 
• Topsoiling (BMP C125) 
• Sodding (BMP C124)  

Element #6 - Protect Slopes 

• Straw Wattles (BMP C235) 
• Grass-Lined Channels (BMP C201) 

Element #7 - Protect Drain Inlets 

• (none)  

Element #8 - Stabilize Channels and Outlets 

• Level Spreader (BMP C206) 

Element #9 - Stabilize Channels and Outlets 

• (none) 

Element #10 - Control Dewatering  

• (none)  

   

EXHIBIT A 
Page 196 of 458

Resolution No. 008/2017 
AB17-051



EXHIBIT A 
Page 197 of 458

Resolution No. 008/2017 
AB17-051



EXHIBIT A 
Page 198 of 458

Resolution No. 008/2017 
AB17-051



EXHIBIT A 
Page 199 of 458

Resolution No. 008/2017 
AB17-051



EXHIBIT A 
Page 200 of 458

Resolution No. 008/2017 
AB17-051



EXHIBIT A 
Page 201 of 458

Resolution No. 008/2017 
AB17-051



EXHIBIT A 
Page 202 of 458

Resolution No. 008/2017 
AB17-051



EXHIBIT A 
Page 203 of 458

Resolution No. 008/2017 
AB17-051



EXHIBIT A 
Page 204 of 458

Resolution No. 008/2017 
AB17-051



EXHIBIT A 
Page 205 of 458

Resolution No. 008/2017 
AB17-051



EXHIBIT A 
Page 206 of 458

Resolution No. 008/2017 
AB17-051



EXHIBIT A 
Page 207 of 458

Resolution No. 008/2017 
AB17-051



EXHIBIT A 
Page 208 of 458

Resolution No. 008/2017 
AB17-051



  17841.001.doc 

SECTION 3 - SOURCE CONTROL OF POLLUTION 

The project is not classified as a high-use site, and no hazardous materials requiring source control 
BMPs are proposed to be stored on-site. 
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SECTION 4 - PRESERVATION OF NATURAL DRAINAGE SYSTEMS AND OUTFALLS 

The existing site topography falls moderately to the south, and surface runoff can generally be 
expected to follow this existing ground topography, flowing overland and discharging across the 
southern boundary toward the Sinclair Heights subdivision. The project proposes to collect surface 
runoff and provide flow control via two hydraulically separate ponds located off site on the Larson 
Property to the immediate southwest of the project. Runoff will discharge from this facility to a 
downstream conveyance system that will be constructed within 191st Ave SE. Runoff will discharge 
into the existing ditch along 191st Ave SE approximately 750 feet south of the pond outfall.  
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SECTION 5 - ON-SITE STORMWATER MANAGEMENT 

Existing Site Hydrology 

The project site occupies a single drainage basin, approximately 28.17 acres in size. Runoff 
generally flows to the south.  The existing site is mostly unoccupied and undeveloped, except for a 
single residence near the southern edge of the project.  Within an outparcel that is not part of the 
proposed development.  This existing residence will be maintained, the lot area is approximately 
1.01 acres in size. For the purpose of avoiding the dam safety threshold the existing sites drainage 
basin will be dived into two separate developed basins each to be detained by its own hydraulically 
separate detention pond. The breakdown of each existing predeveloped basin is as follows. 
Predeveloped Basin 1 is 15.20 acres in size and includes the offsite Larson Property where the two 
detention ponds will be located. Predeveloped Basin 1 has been modeled as fully forested. 
Predeveloped Basin 2 is 12.97 acres in size and is made up of the remaining onsite areas; it is to 
be modeled as fully forested.  

There is an Upstream Basin, located just north of the wetland located in the northeastern corner of 
the site, which cannot be bypassed around the site and will be accounted for in the developed 
condition. The basin is approximately 5.46 acres in size with 1.16 acres of impervious surface, 
which was determined from an aerial photograph. The remaining 4.30 acres of Upstream Basin will 
be modeled as lawn. The Plat of Sky View Ridge, designed by Joseph M. Smeby of Omega 
Engineers, located to the immediate north of the project site, has been recently approved and will 
be developed or in the process of, by the time construction for this project begins. The Detention 
Pond for Sky View Ridge discharges to a level spreader located in the southeast corner of the 
upstream basin. The upstream basin and discharged runoff from Sky View Ridge will be collected 
and routed to the west detention pond that is to accommodate Predeveloped Basin 1. For further 
information please reference Figure - 5 Predeveloped Basin Map, located within Appendix 5.1 of 
this section. 

Developed Site Hydrology 

The completed Eaglemont 4 project will create 115 new single family residences. New impervious 
surfaces will include roadways, driveways, and roof areas. The project will be providing landscaped 
pervious areas, open space/park areas, and a single drainage facility serving the majority of the 
development. 

A conveyance system consisting of catch basins and storm pipes will be constructed in the 
roadways to collect drainage from impervious surfaces and lots, and will be routed to one of the two 
new drainage facilities, located offsite on the neighboring Larson Property south of the proposed 
136th Ave SE. 

It should be noted that there is a small portion of the site in the northeast corner that will be routed 
to Eaglemont Phase 1-3 for both water quality treatment and detention. This area includes lots 13-
16, Tract 996 and a small portion of right of way. This area is not considered to be bypass due to 
the fact that the existing stormwater facilities for Eaglemont Phase 1-3 had been sized to include 
this region of the Eaglemont 4 development; per the drainage report prepared by SDA engineers for 
Eaglemont Phase 1-3. 

Water quality for the project will be provided by a StormFilter vault immediately upstream of the 
detention ponds. For further information on the StormFilter and its sizing please reference Section 6 
- Runoff Treatment of this report. 

The detention ponds have been sized using WWHM2012 stormwater program. Discharges are 
designed to match developed discharge durations to pre-developed durations for the range of pre-
developed discharge rates from 50 percent of the two-year peak flow up to the full 50-year peak 
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flow.  In order to avoid the dam safety threshold, the developed site has been split into two separate 
drainage basins with one discharge location in order to maintain existing site and downstream 
hydrology. Each of the two detention ponds and its associated conveyance system has been 
designed to preform hydraulically separate from one another. 

The West Detention Pond will be sized to accommodate the runoff from the upstream basin that 
cannot be routed around the drainage facilities, as well as the mitigated runoff from the Plat of Sky 
View Ridge. The upstream basin is approximately 5.46 acres in size with 1.16 acres of impervious 
surface, which was determined from an aerial photograph. The remaining 4.30 acres of Upstream 
Basin will be modeled as lawn.  

The upstream basin tributary to the detention pond can be broken down as follows:  

Impervious Pervious Total Area 

1.16 Ac
(1)

 4.30 Ac
(2)

 5.46 Ac 

 
Notes: 
 
1.   Rooftops and Paved Areas = 1.16 Ac 
2. Modeled as till grass. 
 

The mitigate runoff from the Plat of Sky View Ridge will also be routed through the onsite drainage 
system to the South Detention Pond. The existing level spreader just north of proposed lots 57 and 
58 will be removed and a connection will be made with the terminal downstream catch basin for Sky 
View Ridge.  
 
The Developed Basin and Detention Pond for Sky View Ridge were recreated in our WWHM2012 
analysis for the West Detention Pond of Eaglemont 4 using the original WWHM sizing calculations 
for Sky View Ridge provided by Omega Engineers. For the predeveloped condition the entirety of 
Sky View Ridge was modeled as fully forested. In the developed condition both the Developed 
Basin and the Detention Pond for Sky View Ridge were recreated using the coverage areas and 
pond configuration provided by Omega Engineers. The release peak flow rates from the detention 
pond of Sky View Ridge were calculated to be as follows: 
 

2-Year Peak 10-Year Peak 100-Year Peak 

0.153 cfs 0.274 cfs 0.510 cfs 

 
For additional information on the sizing and calculations for the existing Sky View Ridge detention 
pond, please reference the Drainage Report for Sky View Ridge prepared by Omega Engineers, 
Dated March 24th, 2016 located within Appendix 5.2 of this section.  
 
Additionally the West Detention Pond has been sized to accommodate roughly half of the proposed 
impervious surface from the new roads and lot areas. It has also been sized to accommodate the 
possible future development of the Larson Property. For the purposes of sizing the pond we 
assumed the maximum density of 16 lots on the Larson Property and estimated the impervious 
coverage from this assumption. Newly constructed lots areas were assumed to be 60 percent 
impervious, and new right of way area is assumed to be 90 percent impervious. The developed 
drainage basin tributary to the West Detention Pond (Developed Basin 1) can be broken down as 
follows: 
 
 
 
 

EXHIBIT A 
Page 214 of 458

Resolution No. 008/2017 
AB17-051



  17841.001.doc 

Impervious Pervious Total Area 

9.49 Ac
(1)

 5.58 Ac
(2)

 15.07 Ac 

 
Notes: 
 
1. Roads and Sidewalks (90% of ROW) = 2.41 Ac 

Larson Roads and Sidewalks (90% of ROW) = 0.29 Ac 
Lot Area @ 60% impervious = 4.89 Ac 
Lot Area @ 60% impervious = 1.25 Ac 
Pond = 0.65 Ac 

2. Modeled as till grass. 
Eaglemont 4 = 4.11 Ac 
Larson = 1.47 Ac 

 
Additionally there is a small part of the anticipated frontage improvements for the Larson Property 
that cannot be routed to the proposed facility, due to site constraints. This area is approximately 
0.13 acres in size with 0.09 acres of impervious surface total. This area has been accounted for as 
bypass in the sizing of the West Detention Pond. New impervious surface for this area will be below 
5,000sf and will not require water quality treatment. 
 
The total area tributary to the West Detention Pond is 20.53 acres with a total impervious area of 
10.65 acres and 9.88 acres of pervious till grass, as well as the mitigated peak flows rates from the 
Plate of Sky View Ridge. Please reference Figure - 6 Developed Basin Map, located within 
Appendix 5.1 of this section for further detail. For the Detention Pond Design and sizing calculations 
please refer to Section 7 - Flow Control of this report.  
 
The East Detention Pond has been sized to accommodate the remaining proposed impervious 
surface from the new roads and lot areas to be constructed as well as the existing impervious from 
the household to remain.  Newly constructed lots areas were assumed to be 60 percent impervious, 
and new right of way area is assumed to be 90 percent impervious. The developed drainage basin 
tributary to the detention pond can be broken down as follows: 
 

Impervious Pervious Total Area 

7.63 Ac
(1)

 5.34 Ac
(2)

 12.97 Ac 

 
Notes: 
 
1.   Roads and Sidewalks (90% of ROW) = 2.80 Ac 

Lot Area @ 60% impervious = 4.18 Ac 
Pond = 0.65 Ac 

2. Modeled as till grass. 
 Eaglemont 4 = 4.58 Ac 
 Larson = 0.76 Ac 
 

The total area tributary to the East Detention Pond is 12.97 acres with a total impervious area of 
7.63 acres and 5.34 acres of pervious till grass. Please reference Figure - 6 Developed Basin Map, 
located within Appendix 5.1 of this section for further detail. For the Detention Pond Design and 
sizing calculations please refer to Section 7 - Flow Control of this report. 
 
Performance Standards 

The project is subject to the provisions of the City of Monroe’s design and development standards, 
as well as the 2005 Stormwater Management Manual for Western Washington, issued by the 
Washington State Department of Ecology.  This report, along with the accompanying plans, are 
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intended to satisfy the site plan preparation requirements outlined in the regulatory documents 
listed above. 

Hydrologic modeling was performed using the 2012 Western Washington Hydrology Model hence 
forth referred to as WWHM2012. WWHM2012 is a locally calibrated continuous simulation model 
developed by the Washington State Department of Ecology. The model evaluates several decades 
of hydrologic data to derive peak flow rate and duration information. Please reference, Section 7 - 
Flow Control, of this report for further information. 

Water quality treatment will be provided via StormFilter.  Design of this facility will be done by 
Contech Engineered Solutions; and will be in compliance with Volume V of the Washington State 
Department of Ecology regulations. Please reference, Section 6 - Runoff Treatment, of this report 
for further information. 
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SECTION 6 - RUNOFF TREATMENT  

Runoff treatment will be provided by a single StormFilter located immediately downstream of both 
detention ponds. A preliminary StormFilter sizing has been provided by Contech and is located 
within this section of the report.  

The StormFilter was sized using the full 2-year mitigated release rate both detention ponds and a 
mass loading calculation for the entire area tributary to both ponds since we are providing a single 
StormFilter unit. However, for the mass loading calculation the 9.00 acres of Sky View Ridge are 
excluded due to the fact that the Sky View Ridge is already providing water quality treatment for 
their area of the overall drainage basin. The total mass area tributary to the StormFilter for water 
quality treatment is 20.53 acres from the West Pond and 12.97 acres from the East Pond for a total 
of 33.50 acres. 18.28 acres of this total area are impervious. 
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SECTION 7 - FLOW CONTROL 

Surface runoff from the site will be routed to one of the two open detention ponds located off site on 
the Larson Property to the immediate southwest of the project site. A detailed breakdown of the 
basin areas can be located in Section 5 - On-site Stormwater management, of this report. The 
detention ponds are located offsite on the Larson Property neighboring to the immediate southwest. 
The ponds have been sized to include the anticipated runoff from the future development of the 
Larson Property, using the WWHM2012 stormwater program, and perform hydraulically separate of 
one another. Discharges are designed to match developed discharge durations to pre-developed 
durations for the range of pre-developed discharge rates from 50 percent of the two-year peak flow 
up to the full 50-year peak flow. These design calculations are provided in Appendix 7.1 located 
within this section of the report. 
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SECTION 8 - WETLANDS PROTECTION 

The site contains one small wetland area located the northwest corner of the site. The wetland is to 
be preserved within its own designated tract (Tract 994). This project will avoid disturbance within 
the wetland and provides mitigation for impacts within the buffer. No onsite areas are tributary to 
the wetland area, so no runoff is expected to be diverted away. 
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SECTION 9 - BASIN/WATERSHED PLANNING 

There are no adopted basin/watershed plans applicable to this project. 
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SECTION 10 - OPERATIONS AND MAINTENANCE 

Stormwater facilities and BMPs shall be inspected, operated and maintained in accordance with 
Sections 30.63A.575 through 30.63A.605 of Snohomish County Code.  Additional maintenance 
recommendations can be found in Volume V, Section 4 of the Snohomish County Stormwater 
Manual, including the recommendations contained on the following pages:  
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