Agenda
Edmonds Architectural Design Board
COUNCIL CHAMBERS
250 5TH AVE NORTH, EDMONDS, WA 98020
OCTOBER 18, 2017, 7:00 PM
1.

CALL TO ORDER

2.

APPROVAL OF MINUTES
1. Approval of Draft Minutes of August 2, 2017

3.

APPROVAL OF AGENDA

4.

AUDIENCE COMMENTS

5.

MINOR PROJECTS

6.

PUBLIC HEARINGS
1. Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024)

7.

CONSOLIDATED PERMIT APPLICATIONS
1. Port of Edmonds Marine Retail Building- Design Review Recommendation (PLN20170030) and
Shoreline Substantial Development Permit (PLN20170029)
2. Westgate Woods Townhomes Design Review Recommendation (PLN20160061) and Variance
Application (PLN20160060)

8.

ADMINISTRATIVE REPORTS / ITEMS FOR DISCUSSION

9.

ADB MEMBER COMMENTS

10.

ADJOURNMENT
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2.1

Architectural Design Board Agenda Item
Meeting Date:

10/18/2017

Approval of Draft Minutes of August 2, 2017
Staff Lead:

N/A

Department:
Prepared By:

Planning Division
Diane Cunningham

Background/History
N/A
Staff Recommendation
Approve the draft minutes
Narrative
The draft minutes are attached.
Attachments:
ADB170802d

Packet Pg. 2

2.1.a

DRAFT

CITY OF EDMONDS
ARCHITECTURAL DESIGN BOARD
Minutes of Regular Meeting
August 2, 2017

Board Members Present
Tom Walker, Chair
Lauri Strauss, Vice Chair
Brian Borofka
Lois Broadway
Cary Guenther
Joe Herr

Board Members Absent
Athene Tarrant (excused)

Staff Present
Mike Clugston, Senior Planner
Jen Machuga, Planner
Karin Noyes, Recorder

APPROVAL OF MINUTES
BOARD MEMBER BROADWAY MOVED THAT THE MINUTES OF JULY 5, 2017 BE APPROVED AS
SUBMITTED. BOARD MEMBER GUENTHER SECONDED THE MOTION, WHICH CARRIED
UNANIMOUSLY.
APPROVAL OF AGENDA
VICE CHAIR STRAUSS MOVED THAT THE AGENDA BE ACCEPTED AS PRESENTED. BOARD
MEMBER GUENTHER SECONDED THE MOTION, WHICH CARRIED UNANIMOUSLY.
REQUESTS FROM THE AUDIENCE:
No one in the audience indicated a desire to address the Board during this portion of the meeting.
MINOR PROJECTS: Revisions to Beach Walk Apartments located at 303 and 311 Edmonds Street and Zoned
BD2 (File #PLN20150036)
Ms. Machuga presented the Staff Report, noting that a 2-phase design review was conducted in the fall of 2015 for the 9unit apartment building at 303 Edmonds Street and minor architectural improvements to the existing building at 311
Edmonds Street. The property is located in the BD2 zone. Following the 2-phase review, the Architectural Design
Board (ADB) approved the project. However, during review of the Building Permit application for the project, staff
found that the applicant proposed a number of changes to the exterior of the building design and landscaping from what
was reviewed and approved by the ADB. Although the majority of the changes appear to be minor when looked at
individually, staff would like feedback from the Board on whether the cumulative impact of the changes is consistent
with their original decision or if the proposed changes would require the project to go through the design review process
again.
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Chair Walker called the meeting of the Architectural Design Board to order at 7:00 p.m., at the City Council Chambers,
250 - 5th Avenue North, Edmonds, Washington.

2.1.a

•

Site Plan. The footprint of the building is generally the same, with one exception. The bump out on the
northern side was originally inset into the building. As per the current proposal, the bump out would extend out
from the building towards the northern property line in order of the applicant to provide secondary access to the
building, as required by the City.

•

Landscape Plan. The raised planters that were part of the original plan were eliminated from the project, but
the applicant is still proposing plantings in these locations. Some changes were proposed to species throughout
the site, as well.

•

South Façade. The applicant is proposing changes to the size and shape of the windows, but they would still be
located in the same general locations. Some of the changes were made for building code requirements and
others for aesthetic reasons. Also, the architectural detail at the roof overhang would be less prominent, and the
deck railings were changed from metal to glass.

•

North Façade. Again, a bump out was provided in the center of the building to accommodate secondary
access. Because the bump out would extend to the property line, the applicant is proposing that the windows on
this section of the façade be eliminated to meet code requirements. The siding materials would be changed to
horizontal lap siding, and changes were made to the size and location of the windows, as well.

•

East Façade. This façade faces the existing building, and the applicant is proposing that some of the windows
be eliminated. In addition, the location and size of the remaining windows was changed. Changes to the
roofline were also made.

•

West Façade. In addition to changing the location and size of the windows, the applicant is proposing that the
architectural detail at the roof overhang be less prominent. A different railing style would be used, and the
masonry veneer at the base of the building would extend higher on the central portion of the building.

•

Existing Building. Conditions of approval stated that additional interest should be added to the existing
building by extending the painted beltcourse around all four building facades. It also specified that the paint
scheme shown in Exhibit 13 should be followed. The plan submitted as part of the Building Permit application
shows the painted beltcourse around the existing building, but is it much narrower than what was shown in
Exhibit 13, and it was raised up the side of the building to be in line with the base of the windows. It also
includes a jog on the east façade. The awning is proposed to be cedar slats instead of steal as was originally
proposed. The applicant has also proposed to reverse the colors of the building so the top would be the beige
color and the bottom the blue color. Two conditions of approval were related to the screening wall on the
exterior stairwell, and the applicant has revised the plan to follow the angle of the slope of the stairs. The new
plan shows that the planter would be removed, but in-ground landscaping would still be provided.

Ms. Machuga concluded that, based on the Board’s advice, staff can make a decision on the proposal as part of the
Building Permit process. However, if it is determined that the changes are not consistent with the ADB’s original
decision, the applicant will need to re-apply for full design review.
Board Member Borofka noted that the size of the windows on the eastern façade was reduced because of the new
building’s proximity to the existing building. He cautioned that reducing window coverage would result in more blank
space on the façade. He pointed out that changes to the existing building are covered under a different permit, and it is
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For comparison purposes, Ms. Machuga provided visuals of the original plan (Attachment 1) approved by the ADB and
the current plan proposed by the applicant. She also reminded the Board of the five conditions that were attached to the
Board’s approval (Attachment 2), which mostly related to minor exterior improvements to the existing building. She
reviewed the proposed changes as follows:

2.1.a

Board Member Herr suggested the Board consider whether or not they would have approved the current proposal for the
new building if it had been presented as part of the original design. He expressed his belief that the proposed design
would not be out of character with the surrounding neighborhood. Rather than comparing the two designs, he suggested
the Board stick with reviewing the merits of the current proposal. Ms. Machuga commented that the Board would likely
have approved most of the proposed changes if they had been presented as part of the original proposal, but she felt it
was appropriate for the Board to have an opportunity to review the cumulative impact to make sure it is in line with what
they approved.
Ms. Machuga advised that Building Permit review is a staff decision, but the Board can advise staff and provide input as
to how they feel about the changes. She invited the Board Members to provide input on what the applicant might do to
keep the project in line with what was originally approved, and she could make those recommendations to the applicant.
However, if the Board decides the changes are no longer consistent with what they reviewed and approved, the project
would need to come back for another design review.
Board Member Borofka asked how the Board could advise staff in a more formal way. Ms. Machuga responded that the
Board’s comments would be included as part of the public record. Rather than making a formal motion, the Board could
provide suggestions for her to consider when reviewing the Building Permit application.
Vice Chair Strauss asked if the code requires the applicant to provide a certain percentage of widow coverage. If so,
does the revised design meet the requirement. Ms. Machuga answered that there is no minimum or maximum
requirement for windows for this particular project, but there are building code requirements that limit the size of the
openings, and that is something the project architect could talk about in his presentation. As far as the slight changes to
the window sizes and shapes, the design would still meet the applicable design standards. The largest concern would be
the east façade where windows would be eliminated. There are codes about avoiding blank building facades, and using
different materials and a variety of windows are typically how developers meet the requirement.
Phil Frisk, PWF Architecture, Seattle, said he was present to represent the applicant. He explained the reasons for the
proposed design changes as follows:
•

South Elevation. Subtle changes were made to the sloping roof overhangs, as what was originally depicted
could not feasibly be constructed without additional modifications. Some of the window sizes were adjusted to
accommodate the required structure and to facilitate construction. Transom windows were added to the top
floor unit on the right, given the vaulted ceiling that was added, and this adds aesthetic value to the design.

•

West Elevation. The windows were changed slightly to improve the overall appearance of the building given
the relatively minor modulation in the original design. The location of the windows was changed to match up
with the actual cabinet layout in the kitchen areas of the units. The sloped roof overhang was reduced on the
right side, since what was depicted would have required a variance, as it was projecting over the public right-ofway. None of the exterior siding materials or colors were changed.
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possible that the applicant may decide to demolish rather than refurbish the existing building due to structural concerns,
etc. If that happens, the east façade would be visible and more prominent. Ms. Machuga responded that the applicant
has submitted two Building Permit applications: one for the new 9-unit building and another for the minor changes to
the existing building. It is possible to condition the Building Permit for the new building to make sure the applicant does
the proposed improvements to the existing building, but there is no guarantee that the existing building would remain
forever. At some point, the owner’s plans may change, and the City does not have the ability to require that it be
retained. It is a valid concern that the eastern façade of the new building could be more visible if the existing building is
removed.

•

North Elevation. The bump out was changed to accommodate a second exit, which the code requires. In
addition to providing space for the secondary exist, the bump out would also accommodate the sprinkler riser
room. Because this is at the back of the building, it is not highly visible, and it actually increases the building
modulation resulting in a small aesthetic improvement. However, no windows are proposed on the bump out
given its close proximity to the property line. Lap siding would be used to tie in with the more visible right side
of the north elevation. The windows were revised to meet building code requirements, as they were previously
too large given the proximity of the property line.

•

East Elevation. The windows were reduced in size from what was originally drawn due to the façade’s
proximity to the existing building. In addition, the original windows exceeded their allowable area of wall
surface. However, because the existing building is only 10 feet away, the eastern façade will not be highly
visible. The sloping roof trim was extended along the wall to provide a larger-scale architectural feature,
allowing the two types of siding to have an angled line of intersection.

•

Landscaping. Street trees would be provided along Edmonds Street. However, the planters along the south
building elevation were removed at the direction of the City, since they were in the public right-of-way.
Landscaping will still be provided in these locations.

•

Existing Building. Most of the changes proposed for the existing building are aesthetic. The horizontal trim
band was moved to make it look less random by connecting it to the existing window trim. It ends up dividing
the building into thirds to make it appear more balanced rather than top heavy.

Board Member Herr asked if there would still be fences in front of the new building for privacy, and Mr. Frisk answered
affirmatively. Chair Walker asked if landscaping would be provided inside the fenced areas along the front façade of the
building, and Mr. Frisk answered affirmatively.
Chair Walker invited the architects on the Board to comment on the proposal to change the location of the band on the
eastern elevation of the existing building. He commented that it appears more aesthetically appealing to have the band
go straight across. Board Member Broadway expressed her perspective that the band location can be less than center.
Chair Walker also asked about the materials that would be used for the two buildings, and Mr. Frisk responded that the
same brick veneer product would be used on the new building as specified in the original design.
Board Member Broadway observed that when deciding whether or not the proposed changes are “substantial,” the Board
should consider how significant the changes to footprint, height, materials and articulation are. When considering these
factors, she does not believe that the proposed changes would be considered significant. Chair Walker agreed. Board
Member Guenther agreed that the changes should not be considered substantial, as the overall materials and form are
nearly the same as the original proposal. However, he agreed it is appropriate to consider their cumulative impact on the
overall design. The remainder of the Board concurred and thanked staff for bringing the proposal to them for comment
given the large number of changes proposed by the applicant.
The Board agreed that staff could move forward with Building Permit review of the current proposal, and the project
does not need to come back for additional design review.
PUBLIC MEETING: Phase 1 District-Based Design Review for HomeStreet Bank (File #PLN20170024)
Chair Walker reviewed the rules and procedures for the hearing and then opened the hearing.
Mr. Clugston advised that the applicant is proposing a new commercial building at 614 – 616 5th Avenue South. The
project will include a new 2-story office building with a HomeStreet Bank Branch and drive-through on the 1st floor and
leasable office space on the 2nd floor. The site will be developed with surface parking and a retaining wall, as well as
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2.1.a

2.1.a

Mr. Clugston explained that, because of the size of the project, it triggered a threshold determination under the State
Environmental Policy Act (SEPA) and must be reviewed as part of a 2-phased public hearing process before the
Architectural Design Board (ADB). The process for the review is outlined in Edmonds Community Development Code
(ECDC) 20.12. Tonight’s hearing is Phase 1, where the applicant provides a preliminary conceptual design, as well as a
description of the property to be developed, noting all significant characteristics. The ADB will use this information to
make factual findings regarding the particular characteristics of the property and will prioritize the Design Guidelines
Checklist (Attachment 4) based upon these facts in addition to the design objectives of the City’s Comprehensive Plan
and within the ECDC. Following public testimony and completion of the Design Guidelines Checklist, the public
hearing must be continued to a date certain, not to exceed 120 days from the Phase 1 hearing.
Mr. Clugston further explained that the purpose of Phase 2 is to allow the applicant to design and redesign the initial
concept to address the input of the public and the ADB by complying with the prioritized Design Guideline Checklist
criteria. Once this is done, the design will be submitted to staff, who will review the proposal and schedule the project
for final review. At the Phase 2 hearing, the ADB will further review the design and make the final decision at the
conclusion of the hearing.
Mr. Clugston advised that the proposed commercial uses are permitted primary uses in the BD3 zone. The drivethrough is allowed as a secondary use, with a conditional use permit. He provided an aerial view of the subject site,
showing the proposed footprint of the new building and how it fits in with the existing surrounding uses. He noted that
the applicant has provided a number of drawings to give additional perspective, as well.
Mr. Clugston commented that, because the project is immediately adjacent to Multifamily Residential (RM) zoned
property on the west, it must maintain a 15-foot setback from the west property line. The required setback is shown on
the Architectural Site Plan in Attachment 3. The maximum height in the BD3 zone is 30 feet above average original
grade. While height calculations were not provided with Phase 1 submittal, the exterior elevation drawings in
Attachment 3 show a maximum parapet height at the northeast corner of the proposed building at 30 feet above the
finished floor. It appears that the building will comply with the applicable height requirements, but height calculations
must be submitted with the Phase 2 submittal in order to verify the proposal is consistent. The ground floor height
requirement of 12 feet for the first 45 feet of commercial space must also be maintained.
Mr. Clugston stated that no parking is required for any floor area in any building with a total footprint of less than $4,800
square feet, and the applicant is proposing a building footprint of only about 3,500 square feet. However, the applicant is
proposing a surface parking lot with 20 stalls.
Mr. Clugston reminded the Board that at least 5% of the lot area of the project must be devoted to open space. Given
that the lot area is 17,187 square feet, about 859 square feet of open space is required. The applicant is currently
proposing 860 square feet of open space in the northeast corner of the development. The space appears to be a public
plaza with seating that is accessible from the sidewalk. This arrangement appears to meet the design standard for open
space.
Mr. Clugston advised that a 15-foot setback is required on the west side of the project adjacent to the residentially-zoned
parcel, and the area must be landscaped with trees and ground cover and permanently maintained by the property owner.
In addition, a 6-foot minimum fence, wall, or solid hedge must be provided at some point in the setback. The west
retaining wall supporting the parking lot would seem to satisfy this requirement, but some type of fencing is also
proposed along the setback area. A detailed landscaping plan and a description of the fencing will be submitted as part
of Phase 2.
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new landscaping and site utilities. The two existing commercial buildings will be demolished to make room for the
project. He explained that, because the site is located in the Downtown Convenience Commercial (BD3) zone, districtbased design review is required.

2.1.a

Mr. Clugston invited the Board to conduct the public hearing and consider all applicable design guidelines and standards
referenced throughout the report, complete the Design Guidelines Checklist, and prioritize all applicable design
guidelines and objectives. The Board should also request that all height calculations and a building cross-section be
provided with the Phase 2 submittal in order to verify the proposal’s consistency with the maximum building height and
ground floor street front height requirement for the BD3 zone.
Board Member Borofka asked if signage is proposed as part of the application. Mr. Clugston answered no. He said
signage would be presented as a separate application.

Brad Barbee, MG2 Architects, Seattle, provided an overall aerial view of the subject parcels, noting that the main
façade is on the east elevation, which faces 5th Avenue. A secondary entrance will be located on the north elevation
facing the required open space to serve as an entrance from the parking area. The majority of the parking will be located
behind the building. The drive-through entrance will be located on the north side of the building, and the exit will be on
the south side. He noted that concern was raised at the pre-application meeting about the location of the drive-through.
To address these safety issues, the exit was made narrower as it approaches 5th Avenue. In addition, the windows at that
corner could provide some transparency for people in cars to see pedestrians on the sidewalk.
Mr. Barbee reviewed the proposed floor plan for the new building, noting the location of the lobby and teller area, the
significant glazing, and the open space that would be available for public use. The intent is that HomeStreet Bank would
occupy the ground floor space, and the upper floor is being designed as a future tenant space. A canopy would be
provided around the building in all of the pedestrian areas, including a covered area for people coming from the parking
lot.
Mr. Barbee provided a visual of the front façade, noting that the entrance would be located at the center of the building,
and the front ground floor elevation was designed to meet the City’s 75% glazing requirement by extending the glass all
the way to the corner. The north elevation will be off of the open space, and more details about the open space design
will be presented at the Phase 2 hearing. However, the intent is that the open space be a community gathering area, and
the project will also include a meeting room that can be used by clubs and other community groups.
Because the back façade is located close to the property line, Mr. Barbee advised that windows are not an option.
Instead, the applicant will likely propose a screening element that echoes the pattern of the windows on the other three
elevations. The intent is to prevent the creation of a blank wall. The ground floor portion of the wall will remain blank,
but it will be covered with landscaping.
Mr. Barbee provided colored renderings of the proposed building, noting the main entrance, the corner glazing, the
drive-through, the solid steel canopy, and the banding to match the dark brown storefront. For materials, they are
looking at a stone veneer system that is dark grey in color, cement plaster in both light and dark colors, and exposed steel
columns at the south and north elevations. Signage will be addressed as a separate permit.
Mr. Barbee advised that, in order to accommodate the parking area, it is necessary to grade the back portion of the lot,
and the applicant is proposing a retaining wall on the south, west and north property lines. More details about the
retaining wall will be presented at the Phase 2 hearing.
Nancy Peterson, Edmonds, said she is one of the owners in the Park Twin Condominiums directly west of the
proposed new building. She asked how much setback would be required between the proposed parking for the new
building and the existing condominiums. Mr. Clugston referred to the site plan and advised that a 15-foot setback would
be required from the west property line of the bank property to the actual bank structure. The applicant is also proposing
a retaining wall after the 15-foot setback, and the area in between would be heavily landscaped to provide a buffer. He
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Henry Kurasaki, Vice President of Architecture and Construction, HomeStreet Bank, said the bank looks forward
to locating in Edmonds and being part of the community.

2.1.a

referred to the aerial photograph, noting that the existing green strip indicates the 15-foot landscaped setback area. Ms.
Peterson asked if the existing alley would be impacted by the proposed drive-through. Mr. Clugston answered that the
bank owns the alley property, as well. A retaining wall would be constructed along the edge of the drive-through, but
there should be no change to the alleyway, itself.

Board Member Herr asked if the secondary access could be used by the bank during business hours. Mr. Barbee said it
is likely that the signage would direct bank customers to the main entrance on 5th Avenue. The secondary entrance is
meant to serve the community room. However, during non-operating hours, the bank area could be blocked off so that
the secondary use could be utilized more.
Vice Chair Strauss noted that the applicant is proposing 20 parking spaces, when none are required. She asked if the
applicant anticipates that all of the spaces will be utilized. Mr. Barbee said his client wants to maximize parking for the
bank, as well as any future tenant that occupies the upper floor.
Vice Chair Strauss asked if the proposed project would retain the existing street trees on 5th Avenue, and Mr. Barbee
answered no. However, he noted that new street trees would be planted as required by the City. He noted that the
existing trees are actually located on the subject property rather than in the public right-of-way. Vice Chair Strauss
pointed out that people often use the existing bench, and the trees provide shade. Mr. Barbee suggested that it might be
possible to retain the tree that is currently in front of the Baskin Robbins building as part of the proposed open space.
Vice Chair Strauss pointed out that the alley on the south side of the property where the drive-through exit is proposed
already has limited site distance. Extending the retaining wall all the way out to the street could make it even harder for
cars exiting from the alley to see pedestrians on the sidewalk. Mr. Barbee suggested that one option would be to pull
back the retaining wall a distance from the sidewalk to provide better site vision.
Vice Chair Strauss voiced concern that the retaining wall at the back of the subject property could end up being
enormous. Mr. Barbee said it would likely be eight to ten feet tall. Vice Chair Strauss suggested that the parking lot
could be sloped a bit in order to reduce the height of the retaining wall. Mr. Barbee advised that adjustments were made
to the drive-through exit after the pre-application meeting based on the Traffic Engineer’s concern about safety. The
original plan was to have a straight shot through to the street, but the plan was revised so that the exit aisle funnels away
from the building to improve visibility. He agreed that the retaining wall could be modified to provide for better site
distance.
Board Member Broadway said she appreciates the site triangle that is proposed on the drive-through exit, but she
questioned how effective the southeast corner glazing would be in providing additional site distance, since the City
cannot regulate what takes place inside the building, and the window may be covered. She expressed her belief that
retaining the landscaped site triangle is imperative because the City cannot control what happens to glazing on the inside
of the building.
The Board reviewed the Design Guidelines Checklist as follows:
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Board Member Herr pointed out that a person would have to walk quite far to get from the parking area to the main
entrance. He voiced concern that people would cut through the drive-through area, thus creating a safety hazard. Mr.
Barbee responded that a paved sidewalk would extend along the west side of the building, but he agreed that people
might still want to walk across the drive-through to access the front entrance. He commented that the applicant will
propose a signage package that will include directional signs throughout the parking area to point people to the entrance.

2.1.a

A. Site Planning
Low
Priority

2. Reinforce existing streetscape characteristics

High
Priority
High
Priority
High
Priority
High
Priority

3. Entry clearly identifiable from the street
4. Encourage human activity on street
5. Minimize intrusion into privacy on adjacent sites

6. Use space between building and sidewalk to provide
security, privacy and interaction (residential projects)
7. Maximize open space opportunity on site (residential
projects)
8. Minimize parking and auto impacts on pedestrians
and adjoining property
9. Discourage parking in street front

Low
Priority
N/A

10. Orient building to corner and parking away from
corner on public street fronts (corner lots)

High
Priority

High
Priority
N/A

It was noted that the existing site is developed
with two old buildings with a parking lot in the
middle.

Board Member Broadway pointed out that the
applicant has not addressed lighting for the
parking area. She is torn between the idea of
making sure the area is well lit for safety reasons,
and ensuring that the lighting is not intrusive to
the residents of the adjacent condominium.

It was discussed that all of the parking for the
proposed project would be located behind the
building.

B. Bulk and Scale
1. Reinforce existing site characteristics

High
Priority

C. Architectural Elements and Materials
1. Complement positive existing character and/or
respond to nearby historic structures
2. Unified architectural concept
3. Use human scale and human activity
4. Use durable, attractive and well-detailed finish
materials.
5. Minimize garage entrances

N/A
High
Priority
High
Priority
High
Priority
High
Priority

D. Pedestrian Environment
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1. Reinforce existing site characteristics

1. Provide convenient, attractive and protected
pedestrian entry
2. Avoid blank walls

High
Priority
High
Priority

3. Minimize height of retaining walls

High
Priority

4. Minimize visual and physical intrusion of parking
lots on pedestrian areas
5. Minimize visual impact of parking structures
6. Screen dumpsters, utility and service areas

High
Priority
N/A
High
Priority
High
Priority

7. Consider personal safety

The Board requested that the applicant identify
the retaining wall width and height in the
landscape plan. It was discussed that vines or
some other type of landscaping could be used to
soften the blank wall.
It was suggested that the applicant could slope
back the parking lot to minimize the height of the
retaining wall at the rear of the parcel, as well as
the retaining wall along the alley. Board
Member Herr cautioned that this would be
difficult given the current ADA requirements.
He also cautioned that there is not enough room
to drop the elevation of the parking lot by a few
feet. Mr. Barbee pointed out that the elevation of
the parking area was designed to minimize the
amount of grading needed. By doing some
grading and terracing the setback area, it may be
possible to reduce the height of the retaining
wall. Mr. Clugston pointed out that the code
allows structures up to three feet high to be
located in the setback area, which means that one
3-foot retaining wall could be used to terrace the
setback area into two sections. It was also
suggested that undulating the retaining wall
could help break up its mass.

E. Landscaping
1. Reinforce existing landscape character of
neighborhood

Low
Priority

2. Landscape to enhance the building or site

High
Priority
High
Priority

3. Landscape to take advantage of special site
conditions

It was noted that there is not a lot of attractive
landscaping in the area now, with the exception
of street trees.

It was noted that there are no special site
conditions.

CHAIR WALKER MOVED TO CONTINUE THE PUBLIC HEARING TO OCTOBER 4, 2017. BOARD
MEMBER GUENTHER SECONDED THE MOTION, WHICH CARRIED UNANIMOUSLY.
CONSOLIDATED PERMIT APPLICATIONS (No Public Participation):
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2.1.a

2.1.a

There were no consolidated permit applications.
ADMINISTRATIVE REPORTS/ITEMS FOR DISCUSSION:
Mr. Clugston reported that Mr. Chave is working to schedule a joint meeting between the Planning Board and ADB to
discuss design issues. There are no other projects coming before the Board for review at this time.
Mr. Clugston advised that staff is in the process of researching the possibility of whether or not it is possible for Board
Member Tarrant to switch roles to assume one of the non-resident positions on the Board.
ARCHITECTURAL DESIGN BOARD MEMBER COMMENTS:
Attachment: ADB170802d (Approval of Draft Minutes of August 2, 2017)

There were no Board Member comments.
ADJOURNMENT:
The meeting was adjourned at 8:32 p.m.

Architectural Design Board Meeting
Minutes of Regular Meeting
August 2, 2017
Page 10 of 10
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Architectural Design Board Agenda Item
Meeting Date:

10/18/2017

Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024)
Staff Lead:

Mike Clugston

Department:
Prepared By:

Planning Division
Mike Clugston

Background/History
The Board opened Phase 1 of the public hearing on the HomeStreet Bank project on August 2, 2017 and
continued it until October 4, 2017. Due to lack of quorum on October 4, the meeting was continued
again until October 18. The staff report and minutes from Phase 1 are included here as Exhibits 1 and 2.
Staff Recommendation
Pursuant to ECDC 20.12.020, when approving proposed development applications, the ADB is required
to find that the proposed development is consistent with the zoning ordinance, the design objectives of
the Comprehensive Plan, and the specific design criteria identified by the ADB during Phase 1 of the
public hearing. Based on the findings, analysis, conclusions, and exhibits of the staff report dated
September 27, 2017, staff recommends that the Architectural Design Board APPROVE the proposal
under File No. PLN20170024 with conditions as stated in the following recommended motion:
THE ARCHITECTURAL DESIGN BOARD ADOPTS THE FINDINGS, CONCLUSIONS AND ANALYSIS OF THE
STAFF REPORT AND FINDS THAT THE PROPOSAL IS CONSISTENT WITH THE ZONING ORDINANCE, THE
DESIGN OBJECTIVES OF THE COMPREHENSIVE PLAN, THE DESIGN CRITERIA IDENTIFIED DURING PHASE 1
OF THE PUBLIC HEARING, AND THE DESIGN STANDARDS OF ECDC 22.43, AND APPROVES THE PROPOSAL
WITH THE FOLLOWING CONDITIONS:
1. Staff will verify compliance of the proposal with all relevant codes and land use permit
conditions through review of building and engineering permits. Minor changes to the approved
design may be approved by staff at the time of building permit without further design review by
the Architectural Design Board as long as the design is substantially similar to that originally
approved.
2. If the Photinia hedge is removed from the 15’ landscaped setback at the west property line
during redevelopment, full compliance with the Type I planting standards found in ECDC
20.13.030.A is required for that space.
Narrative
As reviewed at Phase 1 of this public hearing on August 2, 2017, architect Brad Barbee, representing
HomeStreet Bank, submitted an application for a new commercial building at 614 - 616 5th Avenue
South. According to the applicant: “The project will include a new two-story office building with a
HomeStreet Bank branch and drive-through on the 1st floor and leasable office space on the 2nd floor.
The site will be developed with surface parking and retaining wall as well and new landscaping and site
utilities.” Two existing commercial buildings built in the 1970s and a shared parking lot will be
demolished to make room for the proposed project.
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As noted in Phase 1, projects within the Downtown Business zones are subject to district-based design
review under the regulations of Edmonds Community Development Code (ECDC) Chapter 20.12.
According to ECDC 20.01.003 and 20.12.010, district-based design review applications that trigger SEPA
review are Type III-B decisions, which require a two-phase public hearing and design decision by the
Architectural Design Board (ADB). The Phase 1 portion of the two-phase public hearing process was
conducted before the ADB on August 2, 2017. During that meeting, the hearing was continued for
Phase 2 until October 4, 2017.
According to ECDC 20.12.005.B, the purpose of the continuance of the hearing is to allow the applicant
to design or redesign the initial concept to address the input of the public and the ADB by complying
with the prioritized design guideline checklist criteria. The Applicant provided a cover letter with
responses to the prioritized design guideline checklist (Exhibit 3) and updated project plans (Exhibit 4)
for the Board's review.
Attachments:
Phase 2 Staff report
Exhibit 1 - ADB Phase 1 staff report and attachments
Exhibit 2 - ADB Phase 1 hearing minutes Aug 4 2017
Exhibit 3 - Applicant's design checklist response
Exhibit 4 - Phase 2 plan set (19 sheets)
Exhibit 5 - Courtesy notice
Exhibit 6 - Engineering Phase 2 HomeStreet comments
Ex 7 - Courtesy Notice 2
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E

CITY OF EDMONDS

PLANNING DIVISION,S REPORT & RECOMMENDATION
TO THE ARCHITECTURAL DESIGN BOARD
,'PHASE

2,

DISTRICT.BASED DESIGN REVIEW

Project:

HomeStreet Bank

File Number:

P1N20170024

Date of Report:

Se ptember

20L7

Staff Contact:
Mike Clugston, AICP, Associate P lanner
ADB Meeting:

I.

Wednesday - October 4,2OL7 at 7:00 P.M.
Edmonds Public Safety Complex: Council Chambers
250 5th Avenue North, Edmonds WA 98020

PROJECT PROPOSAL

As reviewed at Phase 1 of this public hearing on August 2,2017, architect Brad Barbee,
representing HomeStreet Bank, submitted an application for a new commercial building al614
- 6L6 5th Avenue South. According to the applicant: "The project will include a new two-story
office building with a HomeStreet Bank branch and drive-through on the 1't floor and leasable

office space on the 2nd floor. The site will be developed with surface parking and retaining wall
as well and new landscaping and site utilities." Two existing commercial buildings built in the
1970s and a shared parking lot will be demolished to make room for the proposed project.
As noted in Phase L, projects within the Downtown Business zones are subject to district-based
design review under the regulations of Edmonds Community Development Code (ECDC)

Chapter 20.12. According to ECDC 20.0L.003 and 20.L2.O10, district-based design review
applications that trigger SEPA review are Type lll-B decisions, which require a two-phase public
hearing and design decision by the Architectural Design Board (ADB). The Phase 1 portion of
the two-phase public hearing process was conducted before the ADB on August 2,20L7.
During that meeting, the hearing was continued for Phase 2 until October 4,2OL7.
According to ECDC 20.12.005.8, the purpose of the continuance of the hearing is to allow the
applicant to design or redesign the initial concept to address the input of the public and the
ADB by complying with the prioritized design guideline checklist criteria. The ADB will complete
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c. 18 9 ù

t21,sth Avenue North, Edmonds WA 98020
Phone: 425.77I.0220 . Fax: 425.771.0221 . Web: www.edmondswa.gov
DEVELOPMENT SERVICES DEPARTMENT . PLANNING DIVISION

6.1.a
HomeStreet Bank
File No. P1N20170024

their review of the design of the project and make the final decision on the design proposal at
the conclusion of the Phase 2 portion of the hearing process.

t.

Phase 1 staff report and attachments
Minutes for Phase L of the public hearing from Augu st 2,20L7
Applicant's Design checklist response
Phase 2 project materials (19 sheets), submitted September G,2OI7

2.
3.
4.
5. Courtesy Notice of Continued Public Hearing
6. Engineering Division comments

The following represents staffs findings of fact, analysis, conclusions and recommendation to
the Architectural Design Board on Phase 2 of the district-based design review process forthe

proposed project.

il. FTND|NGS
A.

&

CONCLUSTONS

NE¡GHBORHOOD CHARACTERISTICS

The subject property is located nearthe southern end of the Edmonds downtown business area
on 5th Avenue South and is at the southern end of the Downtown Alliance Boundary. The
property is zoned BD3 (Downtown Convenience Commercial) as are the parcels directly to the
north and south. To the west and east are multi- and single-family zoned and developed

properties.

B. PUBTIC NOTICE AND COMMENTS
Since the hearing was continued to a date certain during the Phase 1 portion of the hearing
process, no additional public notice of the Phase 2 portion of the hearing process is required.
However, a "Courtesy Notice of Continued Public Hearing" (Exhibit 5) was mailed to property
owners within 300 feet of the site. This courtesy notice was also posted at the subject site,
Public safety complex, Development services Department, and at the Library.

At Phase L of the public hearing, Nancy Peterson asked about the setback between the
proposed project and the existing multifamily development to the west. She also wanted to
know whether the alley would be affected by the proposed redevelopment. Staff noted that
there is a required L5'setback alongthe western property line of the project site and thatthe
setback area must be landscaped. No changes to the alley are proposed (Exhibit 2, pages 6 &
7).

No other public comments have been received as of the date of this report.

C.

TECHNICAL REVIEW COMMITTEE COMMENTS

The Phase l portion of the subject application was reviewed and evaluated bySnohomish
County Fire District #1, Public Works Department, Building Division, and Engineering Division
Page 2 of
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The following Exhibits are included with this Phase 2 staff report:

6.1.a
Homestreet Bank
File No. P1N20170024

The Engineering Division also reviewed the Phase 2 resubmittal. lt was noted that the
information provided was consistent with the ECDC Title 18 (Public Works) requirements.
Stormwater management must occur in accordance with ECDC L8.30 and the 2017 Stormwater
Addendum. Traffic impact fees will be assessed at the time of building permit issuance (Exhibit
6).

A detailed review of the entire scope of work will take place during the building permit review
process and additional comments may be provided by other reviewing groups at that time.

D.

COMPREHENSIVE PLAN

The Comprehensive Plan designation for this site is "Downtown Convenience" and the site is
also within The " Downtown/Waterfront Activity Centef' overlay. Goals and policies from
the City of Edmonds Comprehensive Plan for the Downtown/Waterfront Activity Center
related to this project include:

Downtown/Woterfront Ared Gool A. Promote downtown Edmonds os on attroctive
setting for retail, office, entertoinment and associoted businesses supported by nearby
residents and the larger Edmonds community ond as a destination for visitors from
throughout the region.

A.7 Ensure thot the downtown/waterfront ørea continues - and builds on - its
function os a key identity element for the Edmonds community.
A.2 Enhance Edmonds' visual identity by continuing its pedestrion-scale of
downtown development, enhoncing its shoreline chorocter, and protecting and
building on the strong visual quolity of the "Sth ond Main" core.
A.3 Encouroge a more active and vitol setting for new retail, office, entertainment
and ossocioted businesses supported by nearby residents and the larger

Edmonds community, downtown commerciol activity ond visitors from
throughout the region.

Downtown/Woterfront Areo Gool D. Define the downtown commercial and retail
core along streets hoving the strongest pedestrian links ond pedestrian-oriented
design elements, while protecting downtown's identity.
D.L Encouroge opportunities for new development ond redevelopment which
re i nf o rce Ed m o n d s'

ott ro ctiv e, s m a I I tow n pe d e stri a n o ri e nte d cho ra cte r.

The Comprehensive Plan also provides the following specific goal for the Downtown Mixed Use
designation:

Downtown Mixed Commercíol. This is the south end of Sth Ave, south of Wolnut.
Commercial uses would be required on the first floor, but outo-oriented uses would be
permitted in addition to general retail and service uses. To encouroge o vibront
downtown, first floor spoces should be designed with adequote ceiling height to
accommodote a ronge of retoil ond commercial uses. Weather protection would still
Page 3 of 17
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lnitial comments by these reviewers were ¡ncluded with the August 2,20L7 report to the ADB
(Exhibit 1).

6.1.a
HomeStreet Bank
File No. P1N201.70024

residentially-designated property, floor areo that is located behind the commerciol
street frontoge may be appropriate for residentiol use.
Design objectives for the downtown area addressing site design, building form, and building
façade are provided in the Comprehensive Plan (pages I25-I27).

Urhon Design Gool B: Downtown/Woterfront Activity Center. Design objectives ond
støndards should be carefully crofted for the Downtown/Woterfront Activity Center to
encourage its unique design chorocter ond importont ploce-making stotus within the city.
8.7 Vehiculor Access and Porking. Drivewoys and curb cuts should be minimized to ossure
a consistent and safe streetscope for pedestrians. When alleys are present, these
should be the preferred method of providing vehicular access to a property ond should
be used unless there is no reosonoble alternotive available. Configurøtion of porking
should support o "pork and wolk" policy that provides adequate pørking while
minimizing impacts on the pedestrian streetscope.
Findings: The existing buildings at the project site share a joint parking lot with a central
access. This arrangement would not be feasible for the redevelopment since a drive-through
bank is proposed (unlike the other Downtown Business zones, drive-through is a primary

permitted use in the BD3 zone). The centralized curb cut will be replaced by a curb cut near
the northern edge of the site at 5th Avenue and another on the south end of the site at 5th.
Staff inquired about using the alley to the south of the site but the grades involved prohibit
the use of the alley for either ingress or egress to the site. Parking is located behind the
building to the rear of the site to minimize impacts on the pedestrian streetscape (Exhibit 4,
Site Section).

8.2 Pedestrion Access and Connections. lmprove pedestrian occess from the street by
locating buildings close to the street and sidewalks, ond defining the street edge. Cross
walks at key intersections should be accentuoted by the use of speciol moteriols,
signage or poving treotments. Tronsit access ond woiting oreas should be provided
where appropriote.
Findings: The proposed building will be constructed up to the property line and the sidewalk
along 5th Avenue. Pedestrian connections to the building and open space plaza are directly
accessible from the sidewalk (Exhibit 4, 3D Model Views).
8.3 Building Entry Location. Commercial building entries should be eosily recognizable and
oriented to the pedestrion streetscope by being locoted at sidewalk grode.
Findings: The main pedestrian entry to the building is recognizable off of 5th Avenue by the
recessed entry and steel canopy above. ECDC 16.43.030.B.5 requires commercial entries
within the designated street front to be within 7 inches of the sidewalk grade. The entry
from 5th Avenue is located at sidewalk grade as is the secondary entry off of the north side of

the building at the plaza.

Page 4
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be required, but to a lesser degree than the retoil core ond only when the building was
adiacent to the sidewolk. Height and design of buildings sholl conform to the støndards
of the Downtown Mixed Commercial District. When the rear of a property odjoins a

6.1.a
Homestreet Bank
File No. P1N20170024

ottributes of the development ond encouroge outdoor interaction. ln the Waterfront
orea west of the railroad, buildings should be set back from the waterfront to preserve
ond provide o buffer from existing eoch oreos. ln the Waterfront orea, site layout
should be coordinated with existing buildings and proposed improvements to provide
views of the woter, open spoces, ond easy pedestrion access to the beoch.
Findings: The new building will contribute to a common street front at 5th Avenue. Since it is
being built to the street property line, the building will blend in well with the existing
developments to the north and south. The plaza area in the northeast corner creates a
public space which encourages outdoor interaction adjacent to the pedestrian streetscape
(Exhibit 4, Vicinity Map).

8.5 Building/Site tdentity. ln the downtown oreo, retoin a connection with the scale and
character of downtown through the use of similar moteriols, proportions, forms,
mosses or building elements. Encourage new construction to use designs that
reference, but do not replicote historic forms or potterns.
Findings: The building is consistent with the scale, proportion and character of other
buildings in the downtown area. The proposed structure is a two-story building within the
3O-foot height limit of the BD3 zone (Exhibit 4, Contextual Street Elevation).

8.6 Weother Protection. Provide o covered wolkwoy for pedestrians troveling along public
sidewalks or wolkways.
Findings: The canopies over 5th Avenue will provide cover at the main building entry and
over a portion of the sidewalk (Exhibit, Site Plan). An Encroachment Permit will be required
since they project into the right-of-way.

backlitto display lettering ond
symbols or graphic design instead of broodly lighting the face of the sign. Signage using
graphics or symbols or thot contributes to the historic choracter of a building should be
encouroged.

8.7 Signoge. Lighting of signs should be indirect or minimolly

Findings: Signage is shown for reference only on the submitted plans but signage is not
being reviewed or approved at this time. Signage will be reviewed by staff with subsequent
building permit applications for signs.
It should be noted that Washington State requires specific minimum lighting for automated
teller machines as is shown on the Photometric Site Plan in Exhibit 4. The plan shows that
light spill off the site is minimized through the use of cut-off LED fixtures. Site lighting will be
more intense at the pedestrian entries and less intense along the sidewalk at 5th Avenue and
in the parking lot and drive-aisles.

8.8 Art and Public Spoces. Public ort ond omenities such os mini parks, flower boskets,
street furniture, etc., should be provided os a normol part of the public streetscope.
Whenever possible, these elements should be continued in the portion of the privote
streetscape thot adjoins the public streetscape. ln the 4th Avenue Arts Corridor, ort
Page 5 of L7
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8.4 Building Setbacks. Create o common streetfrontage view with enough repetition to tie
eoch site to its neighbor. Encouroge the creation of public spaces to enhonce the visual

6.1.a
Homestreet Bank
File No. P1N20170024

should be o common element of building design, with greater design flexibility provided
when ort is made o centrol feoture of the design.
Findings: An open space plaza is proposed near the northeast corner of the site adjacent to
Avenue. An existing memorial bench and hanging flower basket are being relocated
within the sidewalk area near the plaza as part of the redevelopment (Exhibit 4, Site Plan).

8.9 Building Height. Create and preserve a humon scole for downtown buildings. Building
frontoges ølong downtown streetscopes should be pedestrian in scole.
Findings: The proposal is for a two-story building consistent with the 3O-foot height limit
the BD3 zone (Exhibit, Contextualstreet Elevation).

of

8.L0 Mossing. Large building mosses should be subdivided or softened using design
elements that emphasize the human scale of the streetscape. Building façades should
respect and echo historic potterns olong downtown pedestrian streets.
Findings: The mass of the building is subdivided vertically and horizontally. The building
displays a distinct top and bottom. Window variation, canopies and sunscreens, and roof
form also help to break up the building's mass (Exhibit 4, 3D Model Views).
8.1.1 Building Façode. Provide ø human scole streetscape, breoking up long foçades into

defined forms that continue o pottern of individual ond distinct tenont spaces in
commerciol and mixed use oreos. Avoid blank, monotonous and imposing building
focodes using design elements thot odd detail and emphasize the different levels of the
building (e.9. the top or cornice vs. the pedestrian level or building base).
Findings: As shown in the 3D Model Views (Exhibit 4), the building provides variation in
materials and form along 5th Avenue as well as the other facades.

8.L2 Window Voriety and Articulation. ln the downtown retail and mixed commercial
districts, building storefronts should be dominoted by cleor, transpørent gloss windows
that allow and encourage pedestriansto wolk past ond look intothe commerciol space.

Decorative trim and surrounds should be encouroged to odd interest and voriety. Upper
floors of buildings should use windows os part of the overall design to encouroge
rhythm and accents in the foçode.
Findings: Ample glass is present on the ground floor along 5th Avenue as well as on the north
and south facades (Exhibit 4, 3D ModelViews). Windows of different shapes and sizes are
shown for the upper level as well. lt appears that an anodized metal frames will be used
throughout. Metal sunscreens are also proposed within several portions of the window
system.
As conditioned, staff finds

the proposal is consistent with the above goals and design objectives

of the Comprehensive Plan.

E.

DESIGN GUIDELINES CHECKLIST

During the Phase 1 portion of the public hearing before the Board on August 2,2OL7, the ADB
established design priorities forthe subject application based on the characteristics of the site
and the surrounding area. The minutes for that meeting are in Exhibit 2, which contain a
Page 6 of 17
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F.

APPTICABTE CODES

L.

ECDC 16.43

A.

-

Downtown Business Zone (BD3l

ECDC 16.43.020 Uses

The site is located in the Downtown Business (Downtown Convenience Commercial),
BD3, zone and is subject to the requirements of ECDC 16.43. The proposal is for a
building containing commercial uses, a drive-through, and off-street parking. These are
permitted uses in the BD3 zone pursuant to ECDC 16.43.020'

B. ECDC 16.43.030

Site Development Standards

Pursuant to ECDC 16.43.030, development standards in the BD3 zone are as follows:
Minimum

Zone

Minimum

Minimum

Minimum

Lot

Minimum
Street

Minimum

Lot Area

Side

Rear

(Sq. Ft.)

width

Setback

Setbackl

Setbackl

Maximum

Height of
Ground Floor

Height2

within the
Designated

Street Front4
BD3

None

None

0'

0'

o'

30'

72'

1 The setback for buildings and structures located at or above grade (exempting buildings and
structures entirely below the surface of the ground) shall be 15 feet from the lot line adjacent
to residentially (R) zoned property.
2 Specific provisions regarding building heights are contained in ECDC 16.43.030(C).
a "Minimum height of ground floor within the designated street-front" means the vertical distance
from top to top of the successive finished floor surfaces for that portion of the ground floor
located within the designated street front (see ECDC 16.43.030(9)); and, if the ground floor is
the only floor above street grade, from the top of the floor finish to the top of the ceiling joists
or, where there is not a ceiling, to the top of the roof rafters. "Floor finish" is the exposed floor

surface, including coverings applied over a finished floor, and includes, but is not limited to,
wood, vinyl flooring, wall-to-wall carpet, and concrete, as illustrated in Figure 1-6.43-1. Figure
16.43-! shows an example of a ground floor height of 15 feet; note that the "finished" ceiling
height is only approximately 11" feet in this example

Setbacks: The project site is immediately adjacent to Mult¡ple Residential (RM-2.4)
zoned property on the west. As a result, the proposed development must maintain a
15' setback from the west property line. The setback is shown on the Site Plan in Exhibit
4.

Height: The maximum allowed height in the BD3 zone is 30 feet above average original
grade. Certain height exceptions are provided for in ECDC 16.43.030.C.3 and the
definition of "height" in ECDC 2L.40.O30. The Building Elevation sheets in Exhibit 4
indicate the building will be less than 30' in height. Height will be verified aga¡n dur¡ng
building permit review and during construction through inspections.

PageT of L7
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summary of the checklist findings. The Applicant responded specifically to each of the
prioritized elements in Exhibit 3.

6.1.a

Minimum Heisht of Ground Floor: Pursuant to E CDC 16.43.030.8, the designated street
front for the subject site is 45 feet measured perpendicular from 5th Avenue South.
Development within the designated street front in the BD3 zone must only consist of
commercial uses. The portion of the proposed building within the designated street
front area will be occupied by HomeStreet Bank.
ln addition to the requirement for the designated street front to be occupied by a
commercial use, there is also a minimum ground floor height requirement of L2 feet
within the designated street front. A Site Section was provided in Exhibit 4 which
indicates t3' 2" between the finish first floor and the second floor.
Parking: Pursuant to ECDC 16.43.030.D, no parking is required for any floor area in any
building with a total footprint of less than 4,800 square feet. Since the proposed
building footprint is only about 3,500 sq. ft., no parking is required by code. However, a
surface parking lot with 20 stalls is proposed (Exhibit 4, Site plan).
Open Space: ln accordance with ECDC 6.43.030.E, at least five percent of the lot area
oftheprojectmustbedevotedtoopenspace. W¡thalotarea o11-7,187 squarefeet,
859.35 square feet of open space is required. The proposal provides 860 sq. ft. of open
1-

space at the northeast corner of the project. The space is a landscaped plaza with
seating which is accessible from the sidewalk; that arrangement satisfies the design
standard for open space (Exhibit 4, Site plan & Landscape plan).

Screening: Per ECDC 16.43.030.H, the required setback from the R-zoned property to
the west must be landscaped with trees and groundcover. The Landscaping Plan in
Exhibit 4 shows a variety of landscaping in the area. An existing overgrown Photinia
hedge will be retained and maintained. Ground covers will separate the hedge from the
low planter next to the retaining wall. The planter will contain a mix of trees, shrubs
and ground covers.
A six-foot minimum height fence, wall or hedge must also be provided at some point
within the setback. Chain-linkfencing is indicated on Landscaping Plan, east of the
Photinia hedge to the retaining wall.

The proposal does not appear to conflict with the applicable zoning standards of ECDC
t6.43. As always, the project will be reviewed for compliance with all applicable
development standards during the building permit review process.
2.

ECDC 22.43 Design Standards

for the BD Zones

Design standards applicable to the BD zones are provided in ECDC Chapter 22.43. The
Applicant responded to many of the standards in their cover letter from the Phase 1
submittal (Exhibit L, Attachment 2). Staff's analysis of the standards follows (the Applicant's
are included here, as provided, for ease of reference). The Building Elevation and 3D Model
View sheets in Exhibit 4 show the proposed building and facades.

A.

Massing and Articulotion. lntent - To reduce the mossiveness
and bulk of large box-like buildings, and orticulate the building form to o
ECDC 22.43.010

pedestrion scale.
Page 8 of 17
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6.1.a

1.

Buildings sholl convey o visually distinct base ond top. A "bose" can be
emphasized by o different masonry pattern, more orchitectural detail, visible
plinth obove which the wall rises, storefront, canopies, or a combinotion. The
top edge is highlighted by a prominent cornice, proiecting parapet or other
architecturol element that creates a shadow line.
Applicant Comment: "The b uilding has been designed with o distinct base and top
which is emphasized by the steel belt course and steel canopies thot seporate the Lst
ond 2nd floors of the building. The 7st floor elevations of the building will olso have
lorger sections of glozing and exterior stone cladding that forms the bose of the
building. The 2nd level of the building is also defined by wood siding os well as
window sizes ond spacing thot will create o more residential oppeorance to the
design."
Staff Comment: Staff concurs. The building is somewhat boxy but the use of
different materials, canopies and parapets of different heights create a distinct
top/base feel.

2.

Building facades sholl respect ond echo historic potterns. Where o single
building exceeds the historic building width pottern, use o chonge in design
feotures (such os a combination of materiols, windows or decorotive details)
to suggest the traditionol building widths.
Applicant Comment: "The mass of the building hos been broken down into three
verticøl sections os well as three different parapet heights to creote o more
pedestri o n f ri e nd ly sca I e."
Staff Comment: Staff concurs. The three vertical sections are reminiscent of
traditional building widths in the downtown area.

B. ECDC 22.43.020 Orientøtion to Street.

lntent - To reinforce pedestrian octivity
and orientation and enhonce the liveliness of the street through building design.

1.

Building frontoges shall be primarily oriented to the odiacent street, rather
than to o parking lot or olley.

Applicant Comment: "The moin foçade is the East Elevation which foces Sth Avenue
A secondary entronce will be locoted on the North Elevation focing the required open
spoce to serve os øn entrance from the parking oreo."
Staff Comment: Staff concurs.

2.

Entronces to buildings in the BDl, BD2 ond BD4 zones shall be visible from the
street ond accessible from the adiacent sidewolk.

Applicant Comment: "Although not a requirement for BD3 zones the main entronce
will be locoted on Sth Ave and visible from the street."
Staff Comment: Staff concurs.

3.

Entronces shall be given o visually distinct orchitecturol expression by one or
more of the following elements:
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a. Higher bay(s);

Applicant Comment: "The main entry doors will be recessed 3'from the sidewolk
and foce of the building along Sth Avenue."
Staff Comment: Staff concurs.

C. ECDC 22.43.030 Ground

Detoils. lntent - To reinforce the choracter of the
streetscope by encouraging the greatest omount of visuol interest along the
Level

ground level of buildings focing pedestrian streets.

1.

Ground-floor, street-facing focades of commerciol and mixed-use buildings
shall incorporate at leost five of the following elements:
a. Lighting or hanging baskets supported by ornomentol brackets;
b. Medallions;
c. Belt courses;
d. Plinths for columns;
e. Bulkheod for storefront window;
f. Projecting sills;
g. Tile work;
h. Tronsom or clerestory windows;
i. Plonter box;
j. An element not listed here, os approved, thst meets the intent.
Applicant Comment; "Belt course, plinths for columns, trønsom ond clerestory
windows, stone mosonry wollfinish, street level landscoping at main entry"
Staff Comment: Staff concurs.

2.

floor commerciol spoce is intended to be accessible and at grade with
the sidewalk, as provided for in ECDC 16.43.030.
Ground

Applicant Comment: "The ground floor will be at sidewalk grode and will provide o
fuIly accessible building entry."
Staff Comment: Staff concurs. The ground floor commercial space is directly
accessible from and at the grade with 5th Avenue (Exhibit 4, Site Section).

D.

ECDC 22.43.040 Awníngs/Canopies and Signage. lntent - 1.) To integrate signøge
and weather protection w¡th building design to enhance business visibility ond the
public streetscape. 2) To provide clear signoge to identify eoch business or
property, ond to improve way-finding for visitors. 3) To protect the streetscape

from becoming cluttered, ond to minimize distrqction from overuse of
a

dv

e

rti se m e nt

e Ie

me

nts.

1.. Structurol canopies ore encouraged along pedestrian street fronts. lf a cønopy
is not provided, then on awning shøll be provided which is ottached to the
building using a metol or other framework.
Page 10 of 17
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b. Recessed entry (recessed ot least three feet);
c. Forecourt ond entrance ploza.

6.1.a
Homestreet Bank
File No. P1N20170024

2.

Awnings ond canopies shall be open-sided to enhance visibility of business
signage. Front valances ore permitted. Signoge is allowed on volances, but not
on volonce returns.
Staff Comment: All canopies are open-sided.

3.

Morquee, box, or convex awning or canopy shopes are not permitted.
Staff Comment: No awnings are proposed.

4.

Retroctable awnings are encouroged.
Staff Comment: No awnings are proposed.

5.

Awnings or canopies shall be locoted within the building elements that frome
storefronts, and should not conceol importont architectural details. Awnings
or conopies should be hung just below o clerestory or transom window, if it
exists.

Staff Comment: The proposed canopies define the building entries and use areas
(over the ATM and drive-through) while the sunscreens will provide shade in areas
of glazing. Neither element conceals architectural details.

6. Awnings or conopies on o multiple-storefront building should be consistent

in

chorocter, scole ond position, but need not be identical.
Staff Comment: Not a pplicable

-this

is not a

multiple-storefront building.

7. Nonstructural awnings

should be constructed using convos or fire-resistont
acrylic moterials. Shiny, high-gloss moterials ore not oppropriote; therefore,
vinyl or plastic owning moterials ore not permitted.
Staff Comment: No nonstructural awnin gs are proposed

8.

Signoge should be designed to integrote with the building ond street front.
Combinations of sign types øre encouraged, which result in a coordinoted
design while minimizing the size of individual signs.
Staff Comment: Signage is not being reviewed and approved with this design
review. However, the applicant has clearly thought about how signage may look on
the building and included possible elements on the Building Elevations in Exhibit 4
for context. Signage will be reviewed for compliance with the applicable design
standards of ECDC 22.43.04O and the sign code requirements of ECDC 20.60 when a
sign application is submitted.

9.

Blode or projecting signs which include decorative fromes, brockets or other
design elements ore preferred. Projecting signs (including bløde signs) of four
squore feet or less are permitted ond ore not counted when colculoting the

Page 11 of 17

Packet Pg. 25

Attachment: Phase 2 Staff report (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))

Staff Comment: Steel canop¡es are proposed around the building, including over the
pedestrian entrances and at 5th Avenue. No awnings are proposed but aluminum
sunscreens are proposed to provide shading to areas of glazing (Exhibit 4, Roof Plan),

6.1.a
HomeStreet Bank
File No. P1N20170024

Staff Comment: Signage will be reviewed for compliance with the applicable design
standards of ECDC 22.43.040 and the sign code requirements of ECDC 20.60 when a
sign application is submitted.
1,0. Use grophics or symbols to reduce the need to have lørge expanses of

lettering.

Staff Comment: Signage will be reviewed for compliance with the applicable design
standards of ECDC 22.43.040 and the sign code requirements of ECDC 20.60 when a
sign application is submitted.
71. lnsteod of broødly lighting the face of the sign, signoge should be indirectly
or bocklit to only disploy lettering and symbols or graphic design.

lit,

Staff Comment: Signage will be reviewed for compliance with the applicable design
standards of ECDC 22.43.040 and the sign code requirements of ECDC 20.60 when a
sign application is submitted.
L2. Signage should be given special consideration when it is consistent with or contributes to the historic choracter of sites on the Nationol Register, the Edmonds
Register of Historic Ploces, or on a city council-opproved historic survey.

Staff Comment: Not applicable. The subject site is not on the National Register, the
Edmonds Register of Historic Places, nor on a city council-approved historic survey.
73. Signage shall include decorative fromes, brackets or other design elements. An
historic sign may be used to meet this stondord.

Staff Comment: Signage will be reviewed for compliance with the applicable design
standards of ECDC 22.43.040 and the sign code requirements of ECDC 20.60 when a
sign application is submitted.

E.

ECDC 22.43.050 Trdnsporency

at

Street Level. lntent

-

To provide visual

connection between octivities inside and outside the building.

7.

The ground level facades of buildings thot

foce o designoted street front shall
hove tronspørent windows covering a minimum of 75 percent of the building
façade thot lies between an average of two feet and L0 feet obove grade.
Applicant Comment: "The ground level of the building will meet the 75% glozing
requirement os shown in the elevation obove and calculoted below:

Totolwall square footage from 2'-0" obove grade up to 10'-0"

= 52L 5F

Totol glazing provided from 2'-0" obove grøde up to 10'-0" = 408 SF
408

Page

/ 521 = .783 (78% glazing)
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amount of signoge permitted for a business in ECDC 20.60. This type of detail
can be used to satisfy one oÍ the required elements under ECDC 22.43.030(8).

6.1.a
HomeStreet Bank
File No. PlN20170024

-

+ji#ä'r-

---'-'å3#,+

105 SF

278 SF

+
+

Staff Comment: Staff concurs.

2.

To qualify as tronspørent, windows sholl not be mirrored or dorkly tinted gloss,

or prohibit visibility between the street ond interior.
Staff Comment: The 3D Model Views in Exhibit 4 appear to show transparent
window glass at the ground floor along 5th Avenue.

3.

Where transparency is not required, the facade shall comply with the
støndords under ECDC 22.43.060.
Staff Comment: Compliance with the standards of ECDC22.43.060 is discussed
below.

4.

Within the BD7 zone, ground floor windows parallel to street lot lines shall be
tronsparent and unobstructed by curtoins, blinds, or other window coverings
intended to obscure the interior from public view from the sidewalk.
Staff Comment: Not applicable since the site is not located within the BDL zone.

F.

22.43.060 Treotíng Blank Walls. lntent - To ensure that buildings do not
disploy blank, unottroctive wølls to the abutting street.

ECDC

1.

Walls or port¡ons of wolls on abutting streets or visible from residential oreos

where windows are not provided sholl hove orchitectural treotment (see
støndards under ECDC 22.43.050). At least five of the following elements sholl
be incorporated into any ground floor, street-focing foçade:
o. Mosonry (except for flot, nondecorøtive concrete block);
b. Concrete or mosonry plinth at the bose of the woll;
c. Belt courses of a different texture and color;
d. Projecting cornice;
e. Decorative tile work;

f.

Medollions;
g. Opoque or translucent glass;
h. Artwork or woll grophics;
i. Lighting fixtures;
j. Green wolls;
k. An orchitecturol element not listed obove, os approved, thot meets the
íntent.
Page 13 of 17
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#,::xt'''

6.1.a

Staff Comment: No blank buildin g walls are proposed which abut streets or are visible
from residential areas. The retaining wall supporting the parking lot is not a blank
building wall but the Applicant has proposed a stone-texture treatment to improve the
appearance of the wall. The wall is topped by a metal guard rail (Exhibit 4, Retaining
Wall Elevations).

G. ECDC 22.43.070

Building HVAC Equipment. lntent - To ensure that HVAC equipment, elevotors, and other building utility features ore designed to be a port of the
overoll building design and do not detractfrom the streetscope.

1-. Rooftop HVAC equípment, elevators and other rooftop features shall be
designed to fit ¡n with the moteriols and colors of the overall building design.
These feotures shall be locoted awoy from the building edges to avoid their
being seen from the street below. lf these features con be seen from the
adjoining street, building design sholl use screening, decoration, plontings
(e.9., rooftop gardens), or other techniques to integrote these features with
the design of the building.
Staff Comment: The building elevator is located within the slightly taller northeast
corner of the building. The rooftop HVAC equipment is to be screened as shown on
the Roof Plan (Exhibit 4). Both features fit well within the overall project.

2.

When HVAC equipment is ploced ot ground level, it sholl be integrated into
building design ond/or use screening techniques to ovoid both visual and noise
impacts on odjoining properties.
Staff Comment: Rooftop building HVAC is proposed. A new electric transformer and
the trash enclosure will be screened at the southwest corner of the parking area
(Exhibit 4, Landscape Plan).

Based on the above analysis, staff feels that the proposal, as conditioned, is consistent with
design standards contained within ECDC Chapter 22.43.

3.

ECDC 20.13 Landscaping

Requirements

20.13 contains specific landscaping requirements for new development, which the
ADB may alter in accordance with the design review chapter. The Landscape Plan (Exhibit a)
shows landscaping throughout the site. Type I would be appropriate in the west setback
adjacent to the multifamily residential parcelto create a visual barrier between the new
development and the existing. Type V landscaping is required within the parking lot. Street
trees that meet the City's Street Tree Plan are required at 5th Avenue.
ECDC

A.

ECDC

20.13.030.4

-

Type I Landscaping

Type I Landscaping.Type I londscaping is intended to provide a very dense sight

barrier to significantly seporote uses ond land use districts.

1.

Page

t4 of

Two rows of evergreen trees, o minimum of 70 feet in height and planted at
intervols of no greoter than 20 feet on center. The trees must be backed by o
sight-obscuring fence o minimum of five feet high or the required width of the
planting oreo must be increased by 10 feet; and

17

Packet Pg. 28

Attachment: Phase 2 Staff report (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))

HomeStreet Bank
File No. P1N20170024

6.1.a
HomeStreet Bank
File No. P1N20170024

2.

Shrubs o minimum of three ond one-half feet in height planted in an area ot
leost five feet in width, and other plant materiols, planted so that the ground

3.

Alternotively, the trees and shrubs may be planted on on earthen berm at
leost 75 feet in width and an overage of five feet high along its midline.

As proposed, the landscaping within the required setback adjacent to the multifamily

development to the west does not fall into one of the above categories. However, the
arrangement of existing and new vegetation appears to meet the intent of the code by
creating a dense visual screen between the two sites.
The existing Photinia hedge is overgrown but dense and in excess of 6' in height; this will
be retained and maintained. Keeping this hedge will provide continuity between the
existing multifamily development and the new development. Further to the east in the
landscaped area, a raised planter proposed adjacent to the retaining wall will contain a
mix of evergreen and deciduous trees along with shrubs and ground covers. The
evergreen Serbian Spruce and deciduous Autumn Brilliance Serviceberry along with the
proposed shrubs will buffer the retaining wall and the proposed building as they
mature.

It is recommended that the ADB approve the landscaping in this area as shown on the
Landscaping Plan since it meets the intent of the landscaping chapter in ECDC
20.13.030.4 as well as the screening requirement for the BD zone in ECDC 16.43.030.H.
However, a condition is proposed to ensurethat if the Photinia hedge is removed during
redevelopment of the site, full compliance with the Type I landscaping standards is
required for the L5'setback area.

B. ECDC 20.13.030.E - Type V Landscaping
Type V Londscaping.Type V landscoping is intended to provide visual relief ond
shade in porking oreos.

L.

Required Amount.

o.

lf the parking oreo contains no more than 50 parking spoces, ot leost L7.5
squore feet of landscape development must be provided os described in
subsection E)Q) of this section for each parking stall proposed.

2. Design.

o.

Each orea of løndscoping must contain at least L50 squore feet of area
ond must be at least four feet in any direction exclusive of vehicle
overhong. The oreo must contoin ot leost one tree o minimum of six feet
in height and with a minimum size of one and one-half inches in caliper if

deciduous. The remoining ground oreo must be landscoped with plant
materiols, decorotive mulch or unit pavers.

Page 15 of 17
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will be covered within three years;

6.1.a
HomeStreet Bank
File No. P1N20170024

b.

A londscaped oreo must be ploced ot the interior ends of each parking
row in o multiple løne porking crrea. This oreo must be at leastfourfeet
wide ond must extend the length of the odjacent parking stoll.

c.

Up to 700 percent of the trees proposed
deciduous.

d.
e.

Bioswoles integroted into parking lot designs ore strongly encouroged.

Í.

The maximum areo per plonter is L,500 squore feet for parking lots
greater thon 72,000 square feet. Planters shall be spread throughout the

The minimum oreo per plonter is 64 squore

feet.

parking lot.

g. Shode trees ore required at the røte of a minimum of one per plonter
and/or one per 1-50 squore feet of plonter.
A series of landscaped islands and other planting areas are shown in and around the
parking lot on the Landscape Plan. The amount of landscaping and its arrangement
appears to be consistent with the Type V requirements but this will be verified at

building permit.

C.

Street Trees
Street trees are required along 5th Avenue consistent with the City's Street Tree Plan.
Three Scarlet Sentinel Maples are shown in tree pits at a spacing which appears to be
consistent with the Street Tree Plan.

As conditioned, staff feels

that the proposed landscaping is consistent with the
requirements of ECDC 20.13 and the Street Tree Plan.

4.

ECDC 20.60 Sisns

While signage was shown on the project plans, this was for reference only; no signage is
being approved with this review. Signs require separate building permits and are regulated
in ECDC 20.60 and subject to the specific design standards applicable to signs in the BD
zon es (ECDC 22.43.0401.

III. RECOMMENDATION
Pursuant to ECDC 20.L2.020, when approving proposed development applications, the ADB is
required to find that the proposed development is consistent with the zoning ordinance, the
design objectives of the Comprehensive Plan, and the specific design criteria identified by the
ADB during Phase 1of the public hearing. Based on the findings, analysis, conclusions, and
exhibits of this report, staff recommends that the Architectural Design Board APPROVE the
proposal under File No. P1N20170024 with conditions as stated in the following recommended
motion:
THE ARCHITECTURAL DESIGN BOARD ADOPTS THE FINDINGS, CONCLUSIONS AND ANALYSIS OF
THE STAFF REPORT AND FINDS THAT THE PROPOSAL IS CONSISTENT WITH THE ZONING
ORDINANCE, THE DESIGN OBJECTIVES OF THE COMPREHENSIVE PLAN, THE DESIGN CRITERIA
Page

t6 of
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for the parking area moy be

6.1.a
Homestreet Bank
File No. P1N20170024

L

Staff will verify compl¡ance of the proposal with all relevant codes and land use permit
conditions through review of building and engineering permits. Minor changes to the
approved design may be approved by staff at the time of building permit without
further design review by the Architectural Design Board as long as the design is
substantially similar to that originally approved.

2.

lf th e Photin ia hedge is removed from the L5' la ndscaped setback at the west property
line during redevelopment, full compliance with the Type I planting standards found in
ECDC 20.13.030.4 is required for that space.

IV. PARTIES OF RECORD
City of Edmonds
L2t- 5th Ave North
Edmonds, WA 98020

Susan Ferriby
HomeStreet Bank
901 Union St., Suite 2000

Seattle, WA 98101
Brad Barbee
MG2 Corporation
1102 Second Ave., Suite 100
Seattle, WA 98101

Edward Pride
Snohomish County PUD
PO Box L107
Everett, WA 98206

Linda Danielson
630 5th Ave. S
Edmonds, WA 98020

Nancy Peterson
519 4th Ave. S, Unit D
Edmonds, WA 98020
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IDENTIFIED DURING PHASE 1 OF THE PUBLIC HEARING, AND THE DESIGN STANDARDS OF ECDC
22.43, AND APPROVES THE PROPOSAL WITH THE FOLLOWING CONDITIONS:

Attachment: Phase 2 Staff report (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))

6.1.a
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PLANNING DIVISION MEMORANDUM
'PUBLIC HEARING: PHASE 1"

To

The Architectural Design Board (ADB)

From:

Ø4t/"
Mike Clugston, AICP, Associate Planner

Project:

HomeStreet Bank (File No. PlN20170024)

Date of Report:

July 26,20L7

Public Hearing:
(Phase 1)

Wednesday - August 2,2017 at 7:00 P.M.*
Edmonds Public Safety Complex: Council Chambers
250 - 5th Avenue North, Edmonds, WA 98020

* Note: The public hearing will

be continued
of the two-phased design review process.

to

a date certain

for Phase

2

PROJECT PROPOSAL

Architect Brad Barbee, representing HomeStreet Bank, submitted an application for a
new commercial building at 614 - 6l-6 5th Avenue South. The site is located within the
Downtown Business - Downtown Convenience Commercial (BD3)zone.
According to the applicant: "The project will include a new two-story office building
with a HomeStreet Bank branch and drive-through on the 1't floor and leasable office
space on the 2nd floor. The site will be developed with surface parking and retaining
wall as well and new landscaping and site utilities." Two existing commercial buildings
built in the 1970s and a shared parking lot will be demolished to make room for the
proposed project.
The land use application, applicant's cover letter describing the proposal, and the
preliminary project plans are included as Attachments 1- 3.

[.

ADB REVIEW PROCESS
Because the proposed project is located in the BD3 zone, district-based design review is
required. Since the project triggered a threshold determination under the State

Exhibit 1
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6.1.b

Environmental Policy Act (SEPA), it is reviewed as part of a two-phased public hearing
process before the Architectural Design Board (ADB). This process is described in
Edmonds Community Development Code (ECDC) Chapter 20.L2 and is summarized
below.
The subject land use application begins Phase 1of the two-phased ADB public hearing
process. Pursuant to ECDC 20.12.005.4, for Phase 1 of the process, the applicant must
provide a preliminary conceptual design and must also provide a description of the
property to be developed noting all significant characteristics. The ADB will use this
information to make factual findings regarding the particular characteristics of the
property and will prioritize the design guideline checklist (Attachment 4) based upon

these facts in addition to the design objectives of the City's Comprehensive Plan and
within the Edmonds Community Development Code. Following public testimony at the
Phase t hearing and completion of the design guideline checklist by the ADB, the public
hearing must be continued to a date certain, not to exceed 120 days from the Phase 1
hearing date.
Pursuant to ECDC 2O.L2.OO5.B, the purpose of the continuance of the hearing to Phase 2
is to allow the applicant to design or redesign the initial concept to address the input of
the public and the ADB by complying with the prioritized design guideline checklist
criteria. Once this is done, the design will be submitted to staff, who will review the
proposaland schedulethe projectforfinal review (Phase 2). Staff will provide a more
detailed analysis of the proposal's compliance with the prioritized design guidelines as
well as all applicable zoning standards in advance of the Phase 2 hearing.
The ADB will further review the design of the project and will make the final decision on
the design proposal at the conclusion of Phase 2 of the public hearing. This ADB process
has been developed in order to provide for public and design professional input at an
early point in the process. lf/when approved, the applicant would then submit a

building permit application for the project. Compliance with all applicable design and
development standards are reviewed by staff as part of the building permit application.
NATURAL ENVIRONMENT

7.

Topographv: The general area slopes down east-west toward Puget Sound. The
subject site was graded in the past to create a level area on the east where the
existing buildings and parking lot are located. A small slope to the west of the
parking area leads down to a separate flat undeveloped area.

2.

Critical Areas: A Critical Areas Checklist was reviewed in under Fil e No.
CR420170073 and it was determined that no critical areas were located on nor
adjacent to the site, and a "Waiver" was issued.

3. SEPA Review: Review under the State Environmental Poli cy Act (SEPA) was required
for this project because the proposed project exceeds 4,OOO square feet of new
building area. A SEPA checklist was submitted with the application and a
Determination of Nonsignificance was issued on July !L,2Ot7 (Attachment 8).
HomeStreet Bank
PLN20l-70024
Page 2 of 7
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6.1.b

Notice of the SEPA determination was included with the Notice of Application and
Public Hearing for the project (Attachment 9).
IV

DEPARTMENTAL TECH NICAL COMMENTS

The Phase L portion of the subject application was reviewed and evaluated by
Snohomish County Fire District #1, Public Works Department, Building Division, and
Engineering Division (Attachment 10).
Snohomish County Fire District #1 and the Building and Engineering Divisions did not
have comments at this stage in the review process.
The Public Works Department's Recycling Coordinator reviewed the project and noted
that the proposed location of the trash enclosure near the southwest corner of the site
was adequate.

Additional review will be conducted by all applicable departments at the time of the
Phase 2 submittal as well as at the time of building permit review. Additional comments
may be provided by other departments during these reviews.
V

DEVELOPMENT CODE AND COMPREHENSIVE PLAN ANALYSIS

t.

ECDC 16.43

A.

-

Downtown Business Zone (BD3)

ECDC L6.43.020 Uses

The site is located in the Downtown Business - Downtown Convenience
Commercial (BD3) zone and is subject to the requirements of ECDC 16.43
(Attachment 5). The current proposal is for a commercial building, drivethrough, surface parking, and related site improvements. These are all
permitted primary or secondary uses in the BD3 zone.

B.

Pursuant to ECDC L6.43.030, development standards in the BD3 zone are as
follows:
Minimum
Height of
Minimum
Zone

Minimum

Lot Area

Lot

Minimum
Street

(sq. Ft.)

width

Setback

Minimum

Minimum

Side

Rear

Setbackl

Setbackl

Maximum
Height2

Ground
Floor

within the
Designated
Street
Fronta

BD3

None

None

0'

0'

o'

30'

T2,

1 The setback for buildings and structures located at or above grade (exempting buildings and
structures entirely below the surface of the ground) shall be
(R) zoned property.

1,5

feet from the lot line adjacent

to residentially

2 Specific provisions regarding building heights are contained in

ECDC 16.43.030(C).

Homestreet Bank
P1N20170024
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6.1.b

4 "M¡nimum height of ground floor within the designated street-front"

means the vertical
distance from top to top of the successive finished floor surfaces for that portion of the ground
floor located within the designated street front (see ECDC 16.43.030(B));and, if the ground
floor is the only floor above street grade, from the top of the floor finish to the top of the
ceiling joists or, where there is not a ceiling, to the top of the roof rafters. "Floor finish" is the
exposed floor surface, including coverings applied over a finished floor, and includes, but is not
limited to, wood, vinyl flooring, wall-to-wall carpet, and concrete, as illustrated in Figure 16.431. Figure 1,6.43-1, shows an example of a ground floor height of 15 feet; note that the
"finished" ceiling height is only approximately 11 feet in this example.

C.

Setbacks. The project site is immediately adjacent to Mult¡ple Residential (RM2.41zoned property on the west. As a result, the proposed development must
maintain a l-5' setback from the west property line. The setback is shown on the
Architectural Site Plan in Attachment 3.

D. Height.

The maximum allowed height in the BD3 zone is 30 feet above average
grade.
original
Certain height exceptions are provided for in ECDC 16.43.030.C.3
and the definition of "height" in ECDC 21.40.030. While height calculations were
not provided with the Phase I submittal, the Exterior Elevations drawings in
Attachment 3 do show a maximum parapet height at the northeast corner of the
proposed building at 30' above finished floor. While ¡t appears that the
proposed building will comply with the applicable height requirements, height
calculations should be provided with the Phase 2 review submittal in order to
verify the proposal is consistent with the height requirements.

E. Minimum Height of Ground Floor. Pursuant to ECDC 16.43.030.8,

the

designated street front for the subject site is 45 feet measured perpendicular
from 5th Avenue South. Development within the designated street front in the
BD3 zone must only consist of commercial uses. The portion of the proposed
building within the designated street front area will be occupied by HomeStreet
Bank.

ln addition to the requirement for the designated street front to be occupied by
there is also a minimum ground floor height requirement of
12 feet within the designated street front. Building cross-sections showing floor
heights should be provided with the Phase 2 review submittal in order to verify
the proposal is consistent with the floor height requirements.
a commercial use,

F.

Parking. Pursuant to ECDC 16.43.030.D, no parking is required for any floor area
in any building with a total footprint of less than 4,800 square feet. Since the
proposed building footprint is only about 3,500 sq ft, no parking is required by
code. However, a surface parking lot with 20 stalls is proposed (Attachment 3,
Site Plan).

G. Open Space. ln accordance with ECDC 16.43.030.E, at least five percent of the
lot area ofthe project must be devoted to open space. With a lot area of L7,L87
square feet, 859.35 square feet of open space is required. The proposal provides
860 sq ft ofopen space at the northeast corner ofthe development. The space
HomeStreet Bank
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appears to be a public plaza with seating which is accessible from the sidewalk;
that arrangement satisfies the design standard for open space (Attachment 3,
Site Plan).

T2Di rict-Based

2

Des

n Guideli

A.

Pursuant to ECDC 2O.L2.O7O.A, the ADB must use the design guidelines and
design review checklist applicable to the district-based design review process for
its review. These guidelines and checklist are included for reference as
Attachment 4. The ADB will use the checklist to prioritize the design guidelines
for the subject proposal.

B.

Compliance with the district-based design guidelines will be reviewed by the ADB
during Phase 2 of the review process.
2

3

L

Landsca in

utreme

A.

contains specific landscaping requirements for new developments,
which the ADB is allowed to interpret and modify according to ECDC 20.13.000.

B.

As noted previously, a 15'setback is required on the west side of the project
since it is adjacentto a residentially-zoned parcel in that location. Accordingto
ECDC 16.43.030.H, the required setback from R-zoned property shall be
landscaped with trees and ground cover and permanently maintained by the
owner of the BD lot. A six-foot minimum height fence, wall or solid hedge shall

ECDC 20.L3

be provided at some point in the setback. The west retaining wall supporting the
parking lot would seem to satisfy that requirement (Attachment 3, Southwest 3D
view) but some type of fencing is also proposed around the setback area
(Attachment 3, Site Plan). A landscaping plan and a description of fencing
materials will be submitted for the Phase 2 review to evaluate the vegetation
within the L5' setback area and around the remainder of the site.

C. Street trees will be required that

4.

5.

ECDC 22.43 Desien Standards

comply with the City's Street Tree Plan.

for the BD Zones

A.

Design standards applicable to the BD zones are provided in
(Attachment 6).

B.

The cover letter in Attachment 2 describes how the applicant believes the
project meets the standards. Compliance with the BD design standards will be
reviewed by the ADB in detail during Phase 2 of the review process.

Comorehensive Plan U

A.

ECDC

Chapter 22.43

Desisn Obiectives

ln addition to the design guidelines applicable to the district-based design review
process and the BD-zone design standards, the proposal must also comply with
the applicable downtown design objectives of the Comprehensive Plan because
the site is designated "Downtown Convenience" and within the
"Downtown/Waterfront Activity Center" overlay. Refer to Pages 125 through

HomeStreet Bank
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127 of the December 2016 Comprehensive Plan for the downtown design
objectives (Attachment 7).

B.

Compliance with the downtown design objectives of the Comprehensive Plan
will be reviewed by the ADB during Phase 2 of the review process.

PUBLIC NOTICE

VI

A "Notice of Application, Public Hearing, and SEPA Determination" was issued on July
It,2Ot7. This notice was posted at the subject site, Public Safety Complex, Community
Development Department, and at the Library. The notice was also mailed to property
owners within 300 feet of the site and published in the Everett Herald. The public
notice materials are included as Attachment 9. The City has complied with the noticing
provisions of ECDC 20.03.
Two comments have been received to date. Edward Pride from the Snohomish County
Public Utilities District #1 noted that there is sufficient electrical system capacity for the
proposed development (Attachment 11). He noted that any new or upgrade work must
meet District policy and will be paid for by the developer.
Linda Danielson, a resident at 630 5th Ave. S, questioned the need for another bank in
Edmonds (Attachment 12). As was noted previously in this report, banks and drivethrus are allowed uses in the BD3 zone where the site is located. While a number of
other uses are also allowed, a bank is requested and there is nothing in code that would

give preference to one allowed use versus another. Traffic from the proposed uses will
be mitigated through collection of traffic impact fees (Attachment 13), which will be
assessed at issuance of the future building permit.

vil

CONCLUSION AND RECOMMENDATION

Pursuant to ECDC 20.I2.O20.A.1, the purpose of Phase 1 of the public hearing process is
for the ADB to identify the relative importance of design criteria that will apply to the
project proposal during the subsequent design review. The basic criteria to be
evaluated are listed on the design guideline checklist. ln identifying the relative
importance of the design criteria, the ADB must use the applicable design criteria of the
BD3 zone, the downtown design objectives in the Comprehensive Plan, and any relevant
district-specific design objectives of ECDC Chapters 20.12 and 20.13.
Staff recommends that the ADB conduct the following after the public comment portion
of the Phase 1 public hearing:

L.

Consider all applicable design guidelines and standards referenced throughout this
report and must complete the design guidelines checklist in Attachment 4,
prioritizing all applicable design guidelines and objectives.

2.

Request that height calculations and a building cross-section be provided with the
Phase 2 review submittal in order to verify the proposal's consistency with the

maximum building height and ground floor street front height requirements for the
BD3 zone.
HomeStreet Bank
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3. The public hearing

must be continued to a date certain for Phase 2 of the public
hearing process, not to exceed 120 days from the Phase 1 meeting date.

VIII.

PARTIES OF RECORD

City of Edmonds
121 5th Ave N

Edmonds, WA 98020

Susan Ferriby
HomeStreet Bank
901 Union St., Suite 2000

Brad Barbee
MG2 Corporation
LLOl Second Ave., Suite 100
Seattle, WA 9810L
Linda Danielson
630 5th Ave. S
Edmonds, WA 98020

Seattle, WA 98101
Edward Pride
Snohomish County PUD
PO Box 1-107
Everett, WA 98206

IX.

ATTACHMENTS

L. Land Use Application
2. Applicant's Cover Letter
3. Preliminary Project Plans (Phase L)
4. Design Guideline Checklist
5. ECDC 16.43: BD - Downtown Business
6. ECDC22.43: Design Standards for the BD Zones
7. Comprehensive Plan Excerpt Urban Design Goal B: Downtown/Waterfront Activity
Center
8. SEPA Checklist and Determination of Nonsignificance
9. Public Notice Materials for Phase L
10. Departmental technical comments
11. PUD comment
12. Danielson comment
L3. Traffic impact analysis
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PLEASE NOTE THATALL INFORMATION CONTAINED WITHIN THE APPLICATION IS A PUBLIC RECOR-D

PRoPERTY ADDRESS ON LOCATTON
PRoJECT NAME (IF APPLICABLE)

PRoPERTYOwNnN

'

614-616 sTH AVENUE SOUTH, EDMONDS. WA 98020
HOMESTREET BANK - EDMONDS BRANCH

PHONE

HOMESTREET BANK

#

206-38e-6314

ADDRESS 601 UNION STREET. SUITE 2OOO SEATTLE WA 9810I

E-MAIL

p-q1

SUSAN.FERRIBY@HOMESTREET.COM

TAX ACCOLINT #

27032600-100900,27032600-102900,27032600-102300

#

spC. 26

DESCRTPTTON OF PROJECT OR PROPOSED USE (ATTACH COVER LETTER AS
REFER TO ATTACHED COVER LETTER

DESCRIBE

How

206-389-6351

TWp

27

RNc.

03

NECESSARY)_

THE PRoJECT MEETS APPLICABLE CODES (ATTACH COVER LETTER AS NECESSAR v\
REFER TO ATTACHED COVER LETTER

APPLICANT

Fex

BRAD.BARBEE@ MG2.COM

CoNr¡,cr PnRsoN/AcnNr
ADDRESS

E-MAIL

206-962-6639

1101 SECOND AVENUE, SUITE 1OO, SEATTLE WA 9810í

ADDRESS

E-MAIL

PHo\rB #

BRADBARBEE

#

N/A

PHoNE#

BRAD BARBEE

206-962-6639

1101 SECONDAVENUE, SUITE 100, SEATTLEWA98101

Fex#

BRAD.BARBEE@ MG2.COM

N/A

The undersigned applicant, and his/her/its heirs, and assigns, in consideration on the processing of the application agrees to
release, indemnifu, defend and hold the City of Edmonds harmless from any and all damages, including reasonable attorney's
fees, arising from any action or infraction based in whole or part upon false, misleading, inaccurate or incomplete information
fumished by the applicant, his/her/its agents or employees.

By my signature, I certify that the information and exhibits herewith submitted are true and correct to the best of my knowledge
the behalf of the owner as listed below
I am authorized to file this

DArE

SIGNATURE OF APPLIC,\}{T/AGENT

0510312017

Owner's
certiff under the penalty of perjury under the laws of the State of
true and correct statement: I have authorized the above ApplicanlAgent to apply for the

I,

w

that the following

subject land use application, and grant
subject propefty for the purposes

of
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permission for the public officials and the staff of the City of Edmonds to enter the
to this application.
and

DATE

SIGNATURE OF OWNER

.,

(42s) 771-0220.
Revised on 8/22/12
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MEMO

To

Mike Clugston
City of Edmonds

Date

May 30th, 2017

Project

HomeStreet Bank
Edmonds, WA

Planning Division

Project Number

121 5th Ave N

15-5117-01A

Edmonds, WA 98020
From

Brad Barbee, Applicant

Cc
RE

File
Summary of Design Conformance for Zone BD3 (ADB Review Phase 1)
HomeStreet Bank – 614-616 5 th Avenue South
Permit #: PRE #20170003
Dear Mr. Clugston,
The attached drawing package is being submitted for Architectural Design Board Phase 1 Review
of the HomeStreet Bank in Edmonds, WA at 614-616 5 th Avenue South. The project includes the
demolition of two existing commercial buildings and parking lot. The project will include a new
two-story building with a HomeStreet Bank branch and drive-through on the 1 st floor and leasable
office space on the 2nd floor. The site will be developed with surface parking and retaining wall as
well and new landscaping and site utilities.
The site is located within the BD3 (Downtown Convenience Commercial) which allows for
office/retail as well as drive-in/through businesses. The project meets zoning requirements as
follows:
Setback – a 15’ setback is being provided along the western edge adjacent to the residential area
Height – 30’ max, building is currently designed for 30’
Building massing – see comments below under massing and articulation
Open space – a 860 SF open space is being provided:
•

Lot area: 17,187 SF x .05 = 859.35

Below are how we are addressing the requirements listed in the Edmonds Community
Development Code for BD Zones:
22.43.10

1.

Massing and articulation.

Buildings shall convey a visually distinct base and top. A “base” can be emphasized by a different
masonry pattern, more architectural detail, visible plinth above which the wall rises, storefront,
canopies, or a combination. The top edge is highlighted by a prominent cornice, projecting
parapet or other architectural element that creates a shadow line.

Attachment 2
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•

2.

The building has been designed with a distinct base and top which is emphasized by the
steel belt course and steel canopies that separate the 1st and 2nd floors of the building.
The 1st floor elevations of the building will also have larger sections of glazing and
exterior stone cladding that forms the base of the building. The 2nd level of the building is
also defined by wood siding as well as window sizes and spacing that will create a more
residential appearance to the design.
Building facades shall respect and echo historic patterns. Where a single building exceeds the
historic building width pattern, use a change in design features (such as a combination of
materials, windows or decorative details) to suggest the traditional building widths.
• The mass of the building has been broken down into three vertical sections as well as
three different parapet heights to create a more pedestrian friendly scale.

22.43.20

Orientation to street.

1.

Building frontages shall be primarily oriented to the adjacent street, rather than to a parking lot or
alley.
• The main façade is the East Elevation which faces 5th Avenue. A secondary entrance will
be located on the North Elevation facing the required open space to serve as an entrance
from the parking area.
2. Entrances to buildings in the BD1, BD2 and BD4 zones shall be visible from the street and
accessible from the adjacent sidewalk.
• Although not a requirement for BD3 zones the main entrance will be located on 5 th Ave
and visible from the street.
3. Entrances shall be given a visually distinct architectural expression by one or more of the
following elements: Higher bay(s); Recessed entry (recessed at least three feet); Forecourt and
entrance plaza.
•
The main entry doors will be recessed 3’ from the sidewalk and face of the building along
5ht Avenue
22.43.30

1.

Ground level details.

Ground-floor, street-facing facades of commercial and mixed-use buildings shall incorporate at
least five of the following elements:
Lighting or hanging baskets supported by ornamental brackets; Medallions; Belt courses; Plinths
for columns; Bulkhead for storefront window; Projecting sills; Tile work; Transom or clerestory
windows; Planter box; An element not listed here, as approved, that meets the intent.
•

Belt course, plinths for columns, transom and clerestory windows, stone masonry

wall finish, street level landscaping at main entry
2. Ground floor commercial space is intended to be accessible and at grade with the sidewalk, as

provided for in ECDC 16.43.030.
•

The ground floor will be at sidewalk grade and will provide a fully accessible
building entry.

Attachment 2
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22.43.40

1.

22.43.050 Transparency at street level.

The ground level facades of buildings that face a designated street front shall have transparent
windows covering a minimum of 75 percent of the building facade that lies between an average of
two feet and 10 feet above grade.

•

The ground level of the building will meet the 75% glazing requirement as shown
in the elevation above and calculated below:
Total wall square footage from 2’-0” above grade up to 10’-0” = 521 SF
Total glazing provided from 2’-0” above grade up to 10’-0” = 408 SF
408 / 521 = .783 (78% glazing)

We feel that the City of Edmonds will find this project to be beneficial to the community as well as
complementary to the existing neighborhood. Please let me know if you have any questions.

Sincerely,

Brad Barbee
Associate, MG2

Attachment 2
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PROJECT DATA
PROJECT ADDRESS:
614-616 5TH AVE S
EDMONDS, WA 98020
PARCEL NUMBERS:
27032600100900, 27032600102900
PROJECT SCOPE:
TWO STORY BANK WITH 2ND FLOOR FUTURE OFFICE TENANT SPACE. BANK
INCLUDES A DRIVE-THRU ATM AND TELLER MACHINE. WORK INCLUDES
STRUCTURAL PARTITIONS, EXTERIOR MATERIALS, INTERIOR NON-STRUCTURAL
PARTITIONS, SUSPENDED CEILINGS AND INTERIOR FINISHES, SITE
DEVELOPMENT, MECHANICAL, ELECTRICAL & PLUMBING
SITE AND BUILDING DATA :
BUILDING TYPE: V-B (NO SPRINKLERS)
IBC OCCUPANCY TYPE: GROUP B
ZONING: BD3
LOT AREA: 17,187 SF TOTAL

HOMESTREET BANK
614 - 616 5TH AVE S, EDMONDS, WA 98020
0
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HOMESTREET BANK
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ROOFTOP MECHANICAL UNITS
ROOF DRAINS
ROOF ACCESS
STEEL CANOPY BELOW
ALUMINUM SUNSCREEN BELOW

HOMESTREET BANK
614 - 616 5TH AVE S, EDMONDS, WA 98020
0
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Applying the Design Guidelines
When designing projects and issuing permits for new developments, applicants
and City staff will rely on these guidelines to help define specific design
conditions that will be required for project approval. As these design guidelines
get applied to particular development projects, some important things to
remember are:
1. Each project is unique and will pose unique design issues. Even two
similar proposals on the same block may face different design
considerations. With some projects, trying to follow all of the guidelines
could produce irreconcilable conflicts in the design. With most projects,
reviewers will find some guidelines more important than others, and the
guidelines that are most important on one project might not be important
at all on the next one. The design review process will help designers and
reviewers to determine which guidelines are most important in the context
of each project so that they may put the most effort into accomplishing the
intent of those guidelines.
2. Project must be reviewed in the context of their zoning and the zoning of
their surroundings. The use of design guidelines is not intended to change
the zoning designations of land where projects are proposed; it is intended
to demonstrate methods of treating the appearance of new projects to
help them fit their neighborhoods and to provide the Code flexibility
necessary to accomplish that. Where the surrounding neighborhood
exhibits a lower development intensity than is current zoning allow, the
lower-intensity character should not force a proponent to significantly
reduce the allowable size of the new building.
3. Many of the guidelines suggest using the existing context to determine
appropriate solutions for the project under consideration. In some areas,
the existing context is not well defined, or may be undesirable. In such
cases, the new project should be recognized as a pioneer with the
opportunity to establish a pattern or identity from which future
development can take its cues. In light of number 2 above, the site’s
zoning should be considered an indicator of the desired direction for the
area and the project.
4. Each guideline includes examples and illustrations of ways in which that
guidelines can be achieved. The examples are just that – examples. They
are not the only acceptable solution. Designers and reviewers should
consider designs, styles and techniques not described in the examples but
that fulfill the guideline.
5. The checklist which follows the guidelines (Checklist) is a tool for
determining whether or not a particular guideline applies to a site, so that
the guidelines may be more easily prioritized. The checklist is neither a
regulatory device, nor a substitute for evaluating a sites conditions, or to
summarize the language of examples found in the guidelines themselves.
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Considering the Site
Edmond’s Land Use Code sets specific, prescriptive rules that are applied
uniformly for each land use zone throughout the city. There is little room in the
Code’s development standards to account for unique site conditions or
neighborhood contexts. A project architect can read the Code requirements and
theoretically design a building without ever visiting the site.
However, to produce good compatible design, it is critical that the project’s
design team examine the site and its surrounding, identify the key design
features and determine how the proposed project can address the guidelines’
objectives. Because they rely on the project’s context to help shape the project,
the guidelines encourage an active viewing of the site and its surroundings.
For a proposal located on a street with a consistent and distinctive architectural
character, the architectural elements of the building may be key to helping the
building fit the neighborhood. On other sites with few attractive neighboring
buildings, the placement of open space and treatment of pedestrian areas may
be the most important concerns. The applicant and the project reviewers should
consider the following questions and similar ones related to context when looking
at the site:
What are the key aspects of the streetscape? (The street’s layout and
visual character)
Are there opportunities to encourage human activity and neighborhood
interaction, while promoting residents’ privacy and physical security?
How can vehicle access have the least effect on the pedestrian
environment and on the visual quality of the site?
Are there any special site planning opportunities resulting from the site’s
configuration, natural features, topography etc.?
What are the most important contextual concerns for pedestrians? How
could the sidewalk environment be improved?
Does the street have characteristic landscape features, plant materials,
that could be incorporated into the design?
Are there any special landscaping opportunities such as steep
topography, significant trees, greenbelt, natural area, park or boulevard
that should be addressed in the design?
Do neighboring buildings have distinctive architectural style, site
configuration, architectural concept?
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Design Guidelines Checklist
This checklist is intended as a summary of the issues addressed by the
guidelines. It is not meant to be a regulatory device or a substitute for the
language and examples found in the guidelines themselves. Rather, it is a tool
for assisting the determination about which guidelines are the most applicable on
a particular site.

A.

Site Planning
N/A

Lower
Priority

Higher
Priority

N/A

Lower
Priority

Higher
Priority

1. Reinforce existing site characteristics
2. Reinforce existing streetscape characteristics
3. Entry clearly identifiable from the street
4. Encourage human activity on street
5. Minimize intrusion into privacy on adjacent sites
6. Use space between building and sidewalk to
provide security, privacy and interaction (residential
projects)
7. Maximize open space opportunity on site
(residential projects)
8. Minimize parking and auto impacts on pedestrians
and adjoining property
9. Discourage parking in street front
10. Orient building to corner and parking away from
corner on public street fronts (corner lots)

B.

Bulk and Scale

1. provide sensitive transitions to nearby, lessintensive zones
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Architectural Elements and Materials
N/A

Lower
Priority

Higher
Priority

N/A

Lower
Priority

Higher
Priority

N/A

Lower
Priority

Higher
Priority

1. Complement positive existing character and/or
respond to nearby historic structures
2. Unified architectural concept
3. Use human scale and human activity
4. Use durable, attractive and well-detailed finish
materials
5. Minimize garage entrances

D.

Pedestrian Environment

1. Provide convenient, attractive and protected
pedestrian entry
2. Avoid blank walls
3. Minimize height of retaining walls
4. Minimize visual and physical intrusion of parking lots
on pedestrian areas
5. Minimize visual impact of parking structures
6. Screen dumpsters, utility and service areas
7. Consider personal safety

E.

Landscaping

1. Reinforce existing landscape character of
neighborhood
2. Landscape to enhance the building or site
3. Landscape to take advantage of special site
conditions
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A-1: Responding to Site Characteristics
The siting of buildings should respond to specific site conditions
and opportunities such as non-rectangular lots, location on
prominent intersections, unusual topography, significant
vegetation and other natural features.
Explanations and Examples
Site characteristics to consider in project design include:
1) Topography
•

Reflect, rather than obscure, natural topography. For
instance, buildings should be designed to "step up"
hillsides to accommodate significant changes in elevation.

•

Where neighboring buildings have responded to similar topographic conditions
in their sites in a consistent and positive way, consider similar treatment for
the new structure.

•

Designing the building in relation to topography may help to reduce the
visibility of parking garages.

2) Environmental constraints
•

Site buildings to avoid or lessen the impact of development on
environmentally critical areas such as steep slopes, wetlands and stream
corridors.

3) Solar orientation
•

The design of a structure and its massing on the site can enhance solar
exposure for the project and minimize shadow impacts on adjacent structures
and public areas.

4) Existing vegetation
•

Careful siting of buildings can enable significant or important trees or other
vegetation to be preserved.

5) Existing structures on the site
•

Where a new structure shares a site with an existing structure or is a major
addition to an existing structure, designing the new structure to be
compatible with the original structure will help it fit in.

A-2: Streetscape Compatibility
The siting of buildings should acknowledge and reinforce the
existing desirable spatial characteristics of the right-of-way.
Explanation and Examples
The character of a neighborhood is often defined by the
experience of traveling along its streets. We often perceive
streets within neighborhoods as individual spaces or "rooms."
How buildings face and are set back from the street determine
the character and proportion of this room.
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A-3: Entrances Visible from the Street
Entries should be clearly identifiable and visible from the
street.
Explanation and Examples
Entries that are visible from the
street make a project more
approachable and create a sense of
association among neighbors.

A-4: Human Activity
New development should be sited and designed to
encourage human activity on the street.
Explanation and Examples
Livelier street edges make for safer streets. Ground floor
shops and market spaces providing services needed by
residents can attract market activity to the street and
increase safety through informal surveillance. Entrances,
porches, awnings, balconies, decks, seating and other
elements can promote use of the street front and provide
places for neighborly interaction. Siting decisions should
consider the importance of these features in a particular
context and allow for their incorporation.
Also, architectural elements and details can add to the
interest and excitement of buildings and spaces. Elements from the following list
should be incorporated into all projects. Projects in pedestrian oriented areas of the
City should include an even greater number of these details due to the scale of the
buildings and the proximity of the people that will
experience them.
Lighting or hanging baskets supported by
ornamental brackets
Belt courses
Plinths for columns
Kickplate for storefront window
Projecting sills
Tilework
Transom or clerestory windows
Planter box
Variations in applied ornament, materials, colors
or trim.
An element not listed here, as approved, that
meets the intent.
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In pedestrian oriented areas, ground floor commercial
space is encouraged to be at grade with the sidewalk.
If the entrance can not be located at the grade of the
sidewalk, special care must be taken to ensure that
there is both a visual and physical connection between
the pedestrian way and the entrance that enhances
the pedestrian orientation of the building.
The ground level façades of buildings that are oriented
to street fronts in the CW, BC, BN, and BP zones shall
have transparent windows to engage the public. To
qualify as transparent, windows shall not be mirrored
or darkly tinted glass, or prohibit visibility between
the street and interior. Where transparency is not
provided, the façade shall comply with the guidelines
under the section ‘Treating Blank Walls’.

In the Downtown Commercial Core
The ground level façades of buildings that are oriented to streets should have a
substantial amount of transparent windows, especially in the retail core. A primary
function of the pedestrian oriented retail core is to allow for the visual interaction
between the walking public and the goods and services businesses located on the
first floor are providing.
To qualify as transparent, windows shall not
be mirrored or darkly tinted glass, or prohibit
visibility between the street and interior.
Where transparency is not provided, the
façade shall comply with the guidelines under
the section ‘Treating Blank Walls’. Buildings
that are entirely residential do not have a
specific transparency requirement. However,
all-residential buildings shall be treated as if
they have blank walls facing the street and
must comply with the guidelines under the
section ‘Treating Blank Walls’. That portion of
Ground level spaces that opens up to the
sidewalk through means of sliding or roll up
doors shall be considered to comply with any
transparency requirements regardless of the amount of
glass in the opening.
Awnings are encouraged along pedestrian street fronts.
They may be structural (permanently attached to and
part of the building) or non-structural (attached to the
building using a metal or other framework). To enhance
the visibility of business signage retractable awnings are
encouraged and should be open-sided. Front valances are
permitted and signage is allowed on valances, but not on
valance returns. Marquee, box, or convex awning shapes
are not permitted. Awnings should be located within the
building elements that frame storefronts, and should not
conceal important architectural details. Awnings should
also be hung just below a clerestory or “transom”
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window, if it exists. Awnings on a multiple-storefront building should be consistent in
character, scale and position, but need not be identical. Non-structural awnings
should be constructed using canvas or fire-resistant acrylic materials. Shiny, highgloss materials are not appropriate; therefore, vinyl or plastic awning materials are
not permitted. Structural Awnings should be designed to incorporate natural light.
Artificial lighting should only be used at night.
Signage should be designed to integrate with the
building and street front. Combinations of sign types
are encouraged which result in a coordinated design
while minimizing the size of individual signs. Blade or
projecting signs which include decorative frames,
brackets or other design elements are encouraged. This
type of detail is consistent with the design elements
mentioned above that enhance the interest of the area.
Use graphics or symbols to reduce the need to have
large expanses of lettering. Signage in the “Arts Center
Corridor” defined in the Comprehensive Plan is required
to include decorative sign frames or brackets in its
design.
Instead of broadly lighting the face of the sign, signage
should be indirectly lit, or backlit to only display
lettering and symbols or graphic design. Signage should
be given special consideration when it is consistent with
or contributes to the historic character of sites on the
National Register or the Edmonds Register of Historic
Places
A-5: Respect for Adjacent Sites
Buildings should respect adjacent properties by being located
on their sites to minimize disruption of the privacy and outdoor
activities of residents in adjacent buildings.
Explanation and Examples
One consideration is the views from upper stories of new
buildings into adjacent houses or yards, especially in less
intensive zones. This problem can be addressed in several
ways.
Reduce the number of windows and decks on the
proposed building overlooking the neighbors.
Step back the upper floors or increase the side or rear
setback so that window areas are farther from the property line.
Take advantage of site design which might reduce impacts, for example by
using adjacent ground floor area for an entry court.
Minimize windows to living spaces which might infringe on the privacy of
adjacent residents, but consider comfort of residents in the new building.
Stagger windows to not align with adjacent windows.
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A-6: Transition Between Residence and Street
For residential projects, the space between the building and
the sidewalk should provide security and privacy for residents
and encourage social interaction among residents and
neighbors.
Explanation and Examples
The transition between a residential building and the street
varies with the depth of the front setback and the relative
elevation of the building to the street.

A-7: Residential Open Space
Residential projects should be sited to
maximize opportunities for creating usable,
attractive, well-integrated open space.
Examples and Explanations
Residential buildings are encouraged to
consider these site planning elements:
Courtyards which organize
architectural elements, while providing
a common garden or other uses.
Entry enhancement such as
landscaping along a common pathway.
A-8: Parking and Vehicle Access
Siting should minimize the impact of automobile parking and
driveways on the pedestrian environment, adjacent properties
and pedestrian safety.
Explanation and Examples
Techniques used to minimize the impacts of driveways and
parking lots include:
Locate surface parking at rear or side lots.
Break large parking lots into smaller ones.
Minimize number and width of driveways and curb
cuts.
Share driveways with adjacent property owners.
Locate parking in lower level or less visible portions of site.
Locate driveways so they are visually less dominant.
Access should be provided in the following order of priority:
i)

If there is an alley, vehicular access should use the alley. Where feasible, the
exit route should use the alley.
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ii) For corner parcels, access should be off the secondary street rather than the
primary street.
iii) Share the driveway with an adjacent property. This can be a driveway with
two-way traffic.
iv) A driveway serving a single project is the least preferred option.
Drive-through facilities such as, but not limited to, banks, cleaners, fast food, drug
stores, espresso stands, etc., should comply with the following:
i)

Drive-through windows and stacking lanes shall not be located along the
facades of the building that face a street.

ii) Drive-through speakers shall not be audible off-site.
iii) The entrance and exit from the drive-through shall be internal to the site, not
a separate entrance and/or exit to or from the street.
A-9: Location of Parking on Commercial Street Fronts
Parking on a commercial street front should be
minimized and where possible should be located behind
a building.
Explanation and Examples
Parking located along a commercial street front where
pedestrian traffic is desirable lessens the attractiveness
of the area to pedestrians and compromises the safety
of pedestrians along the street.

(above and below)
Corner lot treatments.

A-10: Corner Lots
Building on corner lots should be oriented to the corner
and public street fronts. Parking and automobile access
should be located away from corners.
Explanation and Examples
Corner lots offer unique opportunities because of their
visibility and access from two streets.
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B-1: Bulk, and Scale Compatibility
Projects should be compatible with the scale of development
anticipated by the applicable Land Use Policies for the
surrounding area and should be sited and designed to provide a
sensitive transition to near-by, less intensive zones. Projects on
zone edges should be developed in a manner that creates a
step in perceived bulk, and scale between anticipated
development potential of the adjacent zones.
Explanation and Examples
For projects undergoing Design Review, the analysis and
mitigation of bulk and scale impacts will be accomplished
through the Design Review process. Careful siting and design treatment based on
the technique described in this and other design guidelines will help to mitigate some
bulk and scale impacts; in other cases, actual reduction in the bulk and scale of a
project may be necessary to adequately mitigate impacts. Design Review should not
result in significant reductions in a project's actual bulk and scale.
Bulk and scale mitigation may be required in two general circumstances:
1.

2.

Projects on or near the edge of a less intensive zone. A substantial
incompatibility in scale may result from different development standards in the
two zones and may be compounded by physical factors such a s large
development sites, slopes or lot orientation.
Projects proposed on sites with unusual physical characteristics such as large
lot size, or unusual shape, or topography where buildings may appear
substantially greater in bulk and scale than that generally anticipated for the
area.

Factors to consider in analyzing potential bulk and scale impacts include:
distance from the edge of a less intensive zone
differences in development standards between abutting zones (allowable
building width, lot coverage, etc.)
effect of site size and shape
bulk and scale relationships resulting from lot orientation (e.g. back lot line to
back lot line vs. back lot line to side lot line)
type and amount of separation between lots in the different zones (e.g.
separation by only a property line, by an alley or street, or by other physical
features such as grade changes).
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In some cases, careful siting and design treatment may be sufficient to achieve
reasonable transition and mitigation of bulk and scale impacts. Some techniques for
achieving compatibility are as follows:
use of architectural style, details (such as roof lines or fenestration), color or
materials that derive from the less intensive zone. (See also Guideline C-1:
Architectural Context.)
creative use of landscaping or other screening
location of features on-site to facilitate transition, such as locating required
open space on the zone edge so the building us farther from the lower
intensity zone.
treating topographic conditions in ways that minimize impacts on neighboring
development, such as by using a rockery rather than a retaining wall to give
a more human scale to a project, or stepping a project down a hillside.
in a mixed-use project, siting the more compatible use near the zone edge.
In some cases, reductions in the actual bulk and scale of the proposed structure may
be necessary in order to mitigate adverse impacts and achieve an acceptable level of
compatibility. Some techniques which can be used in these cases include:
articulating the building's facades vertically or horizontally in intervals that
conform to existing structures or platting pattern.
increasing building setbacks from the zone edge at ground level
reducing the bulk of the building's upper floors
limiting the length of, or otherwise modifying, facades
reducing the height of the structure
reducing the number or size of accessory structures.
C-1: Architectural Context
New buildings proposed for existing neighborhoods with a
well-defined and desirable character should be compatible
with or complement the architectural character and siting
pattern of neighboring buildings.
Explanation and Examples
Paying attention to architectural characteristics of
surrounding buildings, especially historic buildings, can help
new buildings be more compatible with their neighbors,
especially if a consistent pattern is already established by
similar:
building articulation
building scale and proportion
or complementary architectural style
or complementary roof forms
building details and fenestration patterns
or complementary materials
Even where there is no consistent architectural pattern, building design and massing
can be used to complement certain physical conditions of existing development.
In some cases, the existing context is not so well-defined, or may be undesirable. In
such cases, a new project can become a pioneer with the opportunity to establish a
pattern or identity from which future development can take its cues.
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In most cases, especially in the downtown commercial area, Buildings shall convey a
visually distinct ‘base’ and ‘top’. A ‘base’ can be emphasized by a different masonry
pattern, more architectural detail, visible ‘plinth’ above which the wall rises,
storefront, canopies, or a combination. The top edge is highlighted by a prominent
cornice, projecting parapet or other architectural element that creates a shadow line.
Architectural Features
Below are several methods that can help integrate new buildings into the
surrounding architectural context, using compatible:
architectural features
fenestration patterns, and
building proportions.
Building Articulation
Below are several methods in which buildings may be articulated to create intervals
which reflect and promote compatibility with their surroundings:
modulating the facade by stepping back or extending forward a portion of the
facade
repeating the window patterns at an interval that equals the articulation
interval
providing a porch, patio, deck or covered entry for each interval
providing a balcony or bay window for each interval
changing the roofline by alternating dormers, stepped roofs, gables or other
roof elements to reinforce the modulation or articulation interval
changing the materials with a change in the building plane
providing a lighting fixture, trellis, tree or other landscape feature with each
interval
C-2: Architectural Concept and Consistency
Building design elements, details and massing should create a well-proportioned and
unified building form and exhibit an overall architectural concept.
Buildings should exhibit form and features identifying the functions within the
building.
In general, the roofline or top of the structure should be clearly distinguished from
its facade walls.
Explanation and Examples
This guideline focuses on the important design
consideration of organizing the many architectural
elements of a building into a unified whole, so that
details and features can be seen to relate to the
structure and not appear as add-ons.
The other objective of this guideline is to promote
buildings whose form is derived from its function.
Buildings which present few or no clues through their
design as to what purpose they serve are often
awkward architectural neighbors. For example, use of
expansive blank walls, extensive use of metal or glass
siding, or extremely large or small windows in a
residential project may create architectural confusion
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or disharmony with its neighbors. Conversely, commercial buildings which overly
mimic residential styles might be considered inappropriate in some commercial
neighborhoods.
Often times, from an architectural design
perspective buildings will convey a visually
distinct ‘base’ and ‘top’. A ‘base’ can be
emphasized by a different masonry pattern,
more architectural detail, visible ‘plinth’ above
which the wall rises, storefront, canopies, or a
combination. The top edge is highlighted by a
prominent cornice, projecting parapet or other
architectural element that creates a shadow line.
Other architectural features included in the
design of a building may include any number of
the following:
building modulation or articulation
bay windows
corner accent, such as a turret
garden or courtyard elements (such as a fountain or gazebo)
rooflines
building entries
building base
Architectural details may include some of the following:
treatment of masonry (such as ceramic tile inlay, paving stones, or
alternating brick patterns)
treatment of siding (such as wood siding
combined with shingles to differentiate
floors)
articulation of columns
sculpture or art work
architectural lighting
detailed grilles and railings
special trim details and moldings
a trellis or arbor
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C-3: Human Scale
The design of new buildings should incorporate architectural
features, elements and details to achieve a good human
scale.
Explanation and Examples
The term "human scale" generally refers to the use of
human-proportioned architectural features and site design
elements clearly oriented to human activity.
A building has a good human scale if its details, elements
and materials allow people to feel comfortable using and
approaching it. Features that give a building human scale
also encourage human activity.
The following are some of the building elements that may be used to achieve better
human scale:
pedestrian-oriented open space such as a courtyard, garden, patio, or other
unified landscaped areas
bay windows extending out from the building face that reflect an internal
space such as a room or alcove
individual windows in upper stories that
o are approximately the size and proportion of a traditional window
o include a trim or molding that appears substantial from the sidewalk
o are separated from adjacent windows by a vertical element
windows grouped together to form larger areas of glazing can have a human
scale if individual window units are separated by moldings or jambs
windows with small multiple panes of glass
window patterns, building articulation and other treatments that help to
identify individual residential units in a multi-family building
upper story setbacks
a porch or covered entry
pedestrian weather protection in the form of canopies, awnings, arcades or
other elements wide enough to protect at least one person
visible chimneys
C-4: Exterior Finish Materials
Building exteriors should be constructed of durable and
maintainable materials that are attractive even when viewed up
close. Materials that have texture, pattern, or lend themselves
to a high quality of detailing are encouraged.
Explanation and Examples
The selection and use of exterior materials is a key ingredient
in determining how a building will look. Some materials, by
their nature, can give a sense of permanence or can provide
texture or scale that helps new buildings fit better in their
surroundings.
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Materials typical to the northwest include:
clear or painted wood siding
shingles
brick
stone
ceramic and terra-cotta tile
Many other exterior building materials may be appropriate in multifamily and
commercial neighborhoods as long as the materials are appropriately detailed and
finished, for instance, to take account of the northwest’s climate or be compatible
with nearby structures. Some materials, such as mirrored glass, may be more
difficult to integrate into residential or neighborhood commercial settings.
D-1: Pedestrian Open Spaces and Entrance
Convenient and attractive access to the building's entry
should be provided. To ensure comfort and security, paths
and entry areas should be sufficiently lighted and entry
areas should be protected from the weather. Opportunities
for creating lively, pedestrian-oriented open space should
be considered.
Explanation and Examples
If a building is set back from the sidewalk, the space
between the building and public right-of-way may be
conducive to pedestrian or resident activity. In business
districts where pedestrian activity is desired, the primary
function of any open space between commercial buildings and the sidewalk is to
provide visual and physical access into the building and perhaps also to provide a
space for additional outdoor activities such as vending, resting, sitting or dining.
Street fronts can also feature art work, street furniture and landscaping that invite
customers or enhance the building's setting.
Where a commercial or mixed-use building is set back from the sidewalk a sufficient
distance, pedestrian enhancements should be considered in the resulting street front.
Examples of desirable features to include:
visual and pedestrian access (including barrier-free access) into the site from
the public sidewalk
walking surfaces of attractive pavers
pedestrian-scaled site lighting
areas for vendors in commercial areas
landscaping that screens undesirable elements or that enhances the space
and architecture
signage which identifies uses and shops clearly but which is scaled to the
pedestrian
site furniture, artwork or amenities such as fountains, benches, pergolas,
kiosks, etc.
Examples of features to avoid are:
asphalt or gravel pavement
adjacent unscreened parking lots
adjacent chain-link fences
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adjacent blank walls without appropriate screening
The following treatment of entrances can provide emphasis and interest:
special detailing or architectural features such as ornamental glazing, railings
and balustrades, awnings, canopies, decorative pavement, decorative
lighting, seats, architectural molding, planter boxes, trellises, artwork signs,
or other elements near the doorway.
visible signage identifying building address
Higher bay(s)
Recessed entry (recessed at least 3 feet)
Forecourt
D-2: Blank Walls – See pages 8-9 from guidelines blank walls
Buildings should avoid large blank walls facing the street,
especially near sidewalks. Where blank walls are
unavoidable they should receive design treatment to
increase pedestrian comfort and interest.
Explanation and Examples
A wall may be considered "large" if it has a blank surface
substantially greater in size than similar walls of
neighboring buildings.
The following examples are possible methods for treating
blank walls:
installing vertical trellis in front of the wall with
climbing vines or plants materials
setting the wall back and providing a landscaped
or raised planter bed in front of the wall, including
plant materials that could grow to obscure or
screen the wall's surface
providing art (mosaic, mural, decorative masonry
pattern, sculpture, relief, etc.) over a substantial
portion of the blank wall surface
employing small setbacks, indentations, or other
means of breaking up the wall's surface
providing special lighting, a canopy, horizontal
trellis or other pedestrian-oriented features that
break up the size of the blank wall's surface and
add visual interest
An architectural element not listed above, as
approved, that meets the intent
D-3: Retaining Walls
Retaining walls near a public sidewalk that extend higher than
eye level should be avoided where possible. Where higher
retaining walls are unavoidable, they should be designed to
reduce their impact on pedestrian comfort and to increase the
visual interest along the streetscapes.
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Explanation and Examples
The following are examples of methods to treat retaining walls:
any of the techniques or features listed under blank walls above
terracing and landscaping the retaining walls
substituting a stone wall, rockery, modular masonry, or special material
locating hanging plant materials below or above the wall
D-4: Design of Parking Lots Near Sidewalks
Parking lots near sidewalks should provide adequate security and
lighting, avoid encroachment of vehicles onto the sidewalk, and
minimize the visual clutter of parking lot signs and equipment.
Explanation and Examples
The following examples illustrate some considerations to address in
highly visible parking lots:
Treatment of parking area perimeter
the edges of parking lots pavement adjacent to landscaped
areas and other pavement can be unsightly and difficult to maintain.
Providing a curb at the perimeter of parking areas can alleviate these
problems.
Security lighting
provide the appropriate levels of lighting to create adequate visibility at night.
Evenly distributed lighting increases security, and glare-free lighting reduces
impacts on nearby property.
Encroachment of cars onto the sidewalk
without wheel stops or a low wall, parked cars can hang over sidewalks. One
technique to protect landscaped and pedestrian areas from encroachment by
parked cars is to provide a wide wheel stop about two feet from the sidewalk.
Another technique is to widen a sidewalk or planting bed basically “building
in” a wheel stop into the sidewalk or planting bed. This is more durable than
wheel stops, does not catch debris and reduces tripping hazards.
Signs and equipment
reduce sign clutter by painting markings on the pavement or by consolidating
signs. Provide storage that is out of view from the sidewalk and adjacent
properties for moveable or temporary equipment like sawhorses or barrels.
Screening of parking
screening of parking areas need not be uniform along the property frontage.
Variety in the type and relative amount of screening may be appropriate.
screen walls constructed of durable, attractive materials need not extend
above waist level. Screen walls across a street or adjacent to a residential
zone could also include landscaping or a trellis or grillwork with climbing
vines.
screening can be designed to provide clear visibility into parking areas to
promote personal safety.

Page 18 of 22

Attachment 4

Revised by ADB 3/1/06

Packet Pg. 76

Attachment: Exhibit 1 - ADB Phase 1 staff report and attachments (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))

6.1.b

Attachment: Exhibit 1 - ADB Phase 1 staff report and attachments (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))

6.1.b

D-5: Visual Impacts of Parking Structures
The visibility of all at-grade parking structures or accessory parking
garages should be minimized. The parking portion of a structure
should be architecturally compatible with the rest of the structure
and streetscape. Open parking spaces and carports should be
screened from the street and adjacent properties.
Explanation and Examples
The following examples illustrate various methods of improving the
appearance of at-grade parking structures:
incorporating pedestrian-oriented uses at street level can
reduce the visual impact of parking structures in
commercial areas. Sometimes a depth of only 10 feet along the front of the
building is enough to provide space for newsstands, ticket booths, flower
shops and other viable uses.
setting the parking structure back from the sidewalk and installing dense
landscaping
incorporating any of the blank wall treatments listed in Guideline D-2
visually integrating the parking structure with adjacent buildings
continuing a frieze, cornice, canopy, overhang, trellis or other devices at the
top of the parking level
incorporating into the parking structure a well-lit pedestrian walkway,
stairway or ramp from the sidewalk to the upper level of the building
setting back a portion of the parking structure to allow for the retention of an
existing significant tree
using a portion of the top of the larking level as an outdoor deck, patio or
garden with a rail, bench or other guard device around the perimeter
D-6: Screening of Dumpsters, Utilities, and Service Areas
Building sites should locate service elements like trash dumpsters,
loading docks and mechanical equipment away from the street
front where possible while maintaining access to utilities. When
elements such as dumpsters, utility meters, mechanical units and
service areas cannot be located away from the street front, they
should be situated and screened from view and should not be
located in the pedestrian right-of-way.
Explanation and Examples
Unsightly service elements can detract from the compatibility of
new projects and create hazards for pedestrians and autos.
The following examples illustrate considerations to address in locating and screening
service areas and utilities:
plan the feature in a less visible location on the site
screen it to be less visible. For example, a utility meter can be located behind
a screen wall so that it is not visible from the building entrance.
use durable materials that complement the building
incorporate landscaping to make the screen more effective
locate the opening to the area away from the sidewalk.
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incorporate roof wells, utility rooms or other features to accommodate utility
and mechanical equipment needs.
D-7: Personal Safety and Security
Project design should consider opportunities for enhancing personal
safety and security in the environment under review.
Explanation and Examples
Project design should be reviewed for its contribution to enhancing
the real and perceived feeling of personal safety and security
within the environment under review. To do this, the question
needs to be answered: do the design elements detract from or do
they reinforce feelings of security of the residents, workers,
shoppers and visitors who enter the area?
Techniques that can help promote safety include the following:
providing adequate lighting
retaining clear lines of site
use of semi-transparent security screening, rather than opaque walls, where
appropriate
avoiding blank, windowless walls that attract graffiti and that do not permit
residents or workers to observe the street
use of landscaping that maintains visibility, such as short shrubs and pruning
trees, so there are no branches below head height
creative use of ornamental grille as fencing or over ground floor windows in
some locations
absence of structures that provide hiding places for criminal activity
design of parking areas to allow natural surveillance by maintaining clear
lines of sight both for those who park there and for occupants of nearby
buildings
clear directional signage
encouraging "eyes on the street" through placement of windows, balconies
and street-level uses
ensuring natural surveillance of children's play areas.
E-1: Landscaping to Reinforce Design Continuity with
Adjacent Sites
Where possible, and where there is not another overriding concern,
landscaping should reinforce the character of neighboring
properties and abutting streetscape.
Explanation and Examples
Several ways to reinforce the landscape design character of the
local neighborhood are listed below:
Street Trees
If a street has a uniform planting of street trees, or a
distinctive species, plant street trees that match the
planting pattern or species.
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Similar Plant Materials
When many lots on a block feature similar landscape materials, emphasis on
these materials will help a new project fit into the local context.
Similar construction materials, textures, colors or elements
Extending a low brick wall, using paving similar to a neighbor's or employing
similar stairway construction are ways to achieve design continuity.
E-2: Landscaping to Enhance the Building and/or Site
Landscaping, including living plant material, special pavements,
approach, screen walls, planters, site furniture and similar
features should be appropriately incorporated into the design to
enhance the project.
Examples
Landscape enhancements of the site may include some of the
approaches or features listed below:
Soften the form of the building by screening blank walls,
terracing retaining walls, etc.
Increase privacy and security through screening and/or sharing.
Provide a framework such as a trellis or arbor for plants to grow on.
Incorporate a planter guard or low planter wall as part of the architecture.
Distinctively landscape open areas created by building modulation.
Incorporate upper story planter boxes or roof planters.
Include a special feature such as a courtyard, fountain or pool.
Emphasize entries with special planting in conjunction with decorative paving
and/or lighting.
Screen a building from view by its neighbors, or an existing use from the new
building.
E-3: Landscape Design to Address Special Site Conditions
The landscape design should take advantage of special on-site
conditions such as high-bank front yards, steep slopes, view
corridors, or existing significant trees and off-site conditions such
as greenbelts, ravines, natural areas, and boulevards.
Explanation and Examples
The following conditions may merit special attention. The examples
suggest some ways to address the issue.
High Bank Front Yard
Where the building's ground floor is elevated above a sidewalk
pedestrian's eye level, landscaping can help make the transition
between grades. Several techniques are listed below.
rockeries with floral displays, live ground cover or shrubs.
terraces with floral displays, ground covers or shrubs.
low retaining walls with raised planting strips.
stone or brick masonry walls with vines or shrubs.
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Barrier-free Access
Where wheelchair ramps must be provided on a street front, the ramp structure
might include a planting strip on the sidewalk side of the elevated portions of the
ramp.
Steep Topography
Special plantings or erosion control measures may be necessary to prevent site
destabilization or to enhance the visual qualities of the site in connection with a
neighborhood improvement program.
Boulevards
Incorporate landscaping which reflects and reinforces .
Greenbelt or Other Natural Setting
Minimize the removal of significant trees.
Replace trees that were removed with new trees.
Emphasize naturalizing or native landscape materials.
Retain natural greenbelt vegetation that contributes to greenbelt
preservation.
Select colors that are more appropriate to the natural setting.
On-site Vegetation
Retain significant vegetation where possible.
Use new plantings similar to vegetation removed during construction, when
that vegetation as distinctive.
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Chapter 16.43
BD – DOWNTOWN BUSINESS
Sections:
16.43.000

Purposes.

16.43.010

Subdistricts.

16.43.020

Uses.

16.43.030

Site development standards.

16.43.035

Design standards – BD zones.

16.43.040

Operating restrictions.

16.43.000 Purposes.
The BD zone has the following specific purposes in addition to the general purposes for business and
commercial zones listed in Chapter 16.40 ECDC:
A. Promote downtown Edmonds as a setting for retail, office, entertainment and associated
businesses supported by nearby residents and the larger Edmonds community, and as a destination
for visitors from throughout the region.
B. Define the downtown commercial and retail core along streets having the strongest pedestrian links
and pedestrian-oriented design elements, while protecting downtown’s identity.
C. Identify supporting arts and mixed use residential and office areas which support and complement
downtown retail use areas. Provide for a strong central retail core at downtown’s focal center while
providing for a mixture of supporting commercial and residential uses in the area surrounding this
retail core area.
D. Focus development between the commercial and retail core and the Edmonds Center for the Arts
on small-scale retail, service, and multifamily residential uses. [Ord. 3918 § 1 (Att. 1), 2013; Ord.
3700 § 1, 2008].
16.43.010 Subdistricts.
The “downtown business” zone is subdivided into five distinct subdistricts, each intended to
implement specific aspects of the comprehensive plan that pertain to the Downtown Waterfront
Activity Center. Each subdistrict contains its own unique mix of uses and zoning regulations, as
described in this chapter. The five subdistricts are:
BD1 – Downtown Retail Core;
BD2 – Downtown Mixed Commercial;
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BD3 – Downtown Convenience Commercial;
BD4 – Downtown Mixed Residential;
BD5 – Downtown Arts Corridor. [Ord. 3918 § 1 (Att. 1), 2013; Ord. 3700 § 1, 2008].
16.43.020 Uses.
A. Table 16.43-1.
Permitted Uses

BD1

BD1
GFSF(1)

BD2 BD3 BD4 BD5

Commercial Uses
Retail stores or sales

A

A

A

A

A

A

Offices

A

X

A

A

A

A

Legal/law firms

A

X

Financial

A

X

Advising

A

X

Mortgage

A

X

Banks (without tellers)

A

X

Accounting

A

X

Counseling

A

X

Architecture

A

X

Engineering

A

X

Advertising

A

X

Insurance

A

X

Fitness related business (yoga/pilates/gym/fitness club)

A

X

Service uses

A

A(2)

A

A

A

A

Retail sales requiring intensive outdoor display or storage

X

X

X

X

X

X

A

A

A

A

A

A

areas, such as trailer sales, used car lots (except as part
of a new car sales and service dealer), and heavy
equipment storage, sales or services
Enclosed fabrication or assembly areas associated with
and on the same property as an art studio, art gallery,
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restaurant, microbreweries/distilleries or food service
establishment that also provides an on-site retail outlet
open to the public
Automobile sales and service

X

X

A

A

X

X

Dry cleaning and laundry plants which use only

C

X

A

A

A

X

Printing, publishing and binding establishments

C

X

A

A

A

C

Public markets licensed pursuant to provisions in Chapter

A

A

A

A

A

A

Single-family dwelling

A

X

A

A

A

A

Multiple dwelling unit(s) – must be located on second floor

A

X

A

A

A

A

Bus stop shelters

A

A

A

A

A

A

Churches, subject to the requirements of ECDC

A

A

A

A

A

A

A

X

A

A

A

A

C

C

C

C

A

C

A

A

A

A

A

A

B

X

B

B

B

B

B

X

B

B

B

X

Commercial parking lots

C

X

C

C

C

X

Wholesale uses

X

X

X

C

X

X

Hotels and motels

A

A

A

A

A

A

Amusement establishments

C

C

C

C

C

C

nonflammable and nonexplosive cleaning agents

4.90

ECC1

Residential

or behind first 45 feet from sidewalk or rights-of-way
Other Uses

17.100.020
Primary and high schools, subject to the requirements of
ECDC 17.100.050(G) through (R)
Local public facilities, subject to the requirements of
ECDC 17.100.050
Neighborhood parks, natural open spaces, and community
parks with an adopted master plan subject to the
requirements of ECDC 17.100.070
Off-street parking and loading areas to serve a permitted
use
Commuter parking lots in conjunction with a facility
otherwise permitted in this zone
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Auction businesses, excluding vehicle or livestock
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C

X

C

C

C

C

X

X

C

A

C

X

Laboratories

X

X

C

C

C

X

Fabrication of light industrial products not otherwise listed

X

X

X

C

X

X

Day-care centers

C

X

C

C

A

C

Hospitals, health clinics, convalescent homes, rest

X

X

C

C

A

X

A

X

Physicians

A

X

Dental

A

X

Optometrist (without retail)

A

X

Physical therapy (without retail)

A

X

Counseling

A

X

Other similar medical services

A

X

A

A

A

A

A

A

C

X

C

C

C

A

X

X

C

C

A

X

C

C

C

C

C

C

Outdoor storage, incidental to a permitted use

D

X

D

D

D

D

Aircraft landings as regulated by Chapter 4.80 ECC

X

X

D

D

D

D

auctions
Drive-in/through businesses (businesses with drive
through facilities)

as a permitted use

homes, sanitariums
Medical uses, e.g.,

Museums and art galleries of primarily local concern that
do not meet the criteria for regional public facilities as
defined in ECDC 21.85.033
Zoos and aquariums of primarily local concern that do not
meet the criteria for regional public facilities as defined in
ECDC 21.85.033
Counseling centers and residential treatment facilities for
current alcoholics and drug abusers
Regional parks and community parks without a master
plan subject to the requirements of ECDC 17.100.070

A = Permitted primary use
B = Permitted secondary use
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C = Primary uses requiring a conditional use permit
D = Secondary uses requiring a conditional use permit
X = Not permitted
NOTES:
(1)

BD1 Zone GFSF = Ground Floor Designated Street Frontage (first 45 feet measured from public

rights-of-way/sidewalk or parks/plazas) as defined under Edmonds Community Development Code
Map 16.43-1: Designated Street Front for BD Zones. Buildings set back 15 feet or more from the
sidewalk shall not be subject to the BD1 Zone GFSF requirements.
(2)

Services – by appointment uses not providing open door retail/dining/entertainment functions as

a primary component of the business are not allowed within BD1 GFSF (first 45 feet). Open door
businesses, e.g., real estate offices, banks (with tellers and no drive-throughs), nail and hair salons
are allowed.
For conditional uses listed in Table 16.43-1, the use may be permitted if the proposal meets the
criteria for conditional uses found in Chapter 20.05 ECDC, and all of the following criteria are met:
1. Access and Parking. Pedestrian access shall be provided from the sidewalk. Vehicular
access shall only be provided consistent with ECDC 18.80.060. When a curb cut is necessary, it
shall be landscaped to be compatible with the pedestrian streetscape and shall be located and
designed to be as unobtrusive as possible.
2. Design and Landscaping. The project shall be designed so that it is oriented to the street and
contributes to the pedestrian streetscape environment. Fences more than four feet in height
along street lot lines shall only be permitted if they are at least 50 percent open, such as a lattice
pattern. Blank walls shall be discouraged, and when unavoidable due to the nature of the use
shall be decorated by a combination of at least two of the following:
a. Architectural features or details;
b. Artwork;
c. Landscaping.
B. Exception to the BD1 GSFS. The owner of a building in the BD1 zone may apply for an exception
from the restrictions on offices and medical uses within the designated street front for leasable space
meeting all of the following criteria:
1. The space is less than 500 square feet;
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2. The space does not contain direct access to the street or sidewalk;
3. The previous use was a nonconforming use (e.g., not retail); and
4. The space has been vacant for a period of more than six months. [Ord. 3955 § 1 (Att. A),
2014; Ord. 3932 § 6, 2013; Ord. 3918 § 1 (Att. 1), 2013; Ord. 3894 § 4, 2012; Ord. 3700 § 1,
2008].
16.43.030 Site development standards.
A. Table 16.43-2.
Minimum
Height of
Ground
Floor
within the
Sub

Designated
Minimum Minimum Minimum Minimum
Side
Rear Maximum
Street
Minimum
Lot
Street

District Lot Area

Setback Setback1 Setback1 Height2

Front4

BD15

0

0

0

0

0

30'

15'

BD25

0

0

0

0

0

30'

12'

BD35

0

0

0

0

0

30'

12'

BD43,5 0

0

0

0

0

30'

12'

0

0

0

0

0

25'

12'

BD55
1

Width

The setback for buildings and structures located at or above grade (exempting buildings and
structures entirely below the surface of the ground) shall be 15 feet from the lot line adjacent to
residentially (R) zoned property.

2

Specific provisions regarding building heights are contained in ECDC 16.43.030(C).

3

Within the BD4 zone, site development standards listed in Table 16.43-2 apply when a building
contains a ground floor consisting of commercial space to a depth of at least 45 feet measured from
the street front of the building. If a proposed building does not meet this ground floor commercial
space requirement (e.g., an entirely residential building is proposed), then the building setbacks
listed for the RM-1.5 zone shall apply. See ECDC 16.43.030(B)(8) for further details.

4

“Minimum height of ground floor within the designated street-front” means the vertical distance
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from top to top of the successive finished floor surfaces for that portion of the ground floor located
within the designated street front (see ECDC 16.43.030(B)); and, if the ground floor is the only floor
above street grade, from the top of the floor finish to the top of the ceiling joists or, where there is
not a ceiling, to the top of the roof rafters. “Floor finish” is the exposed floor surface, including
coverings applied over a finished floor, and includes, but is not limited to, wood, vinyl flooring, wallto-wall carpet, and concrete, as illustrated in Figure 16.43-1. Figure 16.43-1 shows an example of a
ground floor height of 15 feet; note that the “finished” ceiling height is only approximately 11 feet in
this example.
5

Site development standards for single-family dwellings are the same as those specified for the
RS-6 zone.
Map 16.43-1: Designated Street Front for BD Zones
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Figure 16.43-1: Ground Floor Height Measurement
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B. Ground Floor. This section describes requirements for development of the ground floor of buildings
in the BD zones.
1. For all BD zones, the ground floor is considered to be that floor of a building which is closest
in elevation to the finished grade along the width of the side of the structure that is principally
oriented to the designated street front of the building (this is normally the adjacent sidewalk). For
the purposes of this section, the ground “floor” is considered to be the sum of the floor planes
which, in combination, run the full extent of the building and are closest in elevation to one
another. For the purposes of this chapter, the definition of “ground floor” contained in ECDC
21.35.017 does not apply.
2. Designated Street Front. Map 16.43-1 shows the streets that define the designated street front
for all properties lying within the BD zones. The designated street front is defined as the 45 feet
measured perpendicular to the street front of the building lot fronting on each of the mapped
streets.
3. Minimum Height of the Ground Floor within the Designated Street Front. The minimum height
of the ground floor specified in Table 16.43-2 only applies to the height of the ground floor located
within the designated street front established in subsection (B)(2) of this section.
4. Access to Commercial Uses within the Designated Street Front. When a commercial use is
located on the ground floor within a designated street front as defined in subsection (B)(2) of this
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section, the elevation of the ground floor and associated entry shall be within seven inches of the
grade level of the adjoining sidewalk. “Grade” shall be as measured at the entry location.
Portions of the ground floor outside the designated street front of the building need not comply
with the access requirements specified in this section.
5. When the designated street front of a building is on a slope which does not allow both the
elevation of the entry and ground floor within the designated street front to be entirely within
seven inches of the grade level of the sidewalk, as specified in subsection (B)(4) of this section,
the portion of the ground floor of the building located within the designated street front may be
designed so that either:
a. The entry is located within seven inches of the grade of the adjacent sidewalk, and the
commercial portion of the ground floor located within the designated street front is within
seven inches of the grade level of the entry; or
b. The building may be broken up into multiple frontages, so that each entry/ground floor
combination is within seven inches of the grade of the sidewalk.
c. For corner lots, a primary entry shall be established for the purposes of determining
where the ground floor entry rules detailed in this section shall apply. The first choice for the
primary entry shall be either 5th Avenue or Main Street. In the case of the BD5 zone, the
primary entry shall always be on 4th Avenue.
6. Within the BD1 zone, development on the ground floor shall consist of only commercial uses,
except that parking may be located on the ground floor so long as it is not located within the
designated street front.
7. Within the BD2 and BD3 zones, development on the ground floor shall consist of only
commercial uses within the designated street front. Any permitted use may be located on the
ground floor outside of the designated street front.
8. Within the BD4 zone, there are two options for developing the ground floor of a building. One
option is to develop the ground floor with commercial space, meeting the same requirements
detailed for the BD2 and BD3 zones in subsection (B)(7) of this section. As a second option, if
more residential space is provided so that the ground floor does not meet the commercial use
requirements described in subsection (B)(7) of this section, then the building setbacks listed for
the RM-1.5 zone shall apply. In the case where RM-1.5 setbacks are required, the required
street setback shall be landscaped and no fence or wall in the setback shall be over four feet in
height above sidewalk grade unless it is at least 50 percent open, such as in a lattice pattern.
9. Within the BD5 zone, one option is to develop the ground floor with commercial space,
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meeting the same requirements detailed for the BD2 zone in subsection (B)(7) of this section.
When development of the ground floor does not conform to these requirements, then
development within the BD5 zone shall meet the following requirements:
a. The building shall be oriented to 4th Avenue. “Orientation to 4th Avenue” shall mean that:
i. At least one building entry shall face 4th Avenue.
ii. If the building is located adjacent to the public right-of-way, architectural details
and/or applied art shall be incorporated into the building design to add interest at the
pedestrian (i.e., ground floor) level.
iii. If the building is set back from the street, landscaping and/or artwork shall be
located between the building and the street front.
b. Live/work uses are encouraged within the BD5 zone, and potential live/work space is
required for new residential buildings if no other commercial use is provided on-site.
i. If multiple residential uses are located on the ground floor, the building shall
incorporate live/work space into the ground floor design in such a way as to enable
building occupants to use portion(s) of their space for a commercial or art/fabrication
use. “Live/work space” means a structure or portion of a structure that combines a
commercial or manufacturing activity that is allowed in the zone with a residential living
space for the owner of the commercial or manufacturing business, or the owner’s
employee, and that person’s household. The live/work space shall be designed so that
a commercial or fabrication or home occupation use can be established within the
space.
Figure 16.43-2: BD5 Development

Building at right (foreground) shows landscaping located between building and street.
Building at left (background) shows commercial space integrated with residential uses, and the entry
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oriented to the street.
10. Exceptions and Clarifications. The regulations for the ground floor contained in subsections
(B)(1) through (9) of this section apply with the following exceptions or clarifications:
a. That in all areas the provision of pedestrian access to permitted residential uses is
allowed as a permitted secondary use.
b. The restrictions on the location of residential uses shall not apply when a single-family
use is the only permitted primary use located on the property.
c. Existing buildings may be added onto or remodeled without adjusting the existing height
of the ground floor to meet the specified minimum height, so long as the addition or remodel
does not increase the building footprint or its frontage along a street by more than 25
percent. Permitted uses may occupy an existing space regardless of whether that space
meets the ground floor requirements for height.
d. Parking is not considered to be a commercial use for the purposes of satisfying the
ground floor commercial use requirement within the designated street front (e.g., when the
first 45 feet of a building are within a designated street front in the BD1 zone, parking may
not be located within that 45 feet).
e. For properties within the BD2 or BD3 zone which have less than 90 feet of depth
measured from the street front, parking may be located in the rearmost 45 feet of the
property, even if a portion of the parking extends into the first 45 feet of the building. In no
case shall the depth of commercial space as measured from the street front of the building
be less than 30 feet.
f. Within the BD2, BD3 and BD4 zones, if the first 45 feet of the building as measured
perpendicular to the street consist only of commercial uses and permitted secondary uses,
then permitted multiple-family residential unit(s) may be located behind the commercial
uses.
g. Recodified as ECDC 22.43.050(B)(4).
h. Within the BD1 zone, each commercial space located on the ground floor within the
designated street front shall be directly accessible by an entry from the sidewalk.
C. Building Height Regulations.
1. The basic height limit for each BD zone is described in Table 16.43-2 (see definition of
“height” detailed in ECDC 21.40.030).
2. Within the BD5 zone, the maximum height may be increased to 30 feet if the building meets

The Edmonds City Code and Community Development Code are current through Ordinance 4064, passed April 4, 2017.

Attachment 5

Packet Pg. 92

Attachment: Exhibit 1 - ADB Phase 1 staff report and attachments (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))

Edmonds Chapter 16.43 BD – DOWNTOWN BUSINESS

6.1.b
Page 13 of 17

one of the following conditions. In addition, if the building is located within 15 feet of the public
right-of-way, architectural details and/or applied art shall be incorporated into the building design,
and the ground floor shall be distinguished from the upper portions of the building through the use
of differences in materials, windows, and/or architectural forms.
a. All portions of the building above 25 feet consist of a pitched roof such that the pitch of all
portions of the roof is at least six-by-12 and the roof includes architectural features, such as
dormers or gables of a steeper pitch, that break up the roof line into distinct segments.
b. If the building does not make use of a pitched roof system as described in subsection
(C)(2)(a) of this section, a building step-back shall be provided within 15 feet of any street
front. Within the 15-foot step-back, the maximum building height is the lesser of 25 feet
above grade at the property line (normally the back of the sidewalk) or 30 feet above the
“average level” as defined in ECDC 21.40.030. For corner lots, a 15-foot step-back is
required along both street fronts. If a building located on a corner lot has insufficient lot
width (i.e., less than 40 feet of lot width) to enable it to provide the required step-back on
both street fronts, then the step-back may be waived facing the secondary street.
3. Height Exceptions. In addition to the height exceptions listed in ECDC 21.40.030, the following
architectural features are allowed to extend above the height limits specified in this chapter:
a. A single decorative architectural element, such as a turret, tower, or clock tower, may
extend a maximum of five feet above the specified height limit if it is designed as an integral
architectural feature of the roof and/or facade of the building. The decorative architectural
element shall not cover more than five percent of the roof area of the building.
b. Roof or deck railings may extend a maximum of 42 inches above the specified height
limit within any building step-back required under subsection (C)(2)(b) of this section;
provided, that the railing is constructed so that it has the appearance of being transparent.
An example meeting this condition would be a railing that is comprised of glass panels.
D. Off-Street Parking and Access Requirements. The parking regulations included here apply
specifically within the BD zone. Whenever there are conflicts between the requirements of this
chapter and the provisions contained in Chapter 17.50 ECDC, Off-Street Parking Regulations, the
provisions of this chapter shall apply.
1. Within the BD1 zone, no new curb cuts are permitted along 5th Avenue or Main Street.
2. No parking is required for any commercial floor area of permitted uses located within the BD1,
BD2, BD4, and BD5 zones.
3. No parking is required for any floor area in any building with a total building footprint of less
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than 4,800 square feet.
E. Open Space Requirements.
1. For buildings on lots larger than 12,000 square feet or having an overall building width of more
than 120 feet (as measured parallel to the street lot line), at least five percent of the lot area
shall be devoted to open space. Open space shall not be required for additions to existing
buildings that do not increase the building footprint by more than 10 percent. Open space shall
be provided adjacent to the street front (street lot line). Such open space may be provided as
any combination of:
a. Outdoor dining or seating areas (including outdoor seating or waiting areas for
restaurants or food service establishments);
b. Public plaza or sidewalk that is accessible to the public;
c. Landscaping which includes a seating area that is accessible to the public.
2. Required open space shall be open to the air and not located under a building story.
3. In overall dimension, the width of required open space shall not be less than 75 percent of the
depth of the open space, measured relative to the street (i.e., width is measured parallel to the
street lot line, while depth is measured perpendicular to the street lot line).
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F. Historic Buildings. The exceptions contained in this section apply only to buildings listed on the
Edmonds register of historic buildings.
1. If a certificate of appropriateness is issued by the Edmonds historic preservation commission
under the provisions of Chapter 20.45 ECDC for the proposed project, the staff may modify or
waive any of the requirements listed below that would otherwise apply to the expansion,
remodeling, or restoration of the building. The decision of staff shall be processed as a Type II
development project permit application (see Chapter 20.01 ECDC).
a. Building step-backs required under subsection (C)(2)(b) of this section.
b. Open space required under subsection (E) of this section.
2. No off-street parking is required for any permitted uses located within a building listed on the
Edmonds register of historic buildings. Note that additional parking exceptions involving building
expansion, remodeling or restoration may also apply, as detailed in ECDC 17.50.070(C).
3. Within the BD5 zone, if a building listed on the Edmonds register of historic buildings is
retained on-site, no off-street parking is required for any additional buildings or uses located on
the same property. To obtain this benefit, an easement in a form acceptable to the city shall be
recorded with Snohomish County protecting the exterior of the historic building and ensuring that

The Edmonds City Code and Community Development Code are current through Ordinance 4064, passed April 4, 2017.

Attachment 5

Packet Pg. 95

Attachment: Exhibit 1 - ADB Phase 1 staff report and attachments (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))

Edmonds Chapter 16.43 BD – DOWNTOWN BUSINESS

6.1.b
Page 16 of 17

the historic building is maintained in its historic form and appearance so long as the additional
building(s) obtaining the parking benefit exist on the property. The easement shall continue even
if the property is subsequently subdivided or any interest in the property is sold.
G. Density. There is no maximum density for permitted multiple dwelling units.
H. Screening. The required setback from R-zoned property shall be landscaped with trees and ground
cover and permanently maintained by the owner of the BD lot. A six-foot minimum height fence, wall
or solid hedge shall be provided at some point in the setback, except for that portion of the BD zone
that is in residential use.
I. Signs, Parking and Design Review. See Chapters 17.50, 20.10, and 20.60 ECDC. Sign standards
shall be the same as those that apply within the BC zone.
J. Satellite Television Antennas. In accordance with the limitations established by the Federal
Communications Commission, satellite television antennas greater than two meters in diameter shall
be reviewed in accordance with the provisions of ECDC 16.20.050. [Ord. 3918 § 1 (Att. 1), 2013; Ord.
3865 § 1, 2011; Ord. 3736 § 10, 2009; Ord. 3700 § 1, 2008].
16.43.035 Design standards – BD zones.
Design standards for the BD zones are contained in Chapter 22.43 ECDC. [Ord. 3918 § 1 (Att. 1),
2013; Ord. 3700 § 1, 2008].
16.43.040 Operating restrictions.
A. Enclosed Building. All uses shall be carried on entirely within a completely enclosed building,
except:
1. Public uses such as utilities and parks;
2. Off-street parking and loading areas, and commercial parking lots;
3. Drive-in businesses;
4. Plant nurseries;
5. Public markets; provided, that when located next to a single-family residential zone, the
market shall be entirely within a completely enclosed building;
6. Limited outdoor display of merchandise meeting the criteria of Chapter 17.65 ECDC;
7. Bistro and outdoor dining meeting the criteria of ECDC 17.70.040;
8. Outdoor dining meeting the criteria of Chapter 17.75 ECDC;
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9. Motorized and nonmotorized mobile vending units meeting the criteria of Chapter 4.12 ECC.
B. Nuisances. All uses shall comply with Chapter 17.60 ECDC, Property Performance Standards.
C. Interim Use Status – Public Markets.
1. Unless a public market is identified on a business license as a year-round market within the
city of Edmonds, a premises licensed as a public market shall be considered a temporary use.
As a temporary use, the city council finds that any signs or structures used in accordance with
the market do not require design review. When a location is utilized for a business use in
addition to a public market, the public market use shall not decrease the required available
parking for the other business use below the standards established by Chapter 17.50 ECDC.
[Ord. 3932 § 7, 2013; Ord. 3918 § 1 (Att. 1), 2013; Ord. 3902 § 1, 2012; Ord. 3894 § 5, 2012;
Ord. 3700 § 1, 2008].
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Chapter 22.43
DESIGN STANDARDS
FOR THE BD ZONES
Sections:
22.43.000

Applicability.

22.43.010

Massing and articulation.

22.43.020

Orientation to street.

22.43.030

Ground level details.

22.43.040

Awnings/canopies and signage.

22.43.050

Transparency at street level.

22.43.060

Treating blank walls.

22.43.070

Building HVAC equipment.

22.43.000 Applicability.
The design standards in this chapter apply to all development within the BD1, BD2, BD3, and BD4
downtown zones, except for multifamily buildings in the BD4 zone. [Ord. 3918 § 2 (Att. 2), 2013; Ord.
3697 § 2, 2008].
22.43.010 Massing and articulation.
A. Intent. To reduce the massiveness and bulk of large box-like buildings, and articulate the building
form to a pedestrian scale.
B. Standards.
1. Buildings shall convey a visually distinct base and top. A “base” can be emphasized by a
different masonry pattern, more architectural detail, visible plinth above which the wall rises,
storefront, canopies, or a combination. The top edge is highlighted by a prominent cornice,
projecting parapet or other architectural element that creates a shadow line.

Buildings should convey a distinct base and top.
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The base can be emphasized by different material(s).
2. Building facades shall respect and echo historic patterns. Where a single building exceeds the
historic building width pattern, use a change in design features (such as a combination of
materials, windows or decorative details) to suggest the traditional building widths. [Ord. 3918
§ 2 (Att. 2), 2013; Ord. 3697 § 2, 2008].
22.43.020 Orientation to street.
A. Intent. To reinforce pedestrian activity and orientation and enhance the liveliness of the street
through building design.
B. Standards.
1. Building frontages shall be primarily oriented to the adjacent street, rather than to a parking lot
or alley.
2. Entrances to buildings in the BD1, BD2 and BD4 zones shall be visible from the street and
accessible from the adjacent sidewalk.
3. Entrances shall be given a visually distinct architectural expression by one or more of the
following elements:
a. Higher bay(s);

The Edmonds City Code and Community Development Code are current through Ordinance 4064, passed April 4, 2017.

Attachment 6

Packet Pg. 99

Attachment: Exhibit 1 - ADB Phase 1 staff report and attachments (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))

Edmonds Chapter 22.43 DESIGN STANDARDS FOR THE BD ZONES

6.1.b
Page 3 of 11

b. Recessed entry (recessed at least three feet);
c. Forecourt and entrance plaza.

Buildings shall be oriented to the street.

Entrances shall be given visually distinct expression.
[Ord. 3918 § 2 (Att. 2), 2013; Ord. 3697 § 2, 2008].
22.43.030 Ground level details.
A. Intent. To reinforce the character of the streetscape by encouraging the greatest amount of visual
interest along the ground level of buildings facing pedestrian streets.
B. Standards.
1. Ground-floor, street-facing facades of commercial and mixed-use buildings shall incorporate
at least five of the following elements:
a. Lighting or hanging baskets supported by ornamental brackets;

The Edmonds City Code and Community Development Code are current through Ordinance 4064, passed April 4, 2017.

Attachment 6

Attachment: Exhibit 1 - ADB Phase 1 staff report and attachments (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))

Edmonds Chapter 22.43 DESIGN STANDARDS FOR THE BD ZONES

Packet Pg. 100

6.1.b
Page 4 of 11

b. Medallions;
c. Belt courses;
d. Plinths for columns;
e. Bulkhead for storefront window;
f. Projecting sills;
g. Tile work;
h. Transom or clerestory windows;
i. Planter box;
j. An element not listed here, as approved, that meets the intent.
2. Ground floor commercial space is intended to be accessible and at grade with the sidewalk,
as provided for in ECDC 16.43.030.
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Ground floor details encourage visual interest along the ground level of buildings facing
pedestrian streets.
[Ord. 3918 § 2 (Att. 2), 2013; Ord. 3697 § 2, 2008].
22.43.040 Awnings/canopies and signage.
A. Intent.
1. To integrate signage and weather protection with building design to enhance business visibility
and the public streetscape.
2. To provide clear signage to identify each business or property, and to improve way-finding for
visitors.
3. To protect the streetscape from becoming cluttered, and to minimize distraction from overuse
of advertisement elements.
B. Standards.
1. Structural canopies are encouraged along pedestrian street fronts. If a canopy is not provided,
then an awning shall be provided which is attached to the building using a metal or other
framework.
2. Awnings and canopies shall be open-sided to enhance visibility of business signage. Front
valances are permitted. Signage is allowed on valances, but not on valance returns.
3. Marquee, box, or convex awning or canopy shapes are not permitted.
4. Retractable awnings are encouraged.
5. Awnings or canopies shall be located within the building elements that frame storefronts, and
should not conceal important architectural details. Awnings or canopies should be hung just
below a clerestory or transom window, if it exists.
6. Awnings or canopies on a multiple-storefront building should be consistent in character, scale
and position, but need not be identical.
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Open-sided nonstructural awning with front valance.

Open-sided structural canopy.
7. Nonstructural awnings should be constructed using canvas or fire-resistant acrylic materials.
Shiny, high-gloss materials are not appropriate; therefore, vinyl or plastic awning materials are
not permitted.
8. Signage should be designed to integrate with the building and street front. Combinations of
sign types are encouraged, which result in a coordinated design while minimizing the size of
individual signs.
9. Blade or projecting signs which include decorative frames, brackets or other design elements
are preferred. Projecting signs (including blade signs) of four square feet or less are permitted
and are not counted when calculating the amount of signage permitted for a business in Chapter
20.60 ECDC. This type of detail can be used to satisfy one of the required elements under ECDC
22.43.030(B).
10. Use graphics or symbols to reduce the need to have large expanses of lettering.

The Edmonds City Code and Community Development Code are current through Ordinance 4064, passed April 4, 2017.

Attachment 6

Attachment: Exhibit 1 - ADB Phase 1 staff report and attachments (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))

Edmonds Chapter 22.43 DESIGN STANDARDS FOR THE BD ZONES

Packet Pg. 103

6.1.b
Page 7 of 11

11. Instead of broadly lighting the face of the sign, signage should be indirectly lit, or backlit to
only display lettering and symbols or graphic design.
12. Signage should be given special consideration when it is consistent with or contributes to the
historic character of sites on the National Register, the Edmonds Register of Historic Places, or
on a city council-approved historic survey.
13. Signage shall include decorative frames, brackets or other design elements. An historic sign
may be used to meet this standard.

Retractable and open-sided awnings allow signage to be visible.

Awning or
canopy
shapes:

Examples of projecting
signs using decorative
frames and design
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elements.

[Ord. 3918 § 2 (Att. 2), 2013; Ord. 3697 § 2, 2008].
22.43.050 Transparency at street level.
A. Intent. To provide visual connection between activities inside and outside the building.
B. Standards.
1. The ground level facades of buildings that face a designated street front shall have
transparent windows covering a minimum of 75 percent of the building facade that lies between
an average of two feet and 10 feet above grade.
2. To qualify as transparent, windows shall not be mirrored or darkly tinted glass, or prohibit
visibility between the street and interior.
3. Where transparency is not required, the facade shall comply with the standards under ECDC
22.43.060.

Ground level facades of buildings should have transparent windows between two to 10 feet
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above grade.

Windows shall provide a visual connection between activities inside and outside the building,
and therefore should not be mirrored or use darkly tinted glass.
4. Within the BD1 zone, ground floor windows parallel to street lot lines shall be transparent and
unobstructed by curtains, blinds, or other window coverings intended to obscure the interior from
public view from the sidewalk.* [Ord. 3918 § 2 (Att. 2), 2013; Ord. 3697 § 2, 2008].
*Code reviser’s note: Subsection (B)(4) of this section was formerly codified as ECDC
16.43.030(B)(10)(g).
22.43.060 Treating blank walls.
A. Intent. To ensure that buildings do not display blank, unattractive walls to the abutting street.
B. Standards.
1. Walls or portions of walls on abutting streets or visible from residential areas where windows
are not provided shall have architectural treatment (see standards under ECDC 22.43.050). At
least five of the following elements shall be incorporated into any ground floor, street-facing
facade:
a. Masonry (except for flat, nondecorative concrete block);
b. Concrete or masonry plinth at the base of the wall;
c. Belt courses of a different texture and color;
d. Projecting cornice;
e. Decorative tile work;
f. Medallions;
g. Opaque or translucent glass;
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h. Artwork or wall graphics;
i. Lighting fixtures;
j. Green walls;
k. An architectural element not listed above, as approved, that meets the intent.

Buildings shall not display blank, unattractive walls to the abutting street.
[Ord. 3918 § 2 (Att. 2), 2013; Ord. 3697 § 2, 2008].
22.43.070 Building HVAC equipment.
A. Intent. To ensure that HVAC equipment, elevators, and other building utility features are designed
to be a part of the overall building design and do not detract from the streetscape.
B. Standards.
1. Rooftop HVAC equipment, elevators and other rooftop features shall be designed to fit in with
the materials and colors of the overall building design. These features shall be located away
from the building edges to avoid their being seen from the street below. If these features can be
seen from the adjoining street, building design shall use screening, decoration, plantings (e.g.,
rooftop gardens), or other techniques to integrate these features with the design of the building.
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2. When HVAC equipment is placed at ground level, it shall be integrated into building design
and/or use screening techniques to avoid both visual and noise impacts on adjoining properties.

Rooftop equipment should be screened from view.
[Ord. 3918 § 2 (Att. 2), 2013; Ord. 3697 § 2, 2008].
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Design Objectives for Building Façade. Building facade objectives ensure that the exterior of a
building – the portion of a building that defines the character and visual appearance of a place – is
of high quality and demonstrates the strong sense of place and integrity valued by the residents of
the City of Edmonds.
A.18 Building Façade Design. Encourage building façades that reinforce the appearance
and consistency of streetscape patterns while supporting diversity and identity in
building design.
A.19 Window Variety and Articulation. Use window size and placement to help define
the scale and character of the building. Use the organization and combinations of
window types to reinforce the streetscape character or to provide variation in a
façade, as well as provide light and air to the building interior.
A.20 Variation in Facade Materials. Employ variation in materials, colors or design
elements on building façades to help define the scale and style of the structure.
Variation in façade materials can help reduce the apparent bulk of larger buildings
while allowing variety and individuality of building design.

Urban Design Goals & Policies for Specific Areas
In addition to the general design goal and objectives described above under Goal A, supplemental
design objectives are outlined below for specific areas or districts within the city.
Each key goal in this element (or section) is identified by an alphabet letter (for example, “D”).
Goals are typically followed by associated policies and these are identified by the letter of the goal
and a sequential number (for example, “D.2”)
Urban Design Goal B: Downtown/Waterfront Activity Center. Design objectives and
standards should be carefully crafted for the Downtown/Waterfront Activity Center to encourage
its unique design character and important place-making status within the city.
B.1

Vehicular Access and Parking. Driveways and curb cuts should be minimized to
assure a consistent and safe streetscape for pedestrians. When alleys are present,
these should be the preferred method of providing vehicular access to a property
and should be used unless there is no reasonable alternative available.
Configuration of parking should support a “park and walk” policy that provides
adequate parking while minimizing impacts on the pedestrian streetscape.

B.2

Pedestrian Access and Connections. Improve pedestrian
access from the street by locating buildings close to the
street and sidewalks, and defining the street edge. Cross
walks at key intersections should be accentuated by the
use of special materials, signage or paving treatments.
Transit access and waiting areas should be provided where
appropriate.
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B.3

Building Entry Location. Commercial building entries should be easily
recognizable and oriented to the pedestrian streetscape by being located at sidewalk
grade.

B.4

Building Setbacks. Create a common street frontage view with enough repetition to
tie each site to its neighbor. Encourage the
creation of public spaces to enhance the
visual attributes of the development and
encourage outdoor interaction. In the
Waterfront area west of the railroad,
buildings should be set back from the
waterfront to preserve and provide a buffer
from existing beach areas. In the
Waterfront area, site layout should be
coordinated with existing buildings and
proposed improvements to provide views of
the water, open spaces, and easy pedestrian access to the beach.

B.5

Building/Site Identity. In the downtown area, retain a connection with the scale and
character of downtown through the use of similar materials, proportions, forms,
masses or building elements. Encourage
new construction to use designs that
reference, but do not replicate historic
forms or patterns.

B.6

Weather Protection. Provide a covered
walkway for pedestrians traveling along
public sidewalks or walkways.

B.7

Signage. Lighting of signs should be indirect or
minimally backlit to display lettering and symbols or
graphic design instead of broadly lighting the face of the
sign. Signage using graphics or symbols or that
contributes to the historic character of a building should
be encouraged.

B.8

Art and Public Spaces. Public art and amenities such as
mini parks, flower baskets, street furniture, etc., should
be provided as a normal part of the public streetscape.
Whenever possible, these elements should be continued
in the portion of the private streetscape that adjoins the public streetscape. In the 4th
Avenue Arts Corridor, art should be a common element of building design, with
greater design flexibility provided when art is made a central feature of the design.

B.9

Building Height. Create and preserve a human scale for downtown buildings.
Building frontages along downtown streetscapes should be pedestrian in scale.

B.10 Massing. Large building masses should be subdivided or softened using design
elements that emphasize the human scale of the streetscape. Building façades
should respect and echo historic patterns along downtown pedestrian streets.
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B.11 Building Façade. Provide a human scale streetscape, breaking up long façades into
defined forms that continue a pattern of individual and distinct tenant spaces in
commercial and mixed use areas. Avoid blank, monotonous and imposing building
facades using design elements that add detail and emphasize the different levels of
the building (e.g. the top or cornice vs. the pedestrian level or
building base).
B.12 Window Variety and Articulation. In the downtown retail and
mixed commercial districts, building storefronts should be
dominated by clear, transparent glass windows that allow and
encourage pedestrians to walk past and look into the
commercial space. Decorative trim and surrounds should be
encouraged to add interest and variety. Upper floors of
buildings should use windows as part of the overall design to
encourage rhythm and accents in the façade.
Urban Design Goal C: Highway 99 Corridor. Additional Design Objectives for the Highway
99 Corridor should support its function as a locus of commercial and potential mixed use activity,
building on the availability of multiple forms of transportation and its proximate location to
surrounding neighborhoods.
C.1

General Appearance and Identity. Design of buildings and spaces along Highway
99 should encourage a feeling of identity associated with different sections of the
highway.

C.2

Site Design. Site design should allow for vechicular access and parking as well as
safe access and circulation for pedestrians. Whenever possible, sites should provide
connections between adjacent businesses and between businesses and nearby
residential neighborhoods.

C.3

Landscaping and Buffering. Landscaping, fencing or other appropriate techniques
should be used to soften the street front of sites and also used to buffer more
intensive uses from adjoining less intensive use areas (e.g. buffer commercial from
residential development).

Urban Design Goal D: Neighborhood Commercial Areas. Design in neighborhood
commercial areas should seek to support the function of the neighborhood center while paying
close attention to its place within the neighborhood setting.
D.1

Landscape and Buffering. Special attention should be paid to transitions from
commercial development to surrounding residential areas, using landscaping and/or
gradations in building scale to provide compatible development.
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CITY OF EDMONDS
121'TH AVENUE NORTH, EDMONDS, WA 98020 (4251771-0220

DETERMINATION OF NONSIGNIFICANCE
Description of proposal: Application for design review of a new two story building with a drivethrough,
surface parking, and related site improvements. The ground floor will be occupied by HomeStreet Bank
while the upper floor will be office space for a future tenant. (File Number PLN20170024)

Proponent: Brad Barbee
Location of proposal, including street address if
27 032600

100

I 0 0, 27 032600 I 02 I 0 0 & 27 032600

1

02

30

any:

614-616

Sth

Ave. S., Tax Parcel Numbers

0

Lead agency: City of Edmonds

The tead agency has determined that the requirements for environmental analysís and protection
have been adequately addressed in the development regulations and comprehensive plan adopted
under chapter 36.70A RCW, and in other applicable local, state, or federal laws or rules, as
provided by RCW 43.21C.240 and WAC 197-11-158 andlor mitigating measures have been applied
that ensure no significant adverse impacts will be created.

An environmental impact statement 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 on request.
There is no comment period for this DNS.

XX

This DNS is issued under 197-1l3a0Q); the lead agency will not act on this proposalfor 14
Julv 25,2017
days from the date below. Comments must be submitted by

Project Planner: Mike Clugston, Associate Planner
Responsible Official: Rob Chave, Planning Manager
Contact lnformation: City of Edmonds | 121 sth Avenue North, Edmonds WA 98020 | 425-771-0220

Date

]L,,2ú=

Z?,2c't'z

Signature

XX

You may appeal this determination to Robert Chave, Planning Manager, at 121 Sth Avenue
North, Edmonds, WA 98020, by filing a written appeal citing the specific reasons for the
appeal with the required appeal fee, adjacent property owners list and notarized affidavit form
no later than Auqust 1 2017 Y ou should be prepared to make specific factual objections
Contact Rob Chave to read or ask about the procedures for SEPA appeals.

XX

Posted

on July 11,2017, at the Edmonds Public Library and Edmonds Public Safety
Building. Published in the Everett Herald. Emailed to the Department of Ecology SEPA

Center (SEPAunit@ecy.wa.qov). Mailed to property owners within 300 feet of the site.
XX

Distribute to "Checked" Agencies below.

The SEPA Checklist, project plans, and DNS are available at https://permits.edmonds.wa.us/citizen.
Search for file number PLN20170024. These materials are also available for viewing at the Planning
Division

- located on the second

Attachment 8

floor of City Hall: 121

5tn

Avenue North, Edmonds WA 98020.
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xx

XX

COMCASI
Outside Plant Engineer, North Region
1 525 7 ítt' St. SW-Ste 200
Everett, WA 98203

XX

Tulalip Tribal Council
6700 Totem Beach Road
Marysville, WA 98270

XX

Snohomish County Fire District No.
Headquarters Station No. 1
Attn.: Director of Fire Services
12310 Meridian Avenue South
Everett, WA 98208-5764

david.matulich@pse.com

1

XX

Community Transit

7100 Hardeson Road

pc:

WA 98203

File No.
SEPA Notebook

Attachment 8
SEPA DETERMINATION
6129/t7.SEPA,

Puget Sound Energy
Attn: David Matulich
PO Box 97034, M/S BOT-1G
Bellevue, WA 98009-9734

Attn.: Kate Tourtellot
Everett,

Department of Archaeology & Historic
Preservation
PO Box 48343
Olympia, WA 98504-8343

Page2

M. L. Wicklund
Snohomish Co. PUD
PO Box 1 107
Everett, WA 98206-1107
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BUS STOP

SHELLABARGER

PROPOSED HOIIESTREET BANK SITE
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SCALE:

lr - 80'-0'
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ED

6.1.b

MHCEFVËD
þlAY B

0

2017

cITy oF EDMONDSo'*ËHüNTsËrìvrcËs
ENVIRONMENTAL CHECKTIST

Purpose of Checklísl:
The State Environmental policy Act (SEPA), chapter 43.21C RCW, requires all govemmental agencies to consider the environmental
proposals with
impacts of a proposal before making decisions. An environmental impact statement (EIS) must be prepared for all
to help
provide
information
is
to
checklist
purpose
of
this
The
qualþ
the
environment.
of
the
próbubl" significànt adverse impacts-on
and
to help
done)
proposal,
if
it
can
be
from
the
impacts
(and
or
avoid
to
reduce
proposal
your
from
impacts
you and thelagency identiff
is
required.
an
EIS
whether
the agency decide
In s t ructío

ns

fo r App lic ants :

This environmental checklist asks you to describe some basic information about your proposal. Governmental agencies use this checklist
questions
to determine whether the environmental impacts of your proposal are significant, requiring preparation of an EIS. Answer the
you
can.
give
description
the
best
known,
or
precise
information
most
briefly, with the

you must answer each question accurately and carefully, to the best of your knowledge. In most cases, you should be able to answer
or if
the questions from your àwn observations or project plans without the need to hire experts. If you really do not know the answer,
may
avoid
questions
now
to
the
answers
complete
apply".
not
or
does
know"
not
proposal,
write
your
"do
a quåstion does notãpply to
unnecessary delays later.
questions
Some questions ask about govemmental regulations, such as zoning, shoreline, and landmark designations. Answer these
you.
can
assist
you can. If you have problems, the governmental agencies

if

parcels of
The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of time or on different
you
which
to
The
agency
effects.
proposal
its
environmental
or
land. Attach any additionåt lnformátion that wiliheip describe your
if
there
to
determining
related
reasonably
information
provide
additional
submit this checklist may ask you to explain your answers or
may be signiflrcant adverse impact.
Use of

checklistfor nonproiect proposøls:

may
For nonproject proposals complete this checklist and the supplemental sheet for nonproject actions (Part D)' the lead agency
of
the
analysis
to
meaningfully
not
contribute
do
they
determine
excludeïny quóstión for the environmental elements (Part B) which
read
should
be
or
site"
and
words
"property
the
"project,"
to
"applicant,"
the proposed nonproject actions, the references in the checklist
as "proposer," and "affected geographic area," respectively.

A.

BACKGROUND

1.

Name of proposed projectn if applicable: Home

a

Name of applicant: l/1G)

3.

Bank. Fclmonds

Address and phone number ofapplicant and contact person:
Arzo Çr rito iOO
Seco

11C)l

Çaattlo \Â/A oq1ô1
Brad Ba
- ?06 962.6639

4.

Date checklist prepared:

5.

Agency requesting checklist: Ciû of Edmonds

Revised on 9/16/16

Attachment 8

Aoril

6.

7
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6.

proposed timing

r-nrnnlat

7

or

if

applicable¡: Construction beqinnino

Julv

2O1B and

in Marr ?ô19

with this proposal?
Do you have any plans for future additions, expansion, or further activity related to or connected

Ifyes, explain.
Nln fr rfr rro nl¡nc ¡f

8.

schedule (including phasing,

f

hiç limo

related
List any environmental information you know about that has been prepared, or will be prepared, directly
to this proposal.

Hazardo us Buildino Ma
Gania¿-h

Þhaco

ALTA

I

nal Fnainoor

Ro

Auoust 2Ol5

Mecl-Tox No

¡lrtod Fohn renr 4 ?ô1Â hrr Tinnor Goo Àccrìei.ãtac I I C

irnnrnanfal Accoçq manf Ronnrt clatecl lnlrr 16 2ô16 hv Pa

SL rrvev

ie

arocl Fnrriron

nfel

clatecl Julv 17 ?O15 bv Pace Fncrineers. lnc.

Transoo rtation lmoact

9

rials Survev dat

lvsis Worksh

affecting
Do you know whether applications are pending for governmental approvals of other proposals directly
the property covered by your proposal? Ifyes, explain.

Nono

Revised on 9/19/16

Attachment 8
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10.

List any government approvals or permits that witl be needed for your proposal, if known.

Ze>

(STAFF

L

c)€

0

11

project and site'
Give brief, complete description of your proposalo including the proposed uses and size of the
You do
proposal.
ofyour
aspects
certain
you
to
describe
ask
that
in
this
checklist
r"n".u| questionsiater
There

"""to repeat those answers on this page.
not need

lative office sDace

will incl cle a bank and
_(STAFF
{,

12.

your
Location of the proposal. Give sufficient information for a person to understand the precise location of
proposal
would
If
a
known.
if
range,
and
township,
section,
and
if
any,
proposed project, inôtuaing a street address,
ä""u, on"i u iang" ofarealprovide range or boundaries ofthe site(s). Provide legal description, site plan' vicinity
available. White you should submit any plans required by the agency'
map, and topogrãphic ¡nup, it
"""ron"bly
or
detailed plans'submitted with any permit applications related to this
maps
duplicate
to
requiied
yo., u." not
checklist.
ã1A and

Þarcol #'

^

qth Ar¡o

S

trcl

\A/A qRO20

)7ñ72^OO1r)c)goo )7C\<)â'ÕO1c)29C)C) R )707)â,co-1o)3

Section ?6 Townshio 27 Ranoe 03 East

TO BE COMPLETED BY APPLICANT

B.

ENVIRONMENTAL ELEMENTS

l.

Earth
a.

General description of the site (circte one): Flat,

Revised on 9/19/16

Attachment 8

rollinglÏñyl

steep slopes, mountainous, other:

HSB Edmonds SEPA Checklist-DRAFT PACE COMMENTS'docx
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b.

What is the steepest slope on the site (approximate percent stope)?
R6ol^

alono

n-rnaclo hank west of avicfino narkino lot

-(ST
e)

QJ
c.

t

types

a73
the site

example, clay, sand, gravel' peat' ând muck)?

If you

them and note any agricultural land of long term
know the classification of agricultural
in removing any of these soils.
proposal
results
the
whether
commercial significance and
soilso specify

ln¡rn Roth rro nnncicfonf

d.

r,r¡ith tho aanoral r{ocr-rintinn he

n

Are there surface indications or history of unstable soils in the immediate vicinity? If so, describe.-

None

e.

Describe the purpose, type, total area and approximate quantities and total affected area of any filling'
excavâtion, and grading proposed. Indicate source offill.

bases, bu ilclino oad material ancl other structu

f.

I

suooort.

Could erosion occur as a result ofclearing, construction' or use? Ifso, generally describe.
cr

rrfacoq a

Revised on 9/19/16

Attachment 8
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út
c.

iJ

About what percent of the site will be covered with impervious surfaces after project construction (for
example, asphalt or buildings)?

Annroximatelv

h.

Proposed measures to reduce or control erosion, or other impacts to the earth,

cirrration of con

2.

^Ro/^

rr

ifany:

rction

AIR
a.

What types of emissions to the air would result from the proposal (i.e., dust, automobile, odors, and industrial
wood smoke) during construction and when the project is completed? If any, generally describe and give
approximate quantities if known.

roçrlt from the rniael

b.

Are there any off-site sources of emissions or odor that may effect your proposal?

If so, generally

describe.

None known

c.

Proposed measures to reduce or control emissions or other impacts to the, if any:

rocrrlationc reo

Revised on 9/19/l 6

Attachment 8

rjinrr ¡ir nollr rf inn

HSB Edmonds SEPA Checklist-DRAFT PACE COMMENTS.docx

Page 5

Attachment: Exhibit 1 - ADB Phase 1 staff report and attachments (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))

6.1.b

of26

Packet Pg. 119

3.

WATER

a.

Surface:

(l)

Is there any surface water body on or in the immediate vicinity of the site (inctuding year-round and
If
seasonal streams, saltwater, hùes, ponds, and wetlands)? If yes, describe type and provide names.
into.
flows
it
appropriate, state what stream or river

None kn own

(2)

Will the project require any work over, in, or adjacent to (within 200 feet) the described waters?

If

yes, please describe and attach available plans.

N/A

(3)

Estimate the amount of filt and dredge material that would be placed in or removed from surface water
or weflands and indicate the area ofihe site that woutd be affected. Indicate the source of fill material.

N/A

(4)

riliil

the proposal require surface water withdrawals or diversions? Give general description' purpose'

and approximate quantities if known.
Nlo

(5)

Does the proposal lie

within a 100-year floodplain? If

so, note location on the site plan.

No

(6)

Does the proposal involve any discharges of waste materials to surface waters?

If

so, describe the type

of waste and anticipated volume of discharge.
Ìr.lo

Revísed on 9/19/16

Attachment 8
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b.

Ground
(1)

Wilt ground water be withdrawn from a well for drinking water or other purposes? If so, give a
g"n"rät description of the well, proposed uses and approximate quantities withdrawn from the well
Will water be discharged to gròund water? Give general description' purpose' and approximate
quantities if known.
No

(2)

Describe waste material that will be discharged into the ground from septic tanks or other sources,

None a

c.

if

any (for example: Domestic se\üage; industrial, containing the following chemicals...; agricultural;
etc.).' lescriUe tne general size of the system, the number of such systems, the number of houses to be
served (if applicabté), or the number of animals or humans the system(s) are expected to serve.

cioated

Water Runoff (including storm water):

(1)

Describe the source of runoff (inctuding storm water) an_d _method of collection and disposal' if any
(include quantities, if known). Where wilt this water flow? Wilt this water flow into other waters? If
so, describe.

munrcl

I

storm sewer

I

oxiqts w h fho cito'ç crrrre f r¡co an.l f he n

Attachment 8

in :

Àr¡in

ted at the south west corner of th sile.

Could waste materials enter ground or surface waters?

Revised on 9/19/16

rrrill l^'a nnllantarl

tl

_(STAFF

(Z\

Qfnrmrrrafar

.^,ill l-.a fl.ra cnla rt rnn

Qlnrmrrr¡

HSB Edmonds

-$EPA-ChecHist-DRAFT

If so, generally

io¡-f r¡¡ill

nol inc

P ACE COMMENTS. docx

describe.
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(3)

Does the proposal alter or otherwise affect drainage patterns in the vicinity of the site?

No

d.

Fxisti

clrainacre natterns

If

so, describe.

ll ho nroçorr¡ecl

proposed measures to reduce or control surface, ground, runoffwater' and drainâge pattern impacts, ifany:

anr¡ qtorm

for confrol meâsures.

_(STAFF

4.

Plants
a.

Check or circle types of vegetation found on the site:

X

x
x

deciduous

tree: alder, mâple' aspen' other:

evergreen

tree: fÎr, cedar, pine, other:

shrubs
grass

pasture
crop or grâin

orchards,vineyardsorotherpermanent,crops
wet soil plants: cattail, buttercup, bulrush, skunk cabbage, other:

waterplants:waterlily,eelgrass,milfoil'other:
other types of vegetation:
(STAFF COMMENTS)

b.

rWhat kind and amount of vegetation

will be removed or altered?

oroiect

(STAFF CO

Revised on 9/19/16

Attachment 8
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c.

List threatened or endangered species known to be on or near the site.

None are k

d.

proposed landscaping, use ofnative plants, or other materials to preserve or enhance vegetation on the site'
if any:

lanciccani

tr'eL

(STAFF

(3

u\

e.

List all noxious weeds and invasive species known to be on or near the site.

None

5.

Animals
a.

List any birds and other animals that have been observed on or near the site or are known to be on or near
the site. Examples include:

birds: hawk, heron,

other:

mammals: deer, bear, elk, beaver, other:None known

fish:

bass, salmon,

Revised on 9/19/16

Attachment 8

trout, herring, shellfish' other: N/A
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(STAFFCOMMENTS)

b.

List any threatened or endangered species known to be on or near the site.

None

c.

Is the site part of a migration route?

If so, explain.

The site lies within the Pacific Flvw ãV

d.

Proposed measures to preserve or enhance wildlife' if any:

rv. No imoacts t wilcllife are antici

None are n

e.

List any invasive animal species known to be on or near the site.
Nlono known

Revised on 9/19/16

Attachment 8
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(STAF'F

6.

Energy and Natural Resources

^.

What kinds of energy (electric, natural gas, oil, wood stove, sotar) will be used to meet the completed project's
energy needs? Describe whether it witt be used for heating, manufacturing, etc.

soace heati

b.

Woutd your project affect the potential use ofsolar energy by adjacent properties? Ifso, generally describe.

No

c.

What kinds of energy conservation features are included in the plans of this proposal? List other proposed
measures to reduce or control energy impacts, if any:

the time of oermit submittal

7.

EnvironmentalHealth
a.

Are there any environmental health hazards, including exposure to toxic chemicals, risk of fire and explosion,
spill, or hazardous waste, that could occur as a result ofthis proposal? Ifso describe.

A hazarclor

Revised on 9/19/16

rc

ori:lc

cr

rn¡orr for rncl achostos

inino rnatorialc an.l leacl
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Attachment 8

(l)

Describe any known or possible contamination at the site from present or past uses.

I

(Z)

a¡d

naini echoctos cont inino rnatarialc

ha

Describe existing hazardous chemicals/conditions that might affect project development and design.
This include. uttã""ground hazardous liquid and gas transmission pipelines located within the project
area and in the vicinitY.

None

(3)

Describe any toxic or hazârdous chemicals that might be stored, used, or produced during the project's
development or constructions, or at any time during the operating life of the project.

Nnno anti n¡farl

(4)

Describe special emergency services that might be required.
lr.ln cnocial ômÃra'iêna\/ cêr\/laê

Revised on 9/19/16

Attachment 8

HSB
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(5)

Proposed meâsures to reduce or control environmental health hazards,

the rem

b.

I

ifany:

or remerJiation of ha zarcious materials.

Noise

(l)

What types of noise exist in the area which may affect your project (for example: traffÏc, equipment'
operation, other)?

imoact on the oroiect from nois

Ø

What types and levels of noise would be created by or associated with the project on a short-term or a
long-teim basis (for example: traffico construction, operation, other)? Indicate what hour's noise
would come from the site.
Qlrnrf

-f arm

n

icn

rrrnr rlÀ

racr rli

frnm

nnn

rr rnf

inn

r¡f irrif iac rnrl

rl¡rtr

tl

l-.a rf

lor¡alc

cito

(3)

Proposed measures to reduce or control noise impacts,

if any:

Code.

(STAFF

Revised on 9/19/16
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Attachment 8

Land and Shoreline Use

8.
a.

What is the current use of the site and adjacent properties? Will the proposal affect current land
nearby or adjacent properties? Ifso, describe.

arcls

rbv or adiacent nrooerties with

to affect

to land

uses on

use.

ô

(STAFF

a\

b.

Has the project site been used as working farmlands or working forest lands? If so, describe. How much
agriculturaior forest tand of long-term commercial significance will be converted to other uses as a result of
land
tñe proposalo if any? If resource lands have not been designated, how many acres in farmland or forest
tax status will be converted to nonfarm or nonforest use?

No

(1)

Will the proposal affect or be affected by surrounding working farm or forest land normal business
operations, such as oversize equipment âccess, the application ofpesticides, tilling, and harvesting? If
so, how:

No

c.

Describe any structures on the site.

builclino

ifh a basement of annroximatelv

3.

Oqf

(STAFF CO

Revised on 9/19/16

Attachment 8
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d.

Will any structures be demolished? If so, what?
cila rn¡ill ho domolisher.l
All cl-n rr-ir rroq

e.

\Mhat is the current zoning classifÏcation of the site?

The site is c rrrrentlv zoned BD3 -

f.

Attachment: Exhibit 1 - ADB Phase 1 staff report and attachments (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))
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wntown Convenience Commercial

What is the current comprehensive plan designation of the site?

lìnr¡¡nfnr¡rn / W farfrnnt Ar-f irritrr l-ontor or¡e rl

g.

If applicable, what is the current shoreline master plan

designation of the site?

choroline maste r nlan

h.

Has any part of the site been classified critical area by the city?

lha 7-fnnf fall

Revised on 9/19/16

nlz

th:f r,lrnnc frnrn f ho rn¡ocf

If

so, specify

na nf fha ovicl-ino narkino lot
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C.zgr¿t

i.

o

5rr^

Approximately

Aooroxi

l^ ,u)
how manY
25 oeoole

ulcl

l'¿l (¿^

,^'¿

or

vtL

work in the co mnlelecl oroiect

j.

Approximately how many people would the completed project displace?
rq trviclinÕ huilcli õc ârê rrer'anf
Tho com afocl nroioct wotl lr'l clicnlaco O

k.

Proposed measures to avoid or reduce displacement impacts, if any:
Nl¿^rno

t.

ar{ ¡c fha nrcrioct reqtl llc in a not oain in iol-ls

proposed meâsures to ensure the proposal is compatible with existing and projected tand uses and plans'
any:
cr rrre

m.

nrÔn

ê

in the completed

nt

nrohoncir¡e nlan docionation of

if

<ifo

proposed meâsures to reduce or control impacts to agricultural and forest lands of long-term commercial
significance, if any:
l\l

./a

Revísed on 9/19/l 6
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9.

Housing
a.

Approximatety how many units would be provided, if any? Indicate whether high, middle, or low-income
housing.

None

b.

Approximately how many units, if any would be eliminated? Indicate whether high' middle, or low-income
housing.

None

c.

Proposed measures to reduce or control housing impacts, if any:

N/A

10.

Aesthetics
a.

What is the tallest height of any proposed structure(s), not including antennas; what is the principle exterior
building material(s) proPosed?
hr rilclincr

Revised on 9/19/16
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t

(srAFF'

b.

inr rì

¿)

¡r

U

4

4'\4-

(

i

Z

g.â'¿-

\Yhat views in the immediate vicinity lvould be altered or obstructed?

altered

c.

*

the orooosal

Proposed measures to reduce or control aesthetic impacts, if any:

l-ifr¡ Cnclo

11

Light and Glare

^.

What type of tight or glare will the proposal produce? What time of day would it mainly occur?

)A/7

b.

ÂTM alnno fho

r'¡vor

nr rhl

cidor,valk nor RCW

19

¿ clqo

Could light or glare from the finished project be a safety hazard or interfere with views?
Nln

c.

what existing off-site sources of light or glare may affect your proposal?
None kn

Revised on 9/19/16

n
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Attachment 8

d.

Proposed measures to reduce or control light and glare impacts, if any:

Nnno nr

12.

car.l

:c no lioht or olare irnnactc aro antici

Recreation
a.

What designated and informal recreational opportunities are in the immediate vicinity?

Edmonds Citv Park lies two 12) blocks west of lhe orooosal.

b.

Would the proposed project displace any existing recreâtion uses? If so, describe.
Nn

c.

proposed measures to reduce or control impacts on recreation, including recreation opportunities to be
provided by the project or applicant, if any:

Revised on 9/19/16
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13.

Historic and Cultural Preservation

a.

Are there any buildings, structures, or sites.located on or near the site that are over 45 years old listed in' or
eligible for listing in national, state, or local preservation registers? Ifso, specifically describe.

olicihlo To ho

b.

li

ôn ân\/ nrocon¡ation recriçt rc

Are there any landmarks, features, or other evidence of Indian or historic use or occupation? This may
include human burials.or old cemeteries. Are there any material evidence, artifacts, or areas of cultural
importance on or near the site? Please list any professional studies conducted at the site to identify such
resources.

None

c.

Describe the methods used to assess the potential impacts to cultural and historic resources on or near the

project site. Examples include consultation with tribes and the Department of Archeology and Historic
Preservationo archaeological surveys, historic maps, GIS date' etc.

near the o

d.

ioct cifo

Proposed measures to avoid, minimize, or compensate for loss, changes to, and disturbance to resources.
Please include plans for the above and any permits that may be required.

Revised on 9/19/16
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ârê nôf likêl \/ fô hê cliccor¡erecl on

14.

cita

Transportation
a.

Identify pubtic streets and highways serving the site or âffected geographic area' ând describe proposed
access to the existing street system. Show on site plans, if any.
S

b.

at the

corners of th nronertv.

Is the site or affected geographic area currently served by pubtic transit?
what is the approximate distance to the neârest transit stop?

transit

c.

rtheast and sout

s

ts aDoroxtma

4OO feet

to the

If

so, generally describe.

If not'

h of the site.

How many additional parking spaces would the completed project or nonproject proposal have? How many
would the project or proposal eliminate?

aoDroxl

lv

16

stalls for a net oain of four (4 ) oarkino stalls.

(STAFF

d.

Wilt the proposal require any new or improvements to existing roads, streets, pedestrian, bicycle or state
transportìtión facilities not including driveways? If so, generally describe (indicate whether public or
private).

Revised on 9/19/16
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lrlo

e.

Will the project or proposal
soo

use (or occur in the immediate

vicinity of) water' rail' or air transportation?

If

generally describe.

Ìr.ln

f.

when
How many vehicular trips per day would be generated by the completed project? If known, indicate
and
commercial
(such
as
trucks
be
would
volume
of
the
perceniage
peak votumes would ocóuf and what
estimates?
these
to
make
used
were
models
or
transportation
data
þ"r."ng". vehicles). What

The project is forecast to generate up to 13O trips per day. During the PM peak hour the Project
is forecast to generat e 2) new trips. The PM peak hour period occurs between 4 and 6 PM'
Truck traffic during this time-period is negligible. The 9th Edition of the ITE Trip Generation
Manual was used to forecast trip generation'

(srAFF

c.

products
the proposal interfere witho affect or be affected by the movement of agricultural and forest
on roads or streets in the area? Ifso, generally describe'

Wi¡
lrlo

h.

Proposed measures to reduce or control transportation impacts, if any:

Revised on 9/19/16
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Attachment 8

the pro

15.

nent.

Public Services
a.

police
Woutd the project result in an increased need for pubtic services (for example: fire protection,
protectiono pufiic transit, health care, schools, other)? Ifso, generally describe.

No

b.

16.

Proposed meâsures to reduce or control direct impacts on public services, if any:
a c
c fô nr rhlic s
:c fhoro aro nn anfir-inafor-l im
Nlnna nr

Utilities

currently available at the site: eleefricifv
septic system, other:

^.

b.

nqfnrnl o¡s

general
Describe the utilities that are proposed for the project, the utility providing the service, and the
needed.
be
might
which
vicinity
immediate
in
the
or
site
the
on
construction activities

fn the sit
cito

Revised on 9/19/16
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C.

existino

ices to the site

Rofr rce S

¡-a

/

Sor rncl Dis

/ Conctrr rcti

nf a now trash

¿-lacr rro

on cite

SIGNATURE
my knowledge' I understand
declare under penalty of perjury laws that the above answers are true and correct to the best of
on them to make its decision.
1S
that the lead

I

30

ln
Date Submitted

Signature ofProponent

,(

â 2"7 l

(t,/,'¿*rr
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CITY OF EDMONDS
tzLsth Avenue North, Edmonds WA 98020
Phone: 425.771.0220 . Fax: 425.77L.0221 ' Web: www.edmondswa.sov

c.

DEVELOPMENT SERVICES DEPARTMENT

o
I g9

June 27

'

PLANNING DIVISION

,20L7

Brad Barbee
Ll0l Second Avenue, Suite L00
Seattle, WA 98L01

Subject: Letter of Completeness -

HomeStreet Bank (P1N20170024)

Dear Brad,

the application for design review of the proposed HomeStreet Bank at61'4-616
5th Avenue South for completeness pursuant to Edmonds Community Development Code
(ECDC) 20.02.002. lt has been determined that the application meets the procedural
submission requirements and therefore is complete. Please accept this letter as the City's
notice to the applicant of the determination of completeness pursuant to ECDC 20.02.003'
While the application is procedurally complete, please note that additional information and
clarifications may be needed as review of the application continues.
I have reviewed

As you know, this application requires a two-phase public hearing before the Architectural

Design Board. Thefirst phase of the public hearingwill be held on August 2-the date of the
second phase will be determined on August 2. The Board meets on the first Wednesday of

each month and can meet the third Wednesday as well.

to be complete, a notice of application will be
posted on the subject property and mailed to adjacent property owners within the next two
weeks consistent with ECDC 20.03.002. A SEPA determination for the project will be issued at
the same time as the notice of application.
Since the application has been determined

lf you have any questions, please contact me at 425-771.-0220 or via email at
michael.clugston @ed mon dswa.gov.

Sincerelv. â

/fuøøú,,p,twMike Clugston, AICP
Associate Planner
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Notice of Application, Public Hearing and SEPA
Determination - File Number PLN20170024

c. l8 9 ù
NOTICE OF APPLICATION
Description of Proposal: Application for design review of a new two story building with a drive-through,
surface parking, and related site improvements. The ground floor will be occupied by HomeStreet Bank while
the upper floor will be office space for a future tenant. District-based design review applications that trigger
SEPA review are Type III-B decisions, which require a two-phase public hearing and decision by the
Architectural Design Board (ADB). The site is located within the Downtown Business (BD3) zone.
Name of Applicant: Brad Barbee

Location: 614-616 5tl'Avenue South, Edmonds, WA
File No.: PLN20170024
Date of Application: lll4ay

30,2017

Date of Completeness:

June 27

,2077

Date of Notice: July 11,2017
Requested Permits: District Design

Review

Other Required Permits: Building Permit

Required Studies: None known
Existing Environmental Documents: Critical Areas Determination and Environmental Checklist
Comments on Proposal Due: August 2, 2017 (see public hearing information below)

Any person has the right to comment on this application during the public comment period, receive notice and
participate in any hearings, and request a copy of the decision on the application. The City may accept public
comments at any time prior to the closing of the record of an open record predecision hearing, if any, or, if no
open record predecision hearing is provided, prior to the decision on the project permit. Only parties of record
as defined in ECDC 20.07.003 have standing to initiate an administrative appeal.
Information on this development application can be viewed or obtained at the City of Edmonds Development
Services Department, l2l - sth Ave. N, Edmonds, WA 98020. Office hours are Monday - Fridays from 8:00
a.m. to 4:30 p.m. (8:30 a.m. to noon only on Wednesdays) or online through the City's website at
https ://permits.edmonds.wa.us/citizen. Search for permit PLN20 1 70024.

City Contact:Mike Clugston, (425)771-0220, michael.clugston@edmondswa.gov

PUBLIC HEARING INFORMATION
A public hearing before the Architectural Design Board (ADB) will be held on Wednesday. Ausust 2.2017
at 7:00 p.m. in the Council Chambers located af 250 - 5th Ave. N, Edmonds, WA 98020. A copy of the staff
report will be available at least seven days prior to the hearing.

*SEPA NOTICE ON REVERSE SIDE*
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6.1.b

STATE ENVIRONMENTAL POLICY ACT (SEPA) NOTICE
DETERMINATION OF NONSIGNIFICANCE
Lead Agency: The City of Edmonds is SEPA lead agency for the proposed mixed-use building aÍ 614-616
Avenue South (File No. PLN20170024).
SEPA Determination: Notice is hereby given that the City of Edmonds has issued a Determination of
Nonsignificance (DNS) under WAC 197-11-340(2) for the above project.
Date of Issuance: July 11,2017
SEPA Comments: July 25,2017
SEPA Appeal Deadline: August 1.2017 at 4:00 p.m. Appeals must be filed in writing citing the specific
reasons for appeal with the required fee to the City of Edmonds Planning Division, 121 sth Ave. N,

-

Edmonds, WA 98020.
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Use template for 5160s

Srnooth Feed SheetsrM
27032600L02900

007200001 10400

00720000120600

HOMESTREET BANK
601 UNION ST STE 2OOO
SEATTLE, WA 98104

BENITEZ RICARDO J
630 5TH AVE S UNIT 104
EDMONDS, WA 9BO2O-3448

630 5TH AVE S UNIT 206

00409600200200
533 EDMONDS LLC
533 4TH AVE S

007200001 10500

00720000120700

ZEILE LOUISE
PO BOX 15620

znlÀr-oursr R
po aoXsozo

EDMONDS, WA 98020-4140

SEATTLE, WA 98115

srR'Ér-r, wA 98115

00409600200300

00720000110600

00720000120800

PNT PROPERTIES LLC
9792 EDMONDS WAY #225
EDMONDS, WA 9BO2O

STRAUSS LAURA

DANIELSON LINDA J
630 sTH AVE S UNIT 2OB
EDMONDS, WA 9BO2O-3453

00409600200400

00720000301900

LANG ]ACK A
54L 41H AVE S
EDMONDS, WA 98020-4189

007200001 10700
CHAN MAN HOI
43BO E MARSHALL COURT

GILBERT, A285297

25449 S KINGSTON RD
KINGSTON, WA 98346

00409600200500

007200001 10800

00906500010100

PAULSON GILLIAN
547 4TH AVE S
EDMONDS, WA 9BO2O-4189

MCINTYRE JESSAMYN A
630 5TH AVE S UNIT 1OB
EDMONDS, WA 98020-3448

654 5TH AVE SOUTH UNIT 101
EDMONDS, WA 98020

00720000000400

00720000120100

BEDDALL BRADLEY
19515 27TH N W
SEATTLE, WA9BL77

WILES JOHN D

00720000100100

00720000120200

630 sTH AVE S UNIT 106
EDMONDS, WA 98020

L8626 16TH

NE

SEATTLE, WA 98155

FUREY DANIEL

]

HUGHES DAVID & BELINDA
EDMONDS, WA 9BO20-3453

BIGLER LINDA
NE

FILTBECK MORGAN/KLINE SCOTT

00906500010200
SCOTT LAMAR & CAÏHY L
8745 GREENWOOD AVE N APT 315
SEATTLE, WA 98103
00906500010300
CHAN CONSTANCE C & GEORGE

VANDER LINDEN JOY M
630 5TH AVE S #14
EDMONDS, WA 9BO2O

116 CLALLAM BAY ST
SEQUIM, WA 98382

SAN FRANCISCO, CA94722

00720000110100

00720000120300

00906500020100

FRANCIS ROGER A
630 5TH AVE S # 101
EDMONDS, WA 9BO2O

LEESE WAYNE

PERRY PAMELA ELIZABETH

PSC

00720000110200

00720000120400

PAINE SUSAN
1OO5 sTH AVE S UNIT 102
EDMONDS, WA 9BO2O

HAMMRICH GREGORY F

630-5THAVES#204
EDMONDS, WA 98020

654 sTH AVE S UNIT 202
EDMONDS, WA 98020-3619

00720000110300

00720000120500

00906500020300

HUDDLESTON JEAN MARIE

KIRK MARY ELLEN

630 FIFTH AVE S UNIT 103

630 5TH AVE S UNIT 205
EDMONDS, WA 98O20-3453

WRIGHT DIANE R
PO BOX 2831
SEQUIM, WA 98382

EDMONDS, WA 9BO2O

@[o*RY@

477 BOX 29

FPO, AP 96306

Address Labels

1758 43RD AVE

654 5TH AVE S UNIT 201
EDMONDS, WA 98020
00906500020200

F
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5lóo*'

27032600L00800
ONE BALLARD LLC

8746 MARY AVE NW #2
SEATTLE, WA 98117

00409600101400

00649300100300

DRULLINGER MARK A
544 4"TH AVE S

EASTERBROOK ALLA L

5L7 4TH AVE S UNIT C
EDMONDS, WA 9BO2O-4137

EDMONDS, WA 9BO2O-4110

00649300100400

EDMONDS CENTER LP
403 HOWELL WAY

00409600101300
LARSON GREGG & DARCIE
554 4TH AVE S

EDMONDS, WA 9BO2O

EDMONDS, WA 9BO2O-4110

EDMONDS, WA 9BO20-4137

2703260AL00300
OLYMPIC & SOUND VIEW LLC
L2625 4TH AVE W STE 2OO

00880600010100

EVERETT, WA 98204

EDMONDS, WA 98020

27032600L02500

BANKSTON JOHN K & SHERILYN

PEDERSON NANCY CHERMAK
5L7 4fH AVE S UNIT D

00649300200100
M

4OO HOWELL WAY UNIT 101

00880600010200

00409600101901
HOGGINS DALE E &
2L826 95TH AVE W

DONNA L

WILLIAMS MARK & ]ACQUELINE
4OO HOWELL WAY UNIT 102
EDMONDS, WA 98020

EDMONDS, WA 9BO2O

FAIRCHILD FAMILY REVOCABLE
LIVING TRUST
519 4TH AVE S UNIT A
EDMONDS, WA 9BO2O-4138

00649300200200
DAY CHARLES D & SANDRA A
24220 89TH PLW
EDMONDS, WA 98026-9010

00409600101902

00880600010300

00649300200300

REGENT CONSTRUCTTON INC

KURTH JANICE

22624 1O5TH AVE W

4OO HOWELL WAY UNIT 103

SIMPSON JEAN H
519 4TH AVE S UNIT C

EDMONDS, WA 9BO2O

EDMONDS, WA 9BO2O

oo872700051400
FARMER JAMES R & PATRICIA W
5L4 4TH AVE S

J

00880600020100

00649300200400

CARROLL WENDY

WILKENING ROBERT
519 4TH AVE S UNIT D
EDMONDS, WA 98020

4OO HOWELL WAY UNIT 201

EDMONDS, WA 9BO2O

EDMONDS, WA 9BO2O-4110

00880600020200
oo872700051800
GRIGNON DIANE
518 4TH AVE S

H

EDMONDS, WA 98020-4138

27032600to2300

CROAN CAROLE LIVTNG TRUST

HOMESITREPT BANK

4OO HOWELL WAY UNIT 202

oor

EDMONDS, WA 9BO2O

urupQr sre 2ooo
srRtt(r, wA 98104

00880600020300

00409600200100
624 ELM PL

EDMONDS, WA 98020-4110

PETTIGREW THOMAS & TEDDI
4OO HOWELL WAY UNIT 203
EDMONDS, WA 98020-4190

00409600101600

00649300100100

00409600201200

MT BAKER ASSOCIATES LP

PK REAL PROPERTY LLC

EDMONDS, WA 98020

ROMATOWSKI RICHARD L
9402 51ST AVE NE
MARYSVILLE, WA 98270-2338

00409600101500

00649300100200

27Q32600100900

OKESON RUD H
534 4TH AVE S

JOCHIMSEN LAVERE E & KATHRYN C
5I7 4TH AVE S UNIT B
EDMONDS, WA 9BO2O-4137

EDMONDS, WA 9BO2O-4110

00409600101700
HOLLINGBERY AARON R & JAMIE
520 4TH AVE S

P

PO BOX 1329

EDMONDS, WA 9802-4110

@o*ott

Address Labets

FOURTH STREET APARTMENTS LLC

EDMONDS, WA 98020-4646

2724 98fH AVE NE
BELLEVUE, WA 98004

Hoù¡srnrrr
oor

BANK

uùcfsr

sç¡ár-r,\A

srE 2ooo
eB1o4
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R

EDMONDS, WA 98020-3619

00906500030000
MS] PROPERTIES LLC

2560 DEXTER AVE N
SEATTLE, WA 98109
00906500040100
HOFFMAN SHERRY R
654 5TH AVE S UNIT 401
EDMONDS, WA 98020-3617

27032500215300

0047730000L702

COLUMBIA CITY PARTNERS LLC
42OI6TH AVE S
SEATTLE, WA 98108

HUDLOW KARMEN L
523 HOMELAND DR
EDMONDS, WA 9BO2O

27032500215200

00477300001501

RODRIGUES ADLER F & MERCEDES F
521 HEMLOCK WAY
EDMONDS, WA 98020

DAWSON WES C
539 HOMELAND DR
EDMONDS, WA 98020-4026

27032500218300

00477300000100

PETERSON JEFFREY J & MCKIMMIE
HEATHER L

527 HEMLOCK WAY
EDMONDS, WA 9BO2O

POOLE CECELIA A

537 sTH AVE

S

EDMONDS, WA 98020-3458

00906500040200

27032500218400

27032500208000

BRADLEY DRAKE R
654 5TH AVE S UNIT 402
EDMONDS, WA 98020

SHAPPACHER THOMAS & MELISSA A
539 HEMLOCK WAY

533 5TH AVE

EDMONDS, WA 98020

EDMONDS, WA 9BO2O

00906500040300

00477300000400

27032500208240

LALLY ANN M

654 5TH AVE S UNIT 403
EDMONDS, WA 98020-3617

RICHARD RITA
609 5TH AVE S
EDMONDS, WA 9BO2O-3452

URSINO DANIEL A
L78L4 73RD PL W

00906500040400

MT OLYMPUS HOLDINGS LLC
S

EDMONDS, WA 98026-5520

00477300000300

27032500207900

DAHLSTROM TIMOTHY & MURPHY
DONNA
654 5TH AVE S UNIT 404
EDMONDS, WA 98020-3617

JONES MICHAEL F & LORIE L
510 HOMELAND DR

BARRETT STEVEN P
510 HOLLY DR

EDMONDS, WA 9BO20-4026

EDMONDS, WA 9BO2O

00906500040500

00477300000500

00843900010000

BAKKEN JAN O
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00906500020400
CHAN DAVID C & NAKAGAWA JANE
654 sTH AVE S UNIT 204

6.1.b

SWINDLER KATHRYN E
654 sTH AVE S UNIT 405
EDMONDS, WA 98020-3617

EDMONDS, WA 98020-4026

TOBY1 LLC
PO BOX 13393
MILL CREEK, WA 98082

00906500040600

oo477300000600

00843900020100

KETTEL RICHARD G & SARA E
524 HOMELAND DR
EDMONDS, WA 9BO2O

BENSON DAVID A
PO BOX 681
EDMONDS, WA 9BO2O

00477300000200
POWER LEE A & MELANIE L
511 HOMELAND DR

00843900020200

EDMONDS, WA 9BO20-4026

EDMONDS, WA 9BO2O

27032500210400

00477300001800

00843900030100

CURTIS CHESTER B & DOLORES B

DOLAN MICHAEL W & MARY K
515 HOMELAND DR
EDMONDS, WA 9BO2O-4026

SCHIPPERS JOHAN M &ANTONETTHA G

SURPRENANT VALERIE A & LEWIS

DAVID

R

654 5TH AVE S UNIT 406
EDMONDS, WA 98020
27032500210500
APPLE TWO LLC

L4227 EVERGREEN WAY
STANWOOD, WA 98292

PO BOX 1OB7

EDMONDS, WA 9BO2O

@|o*RY@

Address Labels

516 HOMELAND DR

MCKAY GRETA

/

LIGHTFOOT LINDA

504 HOLLY DR UNIT 202

504 HOLLY DR UNIT 301
EDMONDS, WA 98020-3498
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00843900030200
CUBBIN FRANCES A
504 HOLLY DR UNIT 302
EDMONDS, WA 9BO2O-3498

00843900030200
LYONS JOHN A.L/CAROL S

19828 47TH AVE NE
LAKE FOREST PARK, WA 98155

00843900030300
KWAK KUM TRUST

504 HOLLY DR UNIT 303
EDMONDS. WA 98020
00843900030400
BRADBURY WARREN E

504 HOLLY DR UNIT 304
EDMONDS, WA 9BO2O

Attachment 9
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Laser

ADJACENT PROPERTY OWNERS LIST

Attach this notarized declaration to the adjacent property owners list.

On my oath, I certiff that the names and addresses provided represent all properties
located within 300 feet of the subject property.

re

of

or

sworn to before me this

icant's Representative

S6o"y

Revìsed on 9/30/l

I
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P2 - Adjacent Property Owners LÍst
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FILE NO.: P1N20170024

APPLICANT: HOMESTREET BANK

DECLARATION OF MAIL¡NG NOTICE OF
APPLICATION, PUBLIC HEARING & SEPA

On the 11th day of July, 2O!7, the attached Notice of Application, Public Hearing
& SEPA Determination was mailed by the City to property owners within 300 feet
of the property that is the subject of the above-referenced application. The
names of which were provided by the applicant.

l, Denise Nelson, hereby declare under penalty of perjury under the laws of the
State of Washington that the foregoing is true and correct this 11th day of July,
20L7 at Edmonds, Washington.

Signed

Attachment 9
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Everett Daily Herald

Affïdavit of Publication
State of \ilashington )

of Snohomish

County

Dicy

Sheppard being

)

ss

fìrst duly swom,

upon

oath deposes and says: that he/she is the legal
representative of the Everett Daily Herald a
daily newspaper. The said newspaper is a legal
nev/spaper by order of the superior court in the
county in which it is published and is now and
has been for more than six months prior to the

date

of the first publication of the

Notice

hereinafter referred to, published in the English
language continually as a daily newspaper in
Snohomish County, Washington and is and
always has been printed in whole or part in the

Everett Daily Herald and is of general
circulation in said County, and is a legal
nerilspaper, in accordanoe with the Chapter 99
of the Laws of 1921, as amended by Chapter
213, Laws of 1941, and approved as a legal
newspaper by order of the Superior Court of
Snohomish County, State of Washington, by
order dated June 16, 1941, and that the annexed

is a true copy of EDH766990PLN20170024as
it was published in the regular and entire issue
of said paper and not as a supplement form
thereof for a period of I issue(s), such
publication commencing on 07/lll20l7 and
ending on 07llll20l7 and that said newspaper
was regularþ distributed to its subscribers
during all ofsaid period.

The amount of the fee for such publication
$108.3

I
Subscribed and sworn before
day

of

,/2;'
Notary Public in

for the State of

Washington.
City ofEdmonds - LEGÀL ADS
DIÀNE CIINNÍNGTIAM

| 14101416
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CITY OF EDI\,IOND5
Notice of Applicalion. Public HeâIing and SEPA Detèrminat¡on
Filc Number P1N20170024
NOTICE OF APPLICATION
new two

hv HomeSlreet

â'lutürê tenant.
SEPA rovlew

Board
zona.

locat6d

Avenue South, Edmonds, WA
2017

27,2017
Revìew
known

Cr¡tical Arsas Þet€rmination

C¡tV Coùtactl

70024.
t71-0220.

Not¡ce ¡s

App6als must
feasons
Plannlng

requìtêd fee to
EDH766S90

Ê,to
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CITY OF EDMONDS - PLANNING DIVISION
STATF COI'^MENT FORM

E lw-rngineering E r¡r" E pw - Moinlenonce E eunoing
Project Num

PLN201 70024

Applicant's Name

HOMESTREET BANK

Property Location

614

.616 sTH AVENUE SOUTH

Date Application Received

5.30.17

Date Application Routed

6.01.17

BD3 - DOWNTOWN BUSINESS

Toni

NEW 2.STORY COMMERCIAL BLDG, DRIVE THRU,
Project Description
BANK ON 1ST FLOOR

lf you have any questions or need clarification on this project, please contact:
Responsible Staff

MIKE CLUGSTON, AICP

Name of lndividual Submitting Commen

.

t

hor" reviewed this tand

Dare.6l5l17
use proposal for

my department and I do not hove anY
comment* My depørtment moY olso
review this proiect during the building
permit process (iÍ applicable) ond reserves
the right to provide additional comments ot
thot time.

Attachment 10

330

Kevin Zweber

Title Fire Marshal

E

1

E t hor" reviewed

this tond use proposolfor

my deportment ond have the following
comments or conditions:
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.

CITY OF EDMONDS PTANNING DIVIS¡ON
STATF COMMENT FORM

EI Pw-rngineering

Project Numbe

E r¡r"

EI rw - Moinlenonce

E

rulloing

PLN201 70024

Applicant's Name

HOMESTREET BANK

Property Location:

614 - 616 sTH AVENUE SOUTH

Date Application Received

5.30.17

6.01.17

Date Application Routed

BD3 - DOWNTOWN BUSINESS

Zoning

NEW
Project Description
BANK ON 1ST FLOOR

2.STORY COMMERCIAL BLDG, DRIVE THRU,

lf you have any questions or need clarification on this project, please contact:
Responsible Staff

MIKE CLUGSTON, A¡CP

E

1

330

Leif Bjorback
Name of lndividual Submitting Comments .
Title . Building Official

E

t

how reviewed this land

Darc.612312017

use

proposolfor

my department ond I do not hove any
comments. My deportment moy also
review this project during the building
permit process (if applicoble) ond reserves
the right to provide additional comments ot

thot time.

E

t

hor" reviewed this lond

use

proposolfor

my department and hove the following
co m me nts or co nditio ns:
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Review Status
121 \th Ave, Edmonds Washington - Phone: (425) 771-0220

l0 - Engineering Review
REVIEW COMPLETE
061'1412017 Act¡on:

Review Gomplete?

By:

ZULAUF

Original Due Date:

0612612017

YES

M¡nutes:

60

No comments at this time.

Total Time:

30 - Fire Review

0610512017

Action

60

Review Gomplete?
REVIEW COMPLETE

By:

KZWEBER

Or¡g¡nal Due Date:

0612612017

YES

Minutes:

45

Total T¡me:

45

Approved.

4400 - Traffic Engineer Review
0612712017 Action: REVIEW COMPLETE

Review Complete?

By:

CLUGSTON

Original Due Date:

061'1412017

YES

Minutes:

0

Total Time:

0

No comments at this time

5O2O

. TRASH ENCLOSURE

0612612017 Action:

REVIEW

Review Gomplete?

COMPLETE

By:

FISHER

Original Due Date:

0612612017

YES

Minutes:

11

Total Time:

't1

Proposed trash enclosure pre-approved. Complete review upon building permit submittal.

Assigned: CLUGSTON - 7 12612017

60 - Planning Rev¡ew

Review

Gomplete?

NO

Total Time:

70 - Building Review

06123120'17

Act¡on:

0

Review Complete?
REVIEWCOMPLEÏE

By:

BJORBACK

Original Due Date:

0612612017

YES

Minutes:

0

Total Time:

0

Tofal T¡me:

116

Approved.

Total Reviews

712512017

l0:13:39 AM
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Providing quality water, power and service at a competitive price that our customers value

f'-' '-*;.î i,.,,

JuIy

"$Lt!-

20,2017

?-iå;;*

i 4 äürZ

DEVELti)tvîËNT $EAVteiS

Mike Clugston
City of Edmonds
l2l5th Avenue North
Edmonds, WA 98020

Dear Mr. Clugston:
Reference

No.: Homestreet Bank Building,

614

-

616 5th Avenue South

District DR Number: 11-149
The District presently has sufficient electric system capacity to serve the proposed
development. However, the existing District facilities in the local area may require upgrading.
Existing PUD facilities and easements may need modifications or relocations at the developer's
expense. Any relocation, alteration or removal of District facilities to accommodate this project
shall be at the expense of the project developer, and must be coordinated with the PUD in advance
of final design. Please include any utility work in all applicable permits.
Cost of any work, new or upgrade, to existing facilities that is required to connect this
proposed development to the District electric system shall be in accordance with the applicable
District policy. The developer will be required to supply the District with suitable
locations/easements upon its property for any electrical facilities that must be installed to serve the
proposed development.
Please contact the District prior to design of the proposed project. For information about
specific electric service requirements, please call the District's South County office at425-670-3200

to contact a Customer Engineer.
Sincerely

(
Edward Pride
Interim Senior Manager
Planning, Engineering, & Technical Services

Attachment 11
1802

I Mailing Address.' P.O. Box 1107 o Everett, WA o 98206-1107
Toll-free in Western Washington atl-877-783-1000, ext. 4300 o www.snopud.com

- 75th Street S.W. o Everett, WA o 98203
425-783-4300

o
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r1

Transportation Impact Analysis
Worksheet
PERMITTING & DEVELOPMENT
ENGINEERING
DIVISION
121 5th Avenue N
P: 425.771.0220
www.edmondswa.gov

The Transportation Impact Analysis (TIA) worksheet applies to projects
that generate less than 25 peak-hour trips. When applicable, a TIA
Worksheet shall be submitted in conjunction with a building permit
application or at the time of business license if a building permit is not
required.

Name of Proposed Project: HomeStreet Bank Edmonds
Owner/Applicant

Applicant Contact Person:
Henry Kurasaki

HomeStreet Bank - Applicant

Name

Name

Street/Mailing Address

Street/Mailing Address

City

State

Zip

Telephone:

City

State

Telephone:

Zip

206-576-2818

Traffic Engineer who prepared the Traffic Impact Analysis (if applicable):
Transportation Solutions, Inc.

Jeff Hee

Firm Name

Contact Name

Telephone: 425-883-4134

E-mail: jeffh@tsinw.com

1. PROJECT DESCRIPTION
a. Location - Street address:

614-615 5th Avenue S

(Attach a vicinity map and site plan.)

b. Specify existing land use:

Baskin Robins and Retail buidling

Attachment: Exhibit 1 - ADB Phase 1 staff report and attachments (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))
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2-story building: 1st floor Drive-in Bank with one drive-in lane

c. Specify proposed type and size of development: and 2nd floor 3,550-square feet of Office

(# of residential units and/or square footage of building)
d. Date construction will begin and be completed:

2018

e. Define proposed access locations: 5th Ave - one-way circulation north to south, see site plan

Attachment 13
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f. Define proposed sight distance at site egress locations: sight access locations will satisfy sight distance
requirements
2. MITIGATION RECOMMENDATIONS
State recommended measures and fees required to mitigate project specific traffic impacts.
Traffic impact fee shall be calculated from the attached Impact Fee Rate Tables and as identified
in ECDC 18.82.120, except as otherwise provided for independent fee calculations in ECDC
18.82.130.
CHANGE IN USE
Fee for prior use shall be based on fee established at the time the prior use was permitted. If
the previous use was permitted prior to the adoption of Ordinance 3516 (effective date:
09/12/04), the 2004 ECDC 18.82.120 impact fee shall be used.
Units in
square feet,
# of dwelling,
vfp, etc.

Per Unit
Fee Rate

ITE Land Use Category

Fee

New Use

$

X

= $

Prior Use

$

X

= $

- Prior Use Fee: $

New Use Fee: $

1

= $

NEW DEVELOPMENT

ITE Land Use Category

New Use

Units in
square feet,
# of dwelling,
vfp, etc.

Per Unit
Fee Rate
$

X

Fee

= $

X OTHER
MITIGATION FEE RECOMMENDATION: $ 59,239.20
INDEPENDENT FEE CALCULATION:

$240.00 (+ consultant fee) $ 240.00 + consult fee

Attachment: Exhibit 1 - ADB Phase 1 staff report and attachments (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))
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TOTAL TRANSPORTATION IMPACT FEE $ 59,479.20 + consult fee

City of Edmonds, Engineering Division Approval
1

Date

No impact fees will be due, nor will a credit be given, for an impact fee calculation resulting in a net negative.
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2017-2019 - Impact Fee Rate Table

ITE Land Use Code - Description

Fee
Calculation

2017
(w/ $2,543.01
cost per trip)

110 - Light Industrial

per sq. foot

$3.64

2018
(w/ 4,036.61
cost per
trip)
$5.77

140 - Manufacturing

per sq. foot

$2.72

$4.32

$5.92

151 - Mini-warehouse

$0.97

$1.54

$2.10

$2,873.60

$4,561.37

$6,249.14

$1,881.83

$2,987.09

$4,092.36

$1,525.81

$2,421.97

$3,318.13

$1,627.53

$2,583.43

$3,539.33

$584.89

$928.42

$1,271.95

320 - Motel

per sq. foot
per dwelling
unit
per dwelling
unit
per dwelling
unit
per dwelling
unit
per dwelling
unit
per room

$1,525.81

$2,421.97

$3,318.13

420 - Marina

per boat berth

$457.74

$726.59

$995.44

444 - Movie theater

per screens

$31,905.90

$50,645.37

$69,384.85

492 - Health/fitness club

per sq. foot

$6.74

$10.98

$14.66

530 - High school

per sq. foot

$1.98

$3.15

$4.31

560 - Church

per sq. foot

$1.68

$2.67

$3.65

565 - Day care center

per sq. foot

$15.77

$25.02

$34.29

620 - Nursing home

per bed

$483.17

$766.96

$1,050.74

710 - General office

per sq. foot

$5.01

$7.95

$10.89

720 - Medical office

per sq. foot

$9.54

$15.14

$20.74

820 - Shopping center

per sq. foot

$3.26

$5.17

$7.08

826 - Specialty retail

per sq. foot

$2.06

$3.27

$4.48

850 - Supermarket

per sq. foot

$10.50

$16.84

$22.84

850 - Convenience market 15-16hrs

per sq. foot

$14.07

$22.38

$30.58

912 - Drive-in bank

per sq. foot

$15.97

$25.41

$34.73

932 - Restaurant: sit-down

per sq. foot

$10.04

$15.95

$21.84

933 - Fast food, no drive-up

per sq. foot

$22.28

$35.36

$48.44

934 - Fast food with drive-up
936 - Coffee/donut shop, no driveup

per sq. foot

$26.24

$41.66

$57.07

per sq. foot

$13.88

$22.04

$30.19

938 - Coffee/donut shop, drive-up,
no indoor seating

per sq. foot

$25.56

$40.37

$55.58

945 - Gas station with convenience

per vehicle
fueling
position

$6,916.99

$10,979.58

$15,042.18

210 - Single-family house
220 - Apartment
230 - Condominium
240 - Mobile home
251 - Senior Housing

EFFECTIVE EFFECTIVE
1/1/2017
1/1/2018

Attachment 13

2019 and beyond
(w/ $5,530.21
cost per trip)
$7.91

EFFECTIVE
1/1/2019
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2009 - Impact Fee Rate Table

EFFECTIVE 5/1/2010
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2004 - Impact Fee Rate

EFFECTIVE 9/12/2004

Attachment 13
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May 25, 2017

To:

Henry Kurasaki, HomeStreet Bank

From:

Jeff Hee, TSI

Subject: HomeStreet Bank Edmonds Trip Generation
614-615 5th Avenue S, Edmonds, WA 98020
This memorandum summarizes the trip generation forecast for redevelopment of 614-615 5th Avenue S
to a HomeStreet Bank. A vicinity map is attached.
Project Description
The proposal in the downtown Edmonds and the underlying property is zoned Downtown Convenience
Commercial. The proposal would redevelop land parcels 27032600100900 and 27032600102900,
occupied by two commercial buildings totaling just under 3,000 square feet in gross building area.
We understand that you are proposing construction of a two-story building, including a drive-in bank
with one drive-in lane on the first floor and approximately 3,550-square feet of office space on the
second floor. A conceptual site plan showing the proposed site accesses and one-way onsite circulation
is attached. The proposal is anticipated to be built-out by 2019.
Trip Generation
The proposed site is an infill development within Edmonds’ downtown commercial district. The local
area is walkable, bike-able, conveniently accessible by transit, and includes compatible commercial,
residential, retail, civic and cultural land uses in downtown Edmonds. It is noted that the commercial
area surrounding the site functions as a retail center.
Table 1 summarizes the trip generation forecast. Trip rate information is based on data compiled by ITE.
Land Use
(ITE Land Use)
New Bank (LU 912)
New Office (LU 710)
Ex. Retail (LU 826)
Weekday Trips
New Bank (LU 912)
New Office (LU 710)
Ex. Retail (LU 826)
PM Trips
1.
2.

Table 1: Trip Generation
Size
Trip
Pass-By
Rate1
Rate2
1 drive-in lane
139.25
35%
3.550 K SF
11.03
0%
2.940 K SF
(44.32)
34%

Distribution
%in %out
50% 50%
50% 50%
50% 50%

1 drive-in lane
3.550 K SF
2.940 K SF

49%
17%
44%

33.24
1.49
(2.71)

35%
0%
34%

51%
83%
56%

Trips Generated
In
Out Total
46
46
91
20
20
39
(43)
(43)
(86)
22
22
44
11
11
22
1
4
5
(2)
(3)
(5)
10
12
22

Average trip rate, from ITE Trip Generation Manual, 9th Edition (2012)
Pass-by rates, from ITE Average trip rate, from ITE Trip Generation Handbook, 3rd Edition (2014)

Edmonds Form #E82 Transportation Impact Analysis Requirements states that a change in use
generating less than 25 peak-hour trips shall complete Appendix A of the attached worksheet.

Attachment 13
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Henry Kurasaki, HomeStreet Bank
HomeStreet Bank Edmonds Trip Generation
May 25, 2017
Page 2 of 2

Edmonds staff provided a copy of the trip generation analysis for the Edmonds Way KeyBank
development, from the Edmonds Way KeyBank Traffic Impact Analysis, dated July 22, 2011, and
prepared by Jake Traffic Engineering, Inc. The KeyBank study compiled data from eight Washington bank
branches over twelve days between 2005 and 2009 and concluded that an average PM peak hour trip
rate for a drive-in bank was 10.17 PM peak hour trips per 1,000 SF of drive-in bank area.
Using the 2011 PM peak hour trip rate recommendation, a 3,550 SF drive-in bank is calculated to
generate 23 PM peak hour non-pass-by trips [=3,550 SF drive-in bank X 10.17 trips/1,000 SF X (1 – 35%
pass-by rate)]. This is similar to the forecasted 22 PM peak hour non-pass-by trips forecast for the
proposed development [=1 drive-in lane X 33.24 trips/drive-in lane X (1 – 35% pass-by rate)]. This shows
that the forecasted trip generation is reasonable.
We trust this analysis is sufficient to support redevelopment of this property to support the proposal in
Edmonds’ downtown commercial district.

Attachment 13
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Exhibit 1: Vicinity Map
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Exhibit 2: Conceptual Site Plan
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May 31, 2017

To:

Henry Kurasaki, HomeStreet Bank

From:

Jeff Hee, TSI

Subject: HomeStreet Bank Edmonds Independent Mitigation Fee Estimate
614-615 5th Avenue S, Edmonds, WA 98020
This memorandum summarizes our independent mitigation fee estimate for HomeStreet Bank, based on
drive-in bank trip generation data.
Project Description
Existing land parcels, to be redeveloped:
• 27032600100900 – 990 sf ice cream (Baskin Robins)
• 27032600102900 – 1,950 sf retail building
Proposed development:
• 3,550 sf drive-in bank with 1 drive-in lane
• 3,550 sf office
On May 25, 2017, a trip generation memorandum was prepared to show the proposed redevelopment
generates fewer than 25 new PM peak hour trips to the local area. This analysis focuses on the
independent mitigation fee estimate for the proposed drive-in bank use.
“Local” Drive-In Bank PM Trip Rate
Edmonds staff provided a copy of the trip generation analysis for the Edmonds Way KeyBank
development, from the Edmonds Way KeyBank Traffic Impact Analysis, dated July 22, 2011, and
prepared by Jake Traffic Engineering, Inc. (JTE). The KeyBank study compiled data from eight
Washington bank branches over twelve days between 2005 and 2009. The study documented an
average PM peak hour trip rate for a drive-in bank was 10.17 PM peak hour trips per 1,000 SF of drive-in
bank area. Excerpts from the JTE study, showing the trip generation data and results are attached.
The JTE PM peak hour rate (10.17 trips per 1,000 sf) is 58% lower than the current ITE PM peak hour trip
rate (24.30 trips per 1,000 sf) for a drive-in bank. The local drive-in bank trip rate is recommended as the
basis for an independent fee calculation for the proposed HomeStreet Bank development.
Drive-In Bank Mitigation Fee Estimate
Table 1 summarizes the fee estimate for the proposed 3,550 sf, with one drive-in lane, HomeStreet Bank
based on Edmonds Impact Fee Rate Schedule and fee estimate using the PM peak hour trip generation
rate data from JTE.
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Henry Kurasaki, HomeStreet Bank
HomeStreet Bank Edmonds Independent Mitigation Fee Estimate
May 31, 2017
Page 2 of 2

Table 1: ITE LU 912, Drive-In Bank Mitigation Fee Estimate (Edmonds Fee Schedule and Proposed Fee)

Land Use

Trip
Rate 1

%New
Trips 2

Drive-In Bank
HomeStreet Bank

24.3
10.17

55%
55%

Trip
New Trips
Impact Fee
Proposed
Mitigation
Length per 1,000 sf 4
per Unit at
Size (sf) Fee Estimate 6
Factor 3
$4,036.61 per trip 5
0.47
5.60
$25.41 per sf
3,550
$90,205.50
0.47
2.63
$10.62 per sf
3,550
$37,701.00

Footnotes: Drive-In Bank
1.
ITE Trip Generation (8th Edition)

Proposed Bank
2011 Trip Rate from Jake Traffic Engineering, Inc. (JTE)

2.

Excludes pass-by trips, from fee schedule

Excludes pass-by trips, from fee schedule

3.

Ratio to average trip length, from fee schedule

Ratio to average trip length, from fee schedule

4.

= “Trip Rate” X “%New Trips” X “Trip Length Factor”

= “Trip Rate” X “%New Trips” X “Trip Length Factor”

5.

2018 Impact Fee Schedule (Fee per Trip)
= “New Trips per 1,000 sf” X $4,036.61 per trip

2018 Impact Fee Schedule (Fee per Trip)
= “New Trips per 1,000 sf” X $4,036.61 per trip

6.

= “Fee per Unit” X 3,550 sf drive-in bank

= “Fee per Unit” X 3,550 sf drive-in bank

Mitigation Fee Estimate Summary
Table 2 summarizes the fee estimate for the full development using the conclusions from above.
Table 2: Mitigation Fee Estimate

ITE Land Use
Code
NA Proposed HomeStreet Bank
710 Proposed General Office
820 Existing Shopping Center
832 Existing Restaurant: sit-down
Fee Estimate:
Add Independent Fee Review Cost:
1.
2.
3.

See Table 1
2018 Fee Rate
2004 Fee Rate

Size (sf)
3,550
3,550
1,950
990

Impact Fee
per Unit
$10.62 per sf 1
$7.95 per sf 2
$(0.93 per sf) 3
$(4.92 per sf) 3

Mitigation
Fee Estimate
$37,701.00
$28,222.50
$(1,813.50)
$(4,870.80)
$59,239.20
$240.00 (+ consultant fee)

This analysis is focuses on providing Edmonds staff with our independent estimate of mitigation fees for
the proposed drive-in bank component of the redevelopment. This analysis does not change trip
generation forecast or conclusions documented in the May 25, 2017 trip generation memorandum. We
trust this analysis is sufficient for the City of Edmonds to approve a reduced mitigation fee for Edmonds
HomeStreet Bank.
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North Elevation. The bump out was changed to accommodate a second exit, which the code requires. In
addition to providing space for the secondary exist, the bump out would also accommodate the sprinkler riser
room. Because this is at the back of the building, it is not highly visible, and it actually increases the building
modulation resulting in a small aesthetic improvement. However, no windows are proposed on the bump out
given its close proximity to the property line. Lap siding would be used to tie in with the more visible right side
of the north elevation. The windows were revised to meet building code requirements, as they were previously
too large given the proximity of the property line.



East Elevation. The windows were reduced in size from what was originally drawn due to the façade’s
proximity to the existing building. In addition, the original windows exceeded their allowable area of wall
surface. However, because the existing building is only 10 feet away, the eastern façade will not be highly
visible. The sloping roof trim was extended along the wall to provide a larger-scale architectural feature,
allowing the two types of siding to have an angled line of intersection.



Landscaping. Street trees would be provided along Edmonds Street. However, the planters along the south
building elevation were removed at the direction of the City, since they were in the public right-of-way.
Landscaping will still be provided in these locations.



Existing Building. Most of the changes proposed for the existing building area aesthetic. The horizontal trim
band was moved to make it look less random by connecting it to the existing window trim. It ends up dividing
the building into thirds to make it appear more balanced rather than top heavy.

Board Member Herr asked if there would still be fences in front of the new building for privacy, and Mr. Frisk answered
affirmatively. Chair Walker asked if landscaping would be provided inside the fenced areas along the front façade of the
building, and Mr. Frisk answered affirmatively.
Chair Walker invited the architects on the Board to comment on the proposal to change the location of the band on the
eastern elevation of the existing building. He commented that it appears more aesthetically appealing to have the band
go straight across. Board Member Broadway expressed her perspective that the band location can be less than center.
Chair Walker also asked about the materials that would be used for the two buildings, and Mr. Frisk responded that the
same brick veneer product would be used on both buildings as specified in the original design.
Board Member Broadway observed that when deciding whether or not the proposed changes are “substantial,” the Board
should consider how significant the changes to footprint, height, materials and articulation are. When considering these
factors, she does not believe that the proposed changes would be considered significant. Chair Walker agreed. Board
Member Guenther agreed that the changes should not be considered substantial, as the overall materials and form are
nearly the same as the original proposal. However, he agreed it is appropriate to consider their cumulative impact on the
overall design. The remainder of the Board concurred and thanked staff for bringing the proposal to them for comment
given the large number of changes proposed by the applicant.
The Board agreed that staff could move forward with Building Permit review of the current proposal, and the project
does not need to come back for additional design review.
PUBLIC MEETING: Phase 1 District-Based Design Review for HomeStreet Bank (File #PLN20170024)
Chair Walker reviewed the rules and procedures for the hearing and then opened the hearing.
Mr. Clugston advised that the applicant is proposing a new commercial building at 614 – 616 5th Avenue South. The
project will include a new 2-story office building with a HomeStreet Bank Branch and drive-through on the 1st floor and
leasable office space on the 2nd floor. The site will be developed with surface parking and a retaining wall, as well as
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new landscaping and site utilities. The two existing commercial buildings will be demolished to make room for the
project. He explained that, because the site is located in the Downtown Convenience Commercial (BD3) zone, districtbased design review is required.
Mr. Clugston explained that, because of the size of the project, it triggered a threshold determination under the State
Environmental Policy Act (SEPA) and must be reviewed as part of a 2-phased public hearing process before the
Architectural Design Board (ADB). The process for the review is outlined in Edmonds Community Development Code
(ECDC) 20.12. Tonight’s hearing is Phase 1, where the applicant provides a preliminary conceptual design, as well as a
description of the property to be developed, noting all significant characteristics. The ADB will use this information to
make factual findings regarding the particular characteristics of the property and will prioritize the Design Guidelines
Checklist (Attachment 4) based upon these facts in addition to the design objectives of the City’s Comprehensive Plan
and within the ECDC. Following public testimony and completion of the Design Guidelines Checklist, the public
hearing must be continued to a date certain, not to exceed 120 days from the Phase 1 hearing.
Mr. Clugston further explained that the purpose of Phase 2 is to allow the applicant to design and redesign the initial
concept to address the input of the public and the ADB by complying with the prioritized Design Guideline Checklist
criteria. Once this is done, the design will be submitted to staff, who will review the proposal and schedule the project
for final review. At the Phase 2 hearing, the ADB will further review the design and make the final decision at the
conclusion of the hearing.
Mr. Clugston advised that the proposed commercial uses are permitted primary uses in the BD3 zone. The drivethrough is allowed as a secondary use, with a conditional use permit. He provided an aerial view of the subject site,
showing the proposed footprint of the new building and how it fits in with the existing surrounding uses. He noted that
the applicant has provided a number of drawings to give additional perspective, as well.
Mr. Clugston commented that, because the project is immediately adjacent to Multifamily Residential (RM) zoned
property on the west, it must maintain a 15-foot setback from the west property line. The required setback is shown on
the Architectural Site Plan in Attachment 3. The maximum height in the BD3 zone is 30 feet above average original
grade. While height calculations were not provided with Phase 1 submittal, the exterior elevation drawings in
Attachment 3 show a maximum parapet height at the northeast corner of the proposed building at 30 feet above the
finished floor. It appears that the building will comply with the applicable height requirements, but height calculations
must be submitted with the Phase 2 submittal in order to verify the proposal is consistent. The ground floor height
requirement of 12 feet for the first 45 feet of commercial space must also be maintained.
Mr. Clugston stated that no parking is required for any floor area in any building with a total footprint of less than $4,800
square feet, and the applicant is proposing a building footprint of only about 3,500 square feet. However, the applicant is
proposing a surface parking lot with 20 stalls.
Mr. Clugston reminded the Board that at least 5% of the lot area of the project must be devoted to open space. Given
that the lot area is 17,187 square feet, about 859 square feet of open space is required. The applicant is currently
proposing 860 square feet of open space in the northeast corner of the development. The space appears to be a public
plaza with seating that is accessible from the sidewalk. This arrangement appears to meet the design standard for open
space.
Mr. Clugston advised that a 15-foot setback is required on the west side of the project adjacent to the residentially-zoned
parcel, and the area must be landscaped with trees and ground cover and permanently maintained by the property owner.
In addition, a 6-foot minimum fence, wall, or solid hedge must be provided at some point in the setback. The west
retaining wall supporting the parking lot would seem to satisfy this requirement, but some type of fencing is also
proposed along the setback area. A detailed landscaping plan and a description of the fencing will be submitted as part
of Phase 2.
Architectural Design Board Meeting
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Mr. Clugston invited the Board to conduct the public hearing and consider all applicable design guidelines and standards
referenced throughout the report, complete the Design Guidelines Checklist, and prioritize all applicable design
guidelines and objectives. The Board should also request that all height calculations and a building cross-section be
provided with the Phase 2 submittal in order to verify the proposal’s consistency with the maximum building height and
ground floor street front height requirement for the BD3 zone.
Board Member Borofka asked if signage is proposed as part of the application. Mr. Clugston answered no. He said
signage would be presented as a separate application.
Henry Kurasaki, Vice President of Architecture and Construction, HomeStreet Bank, said the bank looks forward
to locating in Edmonds and being part of the community.
Brad Barbee, MG2 Architects, Seattle, provided an overall aerial view of the subject parcels, noting that the main
façade is on the east elevation, which faces 5th Avenue. A secondary entrance will be located on the north elevation
facing the required open space to serve as an entrance from the parking area. The majority of the parking will be located
behind the building. The drive-through entrance will be located on the north side of the building, and the exit will be on
the south side. He noted that concern was raised at the pre-application meeting about the location of the drive-through.
To address these safety issues, the exit was made narrower as it approaches 5th Avenue. In addition, the windows at that
corner could provide some transparency for people in cars to see pedestrians on the sidewalk.
Mr. Barbee reviewed the proposed floor plan for the new building, noting the location of the lobby and teller area, the
significant glazing, and the open space that would be available for public use. The intent is that HomeStreet Bank would
occupy the ground floor space, and the upper floor is being designed as a future tenant space. A canopy would be
provided around the building in all of the pedestrian areas, including a covered area for people coming from the parking
lot.
Mr. Barbee provided a visual of the front façade, noting that the entrance would be located at the center of the building,
and the front ground floor elevation was designed to meet the City’s 75% glazing requirement by extending the glass all
the way to the corner. The north elevation will be off of the open space, and more details about the open space design
will be presented at the Phase 2 hearing. However, the intent is that the open space be a community gathering area, and
the project will also include a meeting room that can be used by clubs and other community groups.
Because the back façade is located close to the property line, Mr. Barbee advised that windows are not an option.
Instead, the applicant will likely propose a screening element that echoes the pattern of the windows on the other three
elevations. The intent is to prevent the creation of a blank wall. The ground floor portion of the wall will remain blank,
but it will be covered with landscaping.
Mr. Barbee provided colored renderings of the proposed building, noting the main entrance, the corner glazing, the
drive-through, the solid steel canopy, and the banding to match the dark brown storefront. For materials, they are
looking at a stone veneer system that is dark grey in color, cement plaster in both light and dark colors, and exposed steel
columns at the south and north elevations. Signage will be addressed as a separate permit.
Mr. Barbee advised that, in order to accommodate the parking area, it is necessary to grade the back portion of the lot,
and the applicant is proposing a retaining wall on the south, west and north property lines. More details about the
retaining wall will be presented at the Phase 2 hearing.
Nancy Peterson, Edmonds, said she is one of the owners in the Park Twin Condominiums directly west of the
proposed new building. She asked how much setback would be required between the proposed parking for the new
building and the existing condominiums. Mr. Clugston referred to the site plan and advised that a 15-foot setback would
be required from the west property line of the bank property to the actual bank structure. The applicant is also proposing
a retaining wall after the 15-foot setback, and the area in between would be heavily landscaped to provide a buffer. He
Architectural Design Board Meeting
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referred to the aerial photograph, noting that the existing green strip indicates the 15-foot landscaped setback area. Ms.
Peterson asked if the existing alley would be impacted by the proposed drive-through. Mr. Clugston answered that the
bank owns the alley property, as well. A retaining wall would be constructed along the edge of the drive-through, but
there should be no change to the alleyway, itself.
Board Member Herr pointed out that a person would have to walk quite far to get from the parking area to the main
entrance. He voiced concern that people would cut through the drive-through area, thus creating a safety hazard. Mr.
Barbee responded that a paved sidewalk would extend along the west side of the building, but he agreed that people
might still want to walk across the drive-through to access the front entrance. He commented that the applicant will
propose a signage package that will include directional signs throughout the parking area to point people to the entrance.
Board Member Herr asked if the secondary access could be used by the bank during business hours. Mr. Barbee said it
is likely that the signage would direct bank customers to the main entrance on 5th Avenue. The secondary entrance is
meant to serve the community room. However, during non-operating hours, the bank area could be blocked off so that
the secondary use could be utilized more.
Vice Chair Strauss noted that the applicant is proposing 20 parking spaces, when none are required. She asked if the
applicant anticipates that all of the spaces will be utilized. Mr. Barbee said his client wants to maximize parking for the
bank, as well as any future tenant that occupies the upper floor.
Vice Chair Strauss asked if the proposed project would retain the existing street trees on 5th Avenue, and Mr. Barbee
answered no. However, he noted that new street trees would be planted as required by the City. He noted that the
existing trees are actually located on the subject property rather than in the public right-of-way. Vice Chair Strauss
pointed out that people often use the existing bench, and the trees provide shade. Mr. Barbee suggested that it might be
possible to retain the tree that is currently in front of the Baskin Robbins building as part of the proposed open space.
Vice Chair Strauss pointed out that the alley on the south side of the property where the drive-through exit is proposed
already has limited site distance. Extending the retaining wall all the way out to the street could make it even harder for
cars exiting from the alley to see pedestrians on the sidewalk. Mr. Barbee suggested that one option would be to pull
back the retaining wall a distance from the sidewalk to provide better site vision.
Vice Chair Strauss voiced concern that the retaining wall at the back of the subject property could end up being
enormous. Mr. Barbee said it would likely be eight to ten feet tall. Vice Chair Strauss suggested that the parking lot
could be sloped a bit in order to reduce the height of the retaining wall. Mr. Barbee advised that adjustments were made
to the drive-through exit after the pre-application meeting based on the Traffic Engineer’s concern about safety. The
original plan was to have a straight shot through to the street, but the plan was revised so that the exit aisle funnels away
from the building to improve visibility. He agreed that the retaining wall could be modified to provide for better site
distance.
Board Member Broadway said she appreciates the site triangle that is proposed on the drive-through exit, but she
questioned how effective the southeast corner glazing would be in providing additional site distance, since the City
cannot regulate what takes place inside the building, and the window may be covered. She expressed her belief that
retaining the landscaped site triangle is imperative because the City cannot control what happens to glazing on the inside
of the building.
The Board reviewed the Design Guidelines Checklist as follows:
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A. Site Planning
1. Reinforce existing site characteristics

Low
Priority

2. Reinforce existing streetscape characteristics

High
Priority
High
Priority
High
Priority
High
Priority

3. Entry clearly identifiable from the street
4. Encourage human activity on street
5. Minimize intrusion into privacy on adjacent sites

6. Use space between building and sidewalk to provide
security, privacy and interaction (residential projects)
7. Maximize open space opportunity on site (residential
projects)
8. Minimize parking and auto impacts on pedestrians
and adjoining property
9. Discourage parking in street front

Low
Priority
N/A

10. Orient building to corner and parking away from
corner on public street fronts (corner lots)

High
Priority

High
Priority
N/A

It was noted that the existing site is developed
with two old buildings with a parking lot in the
middle.

Board Member Broadway pointed out that the
applicant has not addressed lighting for the
parking area. She is torn between the idea of
making sure the area is well lit for safety reasons,
and ensuring that the lighting is not intrusive to
the residents of the adjacent condominium.

It was discussed that all of the parking for the
proposed project would be located behind the
building.

B. Bulk and Scale
1. Reinforce existing site characteristics

High
Priority

C. Architectural Elements and Materials
1. Complement positive existing character and/or
respond to nearby historic structures
2. Unified architectural concept
3. Use human scale and human activity
4. Use durable, attractive and well-detailed finish
materials.
5. Minimize garage entrances

N/A
High
Priority
High
Priority
High
Priority
High
Priority
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D. Pedestrian Environment
1. Provide convenient, attractive and protected
pedestrian entry
2. Avoid blank walls

High
Priority
High
Priority

3. Minimize height of retaining walls

High
Priority

4. Minimize visual and physical intrusion of parking
lots on pedestrian areas
5. Minimize visual impact of parking structures
6. Screen dumpsters, utility and service areas

High
Priority
N/A
High
Priority
High
Priority

7. Consider personal safety

The Board requested that the applicant identify
the retaining wall width and height in the
landscape plan. It was discussed that vines or
some other type of landscaping could be used to
soften the blank wall.
It was suggested that the applicant could slope
back the parking lot to minimize the height of the
retaining wall at the rear of the parcel, as well as
the retaining wall along the alley. Board
Member Herr cautioned that this would be
difficult given the current ADA requirements.
He also cautioned that there is not enough room
to drop the elevation of the parking lot by a few
feet. Mr. Barbee pointed out that the elevation of
the parking area was designed to minimize the
amount of grading needed. By doing some
grading and terracing the setback area, it may be
possible to reduce the height of the retaining
wall. Mr. Clugston pointed out that the code
allows structures up to three feet high to be
located in the setback area, which means that one
3-foot retaining wall could be used to terrace the
setback area into two sections. It was also
suggested that undulating the retaining wall
could help break up its mass.

E. Landscaping
1. Reinforce existing landscape character of
neighborhood

Low
Priority

2. Landscape to enhance the building or site

High
Priority
High
Priority

3. Landscape to take advantage of special site
conditions

It was noted that there is not a lot of attractive
landscaping in the area now, with the exception
of street trees.
It was noted that there are no special site
conditions.

CHAIR WALKER MOVED TO CONTINUE THE PUBLIC HEARING TO OCTOBER 4, 2017. BOARD
MEMBER GUENTHER SECONDED THE MOTION, WHICH CARRIED UNANIMOUSLY.
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MEMO

To

Mike Clugston
City of Edmonds

Date

September 6th, 2017

Project

HomeStreet Bank
Edmonds, WA

Planning Division

Project Number

121 5th Ave N

15-5117-01A

Edmonds, WA 98020
From

Brad Barbee, Applicant

Cc
RE

File
Summary of Design Conformance for Zone BD3 (ADB Review Phase 2)
HomeStreet Bank – 614-616 5 th Avenue South
Permit #: PLN #20170024
Dear Mr. Clugston,
The attached drawing package is being submitted for Architectural Design Board Phase 2 Review
of the HomeStreet Bank in Edmonds, WA at 614-616 5 th Avenue South. The proposed project
includes the demolition of two existing commercial buildings and parking lot as well as a new twostory building with a HomeStreet Bank branch and drive-through on the 1 st floor and leasable
office space on the 2nd floor. The proposed site will be developed with surface parking and a
concrete retaining wall with new landscaping and site utilities.
The site is located within the BD3 (Downtown Convenience Commercial) which allows for
office/retail as well as drive-in/through businesses. The project meets zoning requirements as
follows:
Setback – a 15’ setback is being provided along the western edge adjacent to the residential area
Height – 30’ max, building is currently designed for 30’
Building massing – see comments below under massing and articulation
Open space – a 860 SF open space is being provided:
•

Lot area: 17,187 SF x .05 = 859.35

On the following page is our response to the Design Guidelines Checklist based on the feedback
from the board members during our Phase 01 review.
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Design Guidelines Checklist
A. Site Planning

1.

Reinforce existing site characteristics: LOW PRIORITY
• The existing site will be cleared and rebuilt as a new development. However some existing
characteristics such as street trees, public seating and open space will be provided in the
new proposed design.
2. Reinforce existing streetscape characteristics: HIGH PRIORITY
• The existing site has two buildings located at the northeast and southeast corners of the
property with a paved parking lot for approximately 14 cars at the center of the site. This
leaves a large gap along the street front since both structures address the parking area more
so than the street elevation. The proposed design would move the parking area to the west
side of the site allowing the building to better address the street on the east elevation along
5th Avenue.
3. Entry clearly identifiable from the street: HIGH PRIORITY
•
The new building will be situated and designed to address the public street front with the main
entry located on 5th Avenue and accessed directly from the sidewalk and clearly visible at the
center of the proposed east building elevation.
4. Encourage human activity on street: HIGH PRIORITY
• The proposed building will have canopies that extend over the sidewalk 5’-0” to provide
weather protection for pedestrians as well as customers using the ATM. The proposed project
will also have a plaza that is designed to be an inviting open space accessed directly off the
public sidewalk along 5th Avenue to encourage community interaction.
5. Minimize intrusion into privacy on adjacent sites: HIGH PRIORITY
• The proposed site design provides the required 15’ setback along the west edge of the
property where it is adjacent to residential buildings. This area will be landscaped and
secured with an 8’-0” chain link fence. The proposed site lighting will utilize directional shields
to prevent overflow of light spilling onto the adjacent residential properties.
6. Use space between building and sidewalk to provide security, privacy and interaction (residential):
LOW PRIORITY
• The proposed site design will have a small area of landscaping between the building entry
and sidewalk as well as an open and inviting plaza space for public interaction.
7. Maximize open space opportunity on site (residential projects). N/A
• N/A.
8. Minimize parking and auto impacts on pedestrians and adjoining property: HIGH PRIORITY
• The site has been designed to locate the parking area behind the building on the west side of
the property. This will provide safer access to the building from the public sidewalk and hides
the parking area from view along 5th Avenue.
9. Discourage parking in street front: N/A
• It was discussed during Phase 01 that all of the parking for the proposed project would be
located behind the building.
10. Orientate building to corner and parking away from corner on public streets (corner lots): HIGH
PRIORITY
• The proposed design orientates the building towards the public street front instead of towards
a parking area. The parking area would be located to the west away from 5th Avenue street
front.
B. Bulk and Scale

1.

Reinforce existing site characteristics: HIGH PRIORITY
• The following elements are being proposed on the current design to help reduce the bulk and
scale of the project:
a) 3 different parapet heights are being proposed to help break down the scale and overall
building height
b) Vertical setbacks of the building facades will help breakdown the overall scale of the
building

Attachment: Exhibit 3 - Applicant's design checklist response (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))

6.1.d

Page 2 of 5

Packet Pg. 178

c)
d)
e)

f)

Large areas of glazing are also being proposed on the ground floor on the north, east and
south facades to provide transparency and light.
Multiple building materials including stone, plaster, siding and steel are being proposed on
all facades which help break down the scale of the building and alleviate blank walls.
Landscaping including elevated planting beds and vines are being proposed around the
concrete retaining wall to help soften the height of the wall at the alley and adjacent to
residential properties to the west.
The concrete retaining wall will also be finished with a stone texture finish to help soften
the overall size of the wall.

C. Architectural Elements and Materials

1.
2.

3.

4.

5.

Complement positive existing character and/or respond to nearby historic structures: N/A
• N/A.
Unified architectural concept: HIGH PRIORITY
• The building has been designed with a distinct base and top which is emphasized by the steel
belt course and steel canopies that separate the 1st and 2nd floors of the building. The 1st floor
elevations of the building will also have larger sections of glazing and exterior stone cladding
that forms the base of the building. The 2nd level of the building is also defined by siding as
well as window sizes and spacing that will create a more residential appearance to the design
and help break down the scale of the façade.
Use human scale and human activity: HIGH PRIORITY
• The following elements are being proposed on the current design to help break down the
scale of the building:
a) An open public plaza is proposed next to the 30’-0” high corner ‘tower’
b) The 2nd floor will incorporate smaller windows with multiple panes of glazing and mimic the
scale and proportion of a more traditional residential window.
c) 5’-0” canopies are proposed around the north and east elevations for pedestrian
protection
d) The design also incorporates multiple exterior finishes such as stone, siding and cement
plaster to help give a more human scale to the elevations.
Use durable, attractive and well detailed finish materials: HIGH PRIORITY
• The building is being proposed with a durable stone veneer system that will form the base of
the majority of the structure except at glazed storefront areas. A cement plaster wall system
with two color finishes is also being proposed for the façade. A siding material is also being
proposed at the 2nd floor of the building which will have a stained wood appearance. Some
exposed steel which will be part of the structural frame of the building will also be exposed
and painted to match the storefront system.
Minimize garage entrances: HIGH PRIORITY
• There are no proposed garage entrances for this project.

D. Pedestrian Environment

1.

2.

3.

Provide convenient, attractive and protected pedestrian entry: HIGH PRIORITY
• Both the main entry located on 5th Avenue and the North Entry located off the open plaza are
protected by 10’-0” high and 5’-0” deep canopies. Both public entries will be accessible and
well illuminated. Both public entries will be part of the glazed storefront system providing clear
views into the entry lobbies on the interior.
Avoid blank walls: HIGH PRIORITY
• The proposed building design incorporates faux window elements along the West Elevation
that will mimic the spacing and proportions of the windows provided at the 2 nd floor.
Minimize height of retaining walls: HIGH PRIORITY
• Due to the existing grading of the site a retaining wall will need to be built in order to provide
an efficiently designed parking area that can be located behind the building and out of view
from 5th Avenue. The following items have been implemented in the proposed design to help
minimize the height of the retaining walls:
a) Parking lot grading drops to the west in order to keep retaining wall as low as possible.
b) A 3’-0” high retaining wall will also be provided within the 15’ setback area along the west
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elevation in order to soften the height of the wall.
Landscaping including Boston Ivy will be included around perimeter of retaining wall.
A natural stone or stone block finish will be applied to the face of the concrete retaining
wall in order to break down the height of the wall and provide a textured finish.
Minimize visual and physical intrusion of parking lots on pedestrian areas: HIGH PRIORITY
• Surface parking is being proposed on the west side of the property behind the proposed
building and screened from view along 5th Avenue.
Minimize visual impact of parking structures: N/A
• N/A
Screen dumpsters, utility and service areas: HIGH PRIORITY
• The refuse area will be located away from 5th Avenue in the southwest corner of the site and
fully screened and gated from view. The electrical transformer will be located at the same
corner of the site behind the refuse area and screened from view by the retaining wall and
refuse area enclosure.
Consider personal safety: HIGH PRIORITY
• The following items have been implemented into the proposed design and will help contribute
to a safe environment for customers, employees and citizens:
a) Lighting at the ATM and Night Drop will meet the requirements of RCW 19.174.050 which
require 2fc at 50’-0” and 10fc at 5’-0”. Parking lot lighting will also be provided at an
average level of 2fc
b) Guardrails will be provided per code at the required height of 42” around the perimeter
retaining wall around the parking area.
c) Interior site lines will be kept open to allow employees of the bank to have unobstructed
views of the main entry doors and the public sidewalk, open plaza and street.
d) The lower 15’-0” setback area will be kept secure by an 8’-0” chain link fence to keep out
trespassers on the property.
e) The open plaza area will be separated from the drive-way entry by a landscaped area with
trees to protect pedestrians from cars in the plaza area.
c)
d)

4.

5.
6.

7.

E. Landscaping

1.
2.

3.

Reinforce existing landscape character of neighborhood: LOW PRIORITY
• All existing landscaping on the property will be removed and replaced with new.
Landscape to enhance the building or site: HIGH PRIORITY
• Landscaping including trees and boulders are proposed along the north edge of the open
plaza to help buffer the plaza from the adjacent drive entry off of 5th Avenue. Stone benches
and a textured/colored concrete plaza is also being proposed to provide an inviting entry to
the building and a visual connection to the historic downtown Edmonds fountain and public
plaza.
Landscape to take advantage of special site conditions: HIGH PRIORITY
• Due to the existing grading of the site and the need for a retaining wall, landscaping will be
provided around the perimeter of the retaining wall to help soften the height. A 3’-0” tall raised
landscape area is also proposed along the west elevation of the retaining wall to help visually
lower the height of the wall against the adjacent residential properties. Landscaping including
trees and boulders are proposed along the north edge of the open plaza to help buffer the
plaza from the adjacent drive entry off of 5th Avenue. Stone benches and a textured/colored
concrete plaza is also being proposed to provide an inviting entry to the building.

Attachment: Exhibit 3 - Applicant's design checklist response (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))
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We feel that the City of Edmonds will find this project to be beneficial to the community as well as
complementary to the existing neighborhood. Please let me know if you have any questions.

Sincerely,

Brad Barbee
Associate, MG2

Attachment: Exhibit 3 - Applicant's design checklist response (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))
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File # PLN20170024
NAME OF APPLICANT:

Brad Barbee

DATE OF COURTESY NOTICE: September 27, 2017
PROJECT LOCATION:

614-616 5th Ave. S, Edmonds, WA 98020

PROJECT DESCRIPTION:
Application for design review of a new two story building with a drivethrough, surface parking, and related site improvements. The ground floor will be occupied by HomeStreet
Bank while the upper floor will be office space for a future tenant. District-based design review applications
that trigger SEPA review are Type III-B decisions, which require a two-phase public hearing and decision by
the Architectural Design Board (ADB). The site is located within the Downtown Business (BD3) zone.
PUBLIC COMMENTS DUE: October 4, 2017
Any person has the right to comment on this application during the public comment period, receive notice and
participate in any hearings, and request a copy of the decision on the application. The City may accept public
comments at any time prior to the closing of the record of an open record predecision hearing, if any, or, if no
open record predecision hearing is provided, prior to the decision on the project permit. Only parties of record
as defined in ECDC 20.07.003 have standing to initiate an administrative appeal.
Information on this development application can be viewed at the City of Edmonds Development Services Department, 121 - 5th Ave. N, Edmonds, WA 98020. Office hours are Monday - Fridays from 8:00 a.m. to 4:30
p.m. (8:30 a.m. to noon only on Wednesdays) or online through the City’s website at https://
permits.edmonds.wa.us/citizen. Search for permit PLN20170024.

PUBLIC HEARING INFORMATION: During the Phase 1 portion of the two-phase hearing process before
the Architectural Design Board (ADB) on August 2, 2017, the hearing was continued to Wednesday, October
4, 2017 at 7:00 p.m. for the Phase 2 portion of the hearing in the Council Chambers located at 250 - 5th Ave
North, Edmonds, WA 98020. This is a courtesy notice of the continued public hearing.

City of Edmonds
Development Services Department
Planning Division

Project Planner: Mike Clugston, Associate Planner
michael.clugston@edmondswa.gov
425.771.0220

121 5th Avenue North
Edmonds, WA 98020

www.edmondswa.gov

Attachment: Exhibit 5 - Courtesy notice (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))
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Continued Public Hearing

NOTE: This courtesy notice was mailed to owners within 300 feet of the site, posted on site, and posted at the
Public Safety Complex, Library, and at City Hall.
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MEMORANDUM

Date:

September 25, 2017

To:

Mike Clugston, Associate Planner

From:

JoAnne Zulauf, Engineering Technician

Subject:

PLN20170024 – Design Review
Homestreet Bank
614 5th Ave S

Engineering has reviewed the design review application for the proposed bank building for the
location of 614 5th Ave S. Approval of the design review application shall not be interpreted
to mean approval of the improvements as shown on the preliminary plans. The information
provided is consistent with Title 18 Edmonds Community Development Code & Engineering
standards.
The comments noted by the Engineering Division in the memo dated June 14, 2017 have been
adequately addressed for design review purposes. Stormwater management shall be
consistent with ECDC 18.30 and the 2017 Stormwater Addendum. Traffic Impact fees will
be assessed at the time of building permit issuance.
Compliance with Engineering Division standards will be verified during the building permit
process.

Thank you.

Attachment: Exhibit 6 - Engineering Phase 2 HomeStreet comments (Phase 2 District-Based Design Review for HomeStreet Bank
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PROJECT DESCRIPTION

Application for design review of a new two story building with a drive-through, surface
parking, and related site improvements. The ground floor will be occupied by
Homestreet Bank while the upper floor will be office space for a future tenant. Districtbased design review applications that trigger SEPA review are Type lll-B decisions, which
require a two-phase public hearing and decision by the Architectural Design Board
(ADB). The site is located within the Downtown Business (BD3) zone.

PROJECT LOCATION

6t4 - 616 5th Avenue S, Edmonds, WA.
Tax Parcel Numbers 27032600100900 and 27032600102900

NAME OF APPLICANT:

Brad Barbee

FILE NO.:

P1N20170024

REQUESTED PERMIT:

Design Review

COMMENTS ON
PROPOSAL DUE:

October 18,2Ot7
Any person has the r¡ght to comment on this application during public comment period,
receive notice and participate in any hearings, and request a copyof the decision on the
application. The City may accept public comments at any time pr¡or to the closing of the
record of an open record predecision hearing, if any, or, if no open record predecision
hearing is provided, prior to the decision on the project permit. Only parties of record

in ECDC 20.07.003 have standing to Initiate an administrative appeal.
lnformation on this development application can be viewed or obtained at the City of
Edmonds Development Services Department, t2t sth Ave North, Edmonds, WA 98020
between the hours of 8:00 A.M. and 4:30 P.M. Monday, Tuesday, Thursday and Friday;
between the hours of 8:30 AM and Noon on Wednesday; or online through the City's
website at https://permits.edmonds.wa.us/citizen. Search for permit P1N20170024.
as defined

PUBLIC HEARING

INFORMATION:

During the Phase l" portion of the two-phase hearing process before the Architectural
Design Board (ADB) on August 2, 2017, the hearing was continued to Wednesday,
October 4,20!7 for the Phase 2 portion of the hearing. The ADB lacked a quorum on
October 4th, so the Phase ll portion of the public hearing has been continued to October
18, 2017 at 7 p.m. in the Council Chambers located at 250 - 5th Ave North, Edmonds,

wA 98020.
CITY CONTACT:

Michael Clugston, Associate Planner
michael.clugston@edmondswa.gov

425-77t-0220

Attachment: Ex 7 - Courtesy Notice 2 (Phase 2 District-Based Design Review for HomeStreet Bank (PLN20170024))
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Architectural Design Board Agenda Item
Meeting Date:

10/18/2017

Port of Edmonds Marine Retail Building- Design Review Recommendation (PLN20170030) and Shoreline
Substantial Development Permit (PLN20170029)
Staff Lead:

Kernen Lien

Department:
Prepared By:

Planning Division
Kernen Lien

Background/History
N/A
Staff Recommendation
Provide the Hearing Examiner with a recommendation of approval with conditions.
Narrative
The Port of Edmonds has submit an application for a new 6,650 square foot marine retail building
intended for boat sales and maintenance. The project site is located on a portion of parcel number
2703200415800 with an address of 471 Admiral Way and is zoned Commercial Waterfront (CW). The
site is also located within the Urban Mixed Use II shoreline designation.
Two applications have been submitted at this time. One of the applications is for a shoreline substantial
development permit (PLN20170029) and the second application is for the design review of project
(PLN20170030). Since the scope of work triggered review under the State Environmental Policy Act
(SEPA), design review by the Architectural Design Board (ADB) is required. Projects subject to design
review are considered Type III-B decision pursuant to Edmonds Community Development Code (ECDC)
20.01.003. Shoreline Substantial Development Permits are Type III-A decisions when a public hearing is
required in accordance with ECDC 24.80.100. Since SEPA triggers a public hearing before the ADB, the
subject shoreline application requires a public hearing pursuant to ECDC 24.80.100.A.4 and thus is a
Type III-A permit decision.
The two applications are being combined pursuant to ECDC 20.01.002. When applications are
combined, the ADB’s review of the design review aspects of the proposal will result in a
recommendation to the Hearing Examiner who will make the decision on both design review and the
shoreline permit following a public hearing. The ADB’s review will be via a public meeting with no public
comment taken (state law prohibits two open record public hearings). The Hearing Examiner will hold a
public hearing to take public comment on the proposal as a whole. The public hearing before the
Hearing Examiner has been tentatively scheduled for October 26, 2017.
Attachments:
PLN20170030 ADB Staff Report with Attachments
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CITY OF EDMONDS
c.
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s9 s

l2I 5th Avenue North, Edmonds V/A 98020
Phone: 425.7 7 I.0220 . Fax: 425.77 1.0221 . Web: www.edmondswa. gov
DEVELOPMENT SERVICES DEPARTMENT . PLANNING DIVISION

PLANNING DIVISION
REPORT & RECOM M EN DATION
TO THE ARCHITECTURAL DESIGN BOARD
Project:

Port of Edmonds' Marine Retail Building

File Number:

P1N20170029 (Shoreline) and P1N20170030 (Design Review)

Date of Report:

mber 26,201

o

Staff Contact:
en Lien,
ADB Meeting:

Wednesday

lanner

-

October 4,z0L7at 7:00 P.M.

Edmonds Public Safety Complex: Council Chambers
250 - 5th Avenue North, Edmonds WA 98020

I.

SUMMARY OF PROPOSED ACTION

The Port of Edmonds has submit an application for a new 6,650 square foot marine retail building
intended for boat sales and maintenance (Attachments L - 6). The project site is located on a port¡on of
parcel number 270320041,5800 with an address of 47'J. Admiral Way (Attachment 9) and is zoned
Commercial Waterfront (CW). The site is also located within the Urban Mixed Use ll shoreline
designation (Attachment 1-0).
Two applications have been submitted atthistime. One of the applications isfora shoreline substantial
development permit (P1N20170029) and the second application is for the design review of project
(P1N20170030). Since the scope of work triggered review under the State Environmental Policy Act
(SEPA), design review by the Architectural Design Board (ADB) is required. Projects subject to design
review are considered Type lll-B decision pursuant to Edmonds Community Development Code (ECDC)
20.01-.003. Shoreline Substantial Development Permits are Type lll-A decisions when a public hearing is
required in accordance with ECDC 24.80.100. Since SEPA triggers a public hearing before the ADB, the
subject shoreline application requires a public hearing pursuant to ECDC 24.80.100.A.4 and thus is a
Type lll-A permit decision.

The two applications are being combined pursuant to ECDC 20.0L.002. When applications are
combined, the ADB's review of the design review aspects of the proposal will result in a
recommendation to the Hearing Examiner who will make the decision on both design review and the
shoreline permit following a public hearing. The ADB's review will be via a public meeting with no
public comment taken (state law prohibits two open record public hearings). The Hearing Examiner will
hold a public hearing to take public comment on the proposal as a whole. The public hearing before the
Hearing Examiner has been tentatively scheduled for October 26,20L7 .

Attachment: PLN20170030 ADB Staff Report with Attachments (Port of Edmonds Marine Retail Building- Design Review Recommendation
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The following represents staffs findings of fact, analysis, conclusions, and recommendation with regard
to the design review portion of the project.

il.

FTND|NGS

A. GENERAL

& CONCLUSTONS

INFORMATION

1.. Applicant: Robert McChesney, Port of Edmonds

2.
3.
4.
5.
6.
7.
8.
9.

Executive Director

Applicant's Agent: Shawn Rafferty, Jackson Main Architecture

Owner: Port of Edmonds
Tax Parcel Number:27O32300415800 (the project site is a portion of this parcel)
Location: 4TL Admiral Way, Edmonds WA 98020 (Attachment 9)
Size: The project site is approximately 20,500 square feet.

Zonins: Commercial Waterfront (CW), subject to ECDC Chapter 16.55.
Proposed Use: New 6,650 square foot boat sales and repair shop
Existing Use: The site is currently a gravel/paved parking area.

10. Process: Design review of the project is a Type lll-B decision while the shoreline permit is a Type
lll-A decision. The two applications are being combined pursuant to ECDC ZO.OL.OO2. When
applications are combined, the ADB's review of the design review aspects of the proposal will
result in a recommendation to the Hearing Examiner who will make the decision on both design
review and the shoreline permit following a public hearing. The ADB's review will be via a
public meeting with no public comment taken (state law prohibits two open record public
hearings). The Hearing Examiner will hold a public hearing to take public comment on the
proposal as a whole. The public hearing before the Hearing Examiner has been tentatively
scheduled for October 26,2017.

B.

SEPATHRESHOTD DETERMINATION

Review under the State Environmental Policy Act {SEPA) is required for this project because the
proposed building exceeds 4,000 square feet of new commercial area and because the project will
includeover20parkingstalls. ThePortof EdmondsactedasleadagencyforSEPAreviewoftheproject
reviewing the SEPA checklist (Attachment 7) and issued a Determination of Non-Significance (DNS) on
July L0, 20L7 (Attachment 11). Thus, the applicant has complied with SEPA requirements.

c.

NoTtcE

A "Notice of Application" was published in the Herald Newspaper, posted at the subject site, as well as
the Public Safety Complex, Community Development Department, and the Library on August 9,2017.
This notice was also mailed to property owners within 300 feet of the site using an adjacent property
owners list provided by the applicant on August 9,2107 and published in the Everett Herald on August
IO, 2OI7 (Attachment 1L). The comment period for the Notice of Application ran for 30 days and
ended on September tO,2OI7. To date, no written public comments have been received on the subject
applications.

Attachment: PLN20170030 ADB Staff Report with Attachments (Port of Edmonds Marine Retail Building- Design Review Recommendation
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D. TECHNICAT REVIEW COMMITTEE
This application was reviewed and evaluated by Snohomish County Fire District No. 1, Building Division,
and the Engineering Division.

Snohomish County Fire District No. 1 submitted comments noting provisions of the lnternational Fire
Code that will be applicable to the project (Attachment 12). Compliance with these provisions will be
reviewed with the building permit application for the project.
The Building Division noted the project site is located within Flood Zone AE per the preliminary FEMA
flood maps and the structure must be designed and constructed to resist the effect of flood hazards and

flood loads (A further description of the flood plain is provided in Section ll.E.3 below). Buildings
comments are provided in Attachment 13.

The Engineering Division preliminarily approves the design of the proposed development noting the
information provided is consistent with the Engineering standards of Title 18 ECDC. Compliance with
Engineering Division standards will be verified during the building permit process.

E. NATURAT ENVIRONMENT
1. Toposraphv: The subject

site is relatively level (refer to page 2 of Attachment 3 for existing

topography).

2.

Soils: According to the Soil Survey of Snohomish County Area, Washington, the soils on the site
consist of "Urbon lond" soils.

3.

Critical Areas: A critical areas determination was made under File No. CR420170095 for the parcel
contain¡ng the proposed development site (Attachment 15). The critical area determination found
the site to contain or be adjacent to wetlands (the Edmonds Marsh), frequently flooded areas,
geologically hazardous areas (seismic hazard), and fish and wildlife habitat conservation areas
(Willow Creek).
Edmonds Marsh and Willow Creek: During the Shoreline Master Program update the Edmonds
Marsh was determined to be a Category ll estuarine wetland. Pursuant to ECDC 24.40.020.E, the
buffer for a Category ll estuarine wetland is 110 or 150 feet depending on whether certain
mitigation measures are implemented. Willow Creek is an anadromous fish bearing stream with a
buffer of 100 feet pursuant to ECDC 23.90.040.D. The Edmonds Marsh and Willow Creek are

separated from the subject property via the Burlington Northern railroad right-of-way. ECDC
23.4O.220.C.4 allows development within an interrupted stream or wetland buffer where it is
demonstrated a project is functionally isolated from the stream or wetland. The applicants
submitted a Wetland/Waterway Critical Areas Assessment prepared by Steve Quarterman of
Landau Associates (Attachment 6) demonstrating the proposed project is functionally isolated from
the Edmonds Marsh and Willow Creek by the railroad right-of-way.
Frequently Flooded Areas: As noted in the Building Divisions comments above, the subject property
is located within Flood Zone AE according to draft FEMA flood plain maps. While the FEMA maps
are draft, ECDC 23.70.0L0.B allows the City of Edmonds discretion in using the most up to date

information in determining whether the s¡te is within the flood plain and subject to flood plain
development restrictions. Given the draft FEMA maps will likely become effective in 2018, the City
of Edmonds has determined that all development applications within the Coastal High Hazard Areas

Poge 3 of
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and Coastal A Flood Zones in the draft FEMA flood insurance rate map will be subject to the
requirements of the lnternational Building Code amendments in ECDC L9.00.025.P (Attachment 16).
This also has implications for height calculations which are discussed below in Section ll.J.1.b of this
staff report.
Seismic Hazard: The subject site is located within

a mapped liquefaction

area.

A

geotechnical report will be required during the building permit review to ensure the structure
designed and constructed to standards related to liquefaction seismic hazards.

is

hazard

4.

Wildlife: Wildlife associated with the property is typical of an urban environment. The site may be
visited by song birds and small mammals; however, the site is primarily gravel/paved, so it is not
currently providing any significant habitat value.

5.

Vegetation: The site contains very limited existing vegetation since the majority of the site is
gravel/paved and is utilized as a parking lot. There are existing street trees located between the site
and AdmiralWay.

6.

Shoreline: The subject site is located within the Urban Mixed Use ll shoreline designation of the
Shoreline Master Program (Attachment 10). Due to the project's location within 200 feet of the
shoreline, the proposal is subject to the requirements of the City's Shoreline Master Program (Title
24 ECDC). Compliance with the Shoreline Master Program will be reviewed by the Hearing
Examiner following the ADB's recommendation on the design aspects of the proposal. The public
hearing before the Hearing Examiner has been tentatively scheduled for October 26,2017 .

F. NEIGHBORHOODCHARACTERISTICS
This property is located in the Commercial Waterfront (CW) zone. The surrounding sites to the north,

west, and southwest of the subject site are also zoned Commercial Waterfront (CW). These
surrounding sites are developed with various uses including parking areas, marina, restaurants, Yacht
Club, Port of Edmonds offices, a work yard, and vacant land. The BNSF railroad is located directly
southeast of the subject property. To the east of the subject site (on the opposite side of the BNSF
railroad) is the Harbor Square complex, which is zoned General Commercial (CG) under a contract
rezone (R-1979-4) and is developed with various commercial uses including breweries, gvffi, hotel, and
offices. To the southeast of the project site (on the opposite side of the BNSF railroad) is the Edmonds
Marsh, which is within the Open Space (OS) zone. A zoning map is provided for reference as
Attachment 9.

G.

COMPREHENSIVE PIAN

The Comprehensive Plan designation for this site is "Moster Plon Developmen( and the site is also
within the "Downtown/Woterfront Activity Centef' overlay. Goals and policies from the City of
Edmonds Comprehensive Plan for the Downtown/Waterfront Activity Center related to this project
include:

Downtown/Woterfront Area Gool A. Promote downtown Edmonds as on ottroctive setting
for retoil, office, entertoinment and ossocioted businesses supported by neorby residents
and the larger Edmonds community and os a destinotion for visitors from throughout the
region.

Attachment: PLN20170030 ADB Staff Report with Attachments (Port of Edmonds Marine Retail Building- Design Review Recommendation
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A.L Ensure that the downtown/woterfront areo continues
os o key identity element for the Edmonds community.

- and builds on -

its

function

A.2 Enhance Edmonds' visual identity by continuing its pedestrion-scale of downtown
development, enhancing its shoreline chorocter, and protecting and building on the
strong visuol quality of the "Sth and Moin" core.
A.3 Encourage o more octive ond vital setting for new retoil, office, entertainment and
associated businesses supported by nearby residents ond the lorger Edmonds
community, downtown commerciøl activity and visitors from throughout the region.
A.4 Enhance shoreline features to include o full spectrum of recreational activities, park
settings, notural features (such os the Edmonds Marsh), ond morino focilities.
lmprove public occess to the shoreline ond link woterfront features by estoblishing a
continuous esplanade olong the shoreline. The esplanode will be constructed over
time through public improvements and Shoreline Moster Progrom requirements
ploced on private development.

A.5 Support the development and retention of significont public investments in the
downtown/woterfront oreo, including government ond cultural facilities thot help
drqw residents ond visitors to downtown.
A.6 Provide greoter residential opportunities and personal services within the downtown,
especially to occommodote the needs of o chonging populotion.

Downtown/Woterfront Areo Gool D. Define the downtown commercial and retail core
along streets hoving the strongest pedestrian links ond pedestrian-oriented design elements,
while protecti ng downtown's identity.

D.L Encourage opportunities for new development ond redevelopment which reinforce
Edmonds' ottroctive, small town pedestrion oriented choracter.

Downtown/Woterfront Area Goal E. ldentify supporting arts ond mixed use residential ond
office oreas which support and complement downtown retoil use oreos. Provide for a strong
central retail core ot downtown's focol center while providing for o mixture of supporting
commerciol ond residentiol uses in the oreo surrounding this retail core orea. Emphasize ond
plon for links between the retail core ond these supporting oreos.
8.1 Support a mix of uses downtown which includes a variety of housing, commerciol,
ond cultural activities.

The Comprehensive Plan also provides the following specific goal for the Master
Development designation

Plan

:

Mdster Pløn Development. The woterfront oreo south of Olympic Beøch, including the Port of
Edmonds and the Point Edwords ond multi modol developments. This orea is governed by master
plans for the Port of Edmonds, Point Edwards, ond the Edmonds Crossing proiect as described in on
FE|S issued on November 70, 2004. These oreos qre olso developed consistent with the City's
Shoreline Moster Progrom, os it opplies.
(2076 Comprehensive Plan, poge 56-57)
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The proposal's compliance with the Port's Master Plan is addressed in Section ll.l of this report.

Design objectives for the downtown area address¡ng site design, building form, and building
façade are provided in the Comprehensive Plan (pages L2S-I27).
Urban Design Godl B: Downtown/Woterfront Activíty Center. Design objectives ond stondards
should be carefully crafted for the Downtown/Woterfront Activity Center to encourøge its unique
design choracter ond important pløce-making stotus within the city.

8.L Vehicular Access and Porking. Drivewoys and curb cuts should be minimized to ossure o
consistent ond safe streetscope for pedestrians. When alleys are present, these should be the
preferred method of providing vehiculor occess to a property ond should be used unless there
is no reosonøble alternative ovailable. Configuration of porking should support a "park and
walk" policy that provides adequate porking while minimizing impacts on the pedestrian
streetscape.

Findings: The proposed development would not result in any new driveway or curb cuts.
Existing curb cuts on Admiral Way will be used to access the parking located at the rear to
the structure.

8.2 Pedestrian Access and Connections. lmprove pedestrion occess from the street by tocoting
buildings close to the street and sidewalks, ond defining the street edge. Cross walks ot key
intersections should be accentuoted by the use of speciol materials, signage or poving
treotments. Transit occess and woiting areas should be provided where oppropriate.

Findings: The proposed building will be constructed up to approximately 5 feet from the
property line and the sidewalk. Pedestrian connections to the building are directly
accessible from the sidewalk.

8.3 Building Entry Location. Commercial building entries should be easily recognizable ond
oriented to the pedestrion streetscope by being locoted at sidewalk grade.
Findings: The pedestrian entrances to the building are in the northern portion of the building
that is highlighted by a taller parapet which makes that portion of the building stand out. lt
appears there will be two pedestrian entrances. One is directly accessible off the sidewalk
along Admiral Way, the second is on the north side of the building accessible from the
parking lot. Both entrances are at grade.
8.4 Building Setbacks. Create o common street frontage view with enough repetition to tie each
site to its neighbor. Encourage the creotion of public spaces to enhance the visuol attributes
of the development ond encourage outdoor interaction. tn the Waterfront area west of the
railrood, buildings should be set bock from the waterfront to preserve and provide o buffer
from existing eoch oreos. ln the Woterfront orea, site layout should be coordinated with
existing buildings ond proposed improvements to provide views of the water, open spoces,
ond eosy pedestrian occess to the beach.
Findings: There are few buildings located on the east side of Admiral Way. The one primary
structure is Jacobsen's Marine which is located approximately 450 feet to the north of the

subject property. The new marine retail building will be located approximately flve feet

Attachment: PLN20170030 ADB Staff Report with Attachments (Port of Edmonds Marine Retail Building- Design Review Recommendation

Port of Edmonds Marlne Retail Building

Pøge 6 of 1,6

Packet Pg. 211

7.1.a

from the property line and sidewalk generally in line with the Jacobsen's Marine building.
While the subject site is in the waterfront area, it is not located on the waterfront side of
Admiral Way. The Shoreline Master Program has specific requirements for view corridors
with the Urban Mixed Use ll shoreline environment. ECDC 24.40.040.8.11.a.i requires a
view corridor be maintained across 30 percent of the average parcel width. The parcel on
which the development site is part of is approximately 1,600 feet long. The proposed
building is 100 feet wide and the Jacobsen's Marine building is 125 feet wide. Together
these two structures would only block 14 percent of the parcel width leaving well above the
required 30 percent view corridor.
8.5 Building/Site ldentity. ln the downtown oreo, retoin o connection with the scale and choracter
of downtown through the use of similar moteriols, proportions, forms, mosses or building
elements. Encouroge new construction to use designs thot reference, but do not replicate
historic forms or patterns.
Findings: The building is consistent with the scale, proportion and character of other buildings in
the Port of Edmonds marina area. The proposed structure is a single story building within
the 3O-foot height limit of the CW zone.

8.6 Weather Protection. Provide ø covered wolkway for pedestrians traveling olong public
sidewalks or wolkwoys.

Findings: There are awnings along the walkways leading to the two pedestrian entr¡es to the
building.
8.7 Signoge. Lighting of signs should be indirect or minimally backlit to display lettering and
symbols or graphic design insteod of broodly lighting the face of the sign. Signage using
grophics or symbols or that contributes to the historic character of a building should be
encouroged.

Findings: No signage is proposed at this

time.

Signage

will be reviewed by staff with

subsequent building permit applications for signs.
8.8 Art and Public Spoces. Public art ond omenities such as mini porks, flower boskets, street
furniture, etc., should be provided ss a normol port of the public streetscope. Whenever
possible, these elements should be continued in the portion of the privote streetscape thot
odjoins the public streetscope. ln the 4th Avenue Arts Corridor, ort should be a common
element of building design, with greoter design flexibility provided when art is made o centrol
feature of the design.
Findings: The subject property is not located within the 4th Avenue Arts Corridor. Landscaping
along the front of the building and the street scape will enhance the public space.

8.9 Building Height. Create ond preserve a humon scale for downtown buildings. Building
frontoges olong downtown streetscopes should be pedestrian in scole.
Findings: The proposed building is a single story building consistent with the 3O-foot height limit
of the CW zone. Awnings, significant areas of glazing, landscaping and change in materials
provide pedestrian scale elements along the Admiral Way frontage.
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8.70 Mossing. Large building mosses should be subdivided or softened using design elements
that emphosize the human scole of the streetscope. Building façades should respect and echo
historic patterns olong downtown pedestrion streets.

Findings: The mass of the building is subdivided vertically and horizontally. The building
displays a distinct top and bottom. Window variation, awnings, and roof form also help to
break up the buildings mass.
8.1L Building Façade. Provide o human scole streetscope, breoking up long façades inta defined
forms thot continue o pottern of individual ond distinct tenont spoces in commerciol and
mixed use areas. Avoid blonk, monotonous and imposing building facades using design
elements that odd detail and emphasize the different levels of the building (e.9. the top or
cornice vs. the pedestrion level or building base).

Findings: The building provides variation in materials and form along the public frontage
providing human scale elements. Ground level details include a brick base, landscaping
along the western façade of the building, and variation and window display that help divide
the building into smaller segments. The large storefront windows increase the visual
connection from the exterior to the interior spaces and out.
8.72 Window Variety and Articulation. ln the downtown retail and mixed commerciol districts,
building storefronts should be dominoted by clear, transporent glass windows that allow and
encourage pedestrions to wolk past ond look into the commercial space. Decorative trim and
surrounds should be encouroged to odd interest ond variety. lJpper floors of buildings should
use windows os port of the overall design to encouroge rhythm ond accents in the façode.
Findings: The street front of the proposed building is dominated by clear, transparent glass
windows that allow and encourage pedestrians to look in. Awnings add different¡ation to
the windows and the window pattern changes along the street front with the taller
northern portion of the building have a larger expanse of windows the southern portion of
the structure being divided in thirds by three separate expanses of windows.
Staff finds the proposal is consistent with the above goals and design objectives of the Comprehensive
Plan.

H.

PUBLIC COMMENTS

As of the

I.

writing of this staff report, no written public comments have been received.

PORT OF EDMONDS MASTER PLAN

The subject site is designated as "Mixed Use Area" in the Port of Edmonds Master Plan dated March 1"0,
2014. Regarding the "A land lease between the Port of Edmonds and Jacobsen's Marine has been
signed and approved by the Port of Edmonds Commission. Plans for developing a 10,000 square foot
building for boat sales and repair are proceeding through permit processes. Approximately 36,000
square feet of this mixed use area will be dedicated to this marine retail space. Possible uses for the

remainder might include parking, Port office and/or maintenance complex, and

a

building for

Page

I
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community facility use." The subject proposal appears to be consistent with the above goals, as it will
enhance the Port of Edmonds property consistent with the Port's Master Plan and provide a boat sales
and repair business within very close proximity to the Edmonds Marina.

J.

APPTICABTE CODES

1.

ECDC

A.

16.55 CW: CommercialWaterfront

ECDC

16.55.010 Uses

The site is located in the Commercial Waterfront (CW) zone and subject to the requirements of
ECDC 16.55. Pursuant to ECDC 16.55.01"0.4, marine-oriented services and marine-oriented
retail uses are permitted primary uses. Additionally, ECDC 16.55.030.A.2 requires that all uses
be carried on entirely within a completely enclosed building except for "sales, storage, repair
and limited building of boats." As such, the proposed boat sales and repair business and the
outdoor boat sales/storage area are permitted uses within the CW zone.

B.

ECDC 16.55.020 Site

Development Standards

for CW-zoned properties that are not immediately
adjacent to R-zoned property are 15 feet landward of bulkheads for buildings and 60 feet
landward of bulkheads for parking. The section of the Admiral Way right-of-way adjacent to the
subject site is 60 feet wide, so the site well exceeds 60 feet landward from the bulkhead and is
thus compliant with the minimum setback requirements. Additionally, the Burlington Northern
Railroad right of way is approximately 100 feet wide, so parking is also more than 60 from the
ordinary high water mark of the Edmonds Marsh and Willow Creek outlet.
Setbacks: The minimum required setbacks

Height: The maximum allowed height in the CW zone is 30 feet. The elevation views on Sheet 9
of Attachment 3 indicate the structure will be 30 feet tall to the top of the parapet.

As noted above in Section ll.E.3 of this staff report, the subject development site is located
within the flood plain according to the draft FEMA flood plain maps. The City of Edmonds has
decided to use the draft FEMA maps to determine which properties are to be subject to the
regulations with regards to flood plain development including the requirements of ECDC
19.00.025.P and the height exception provided in ECDC 21.40.030.D.1. Normally in the City of
Edmonds, zoning height determined by measuring from vertical distance from the average level
of the undisturbed soil of the site covered by a structure to the highest point of the structure.
However, for properties within the Coastal High Hazard Areas and Coast A Flood Zones (such is
this site), then height is measure from the elevation that is two feet above the base flood
elevation as identified from the application FEMA flood hazard map. According to the draft
FEMA flood zone map included in Attachment 16, the base flood elevation for this site is 12
feet, so zoning height will be measure from L4 feet for this development.
Compliance with zoning height will be verified at time of building permit review.

Maximum Coverage: There is no maximum coverage for properties within the CW zone.
Staff finds the proposal to be consistent with the applicable zoning standards of ECDC 16.55. As
always, the project will be reviewed for compliance with all applicable development standards
during the building permit review process.
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2.

ECDC 17.30 Fences

There is an existing cyclone fence with barbwire on top of the fence surrounding the site. The
application proposes to replace the fence with two types of fence. A cyclone fence with slates with
be placed along the northern property boundary and wrap around the east along the railroad right
of way back to the vehicle entrance to the site along the southern end of the development
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outdoor display area of the site (Attachment 3, Sheet 12). Both fences are proposed to be six feet
in height, and the new cyclone fence will not include a barbwire topping.
Both fences are compliant with the requirement so ECDC 17.30.

3.

ECDC 17.50

Off Street Parkins Resulations

to ECDC 17.50.010.C.L, all new buildings within the downtown business area shall provide
parking at a flat rate of one parking stall for every 500 square feet of gross floor area of building.
With a proposed building size of 6,650 square feet, thirteen parking spaces are required. Twentyfour parking spaces are proposed, so the proposal exceeds the minimum number of required onsite parking stalls.
Pursuant

4.

ECDC

20.11General Design Review

the ADB to review general design review applications that trigger review
under the State Environmental Policy Act (SEPA). The subject proposal required SEPA review due to
the size of the proposed building (greater than 4,000 square feet of commercial area) and the
number of parking stalls (over 20 parking stalls). ECDC 20.11.030 lists the criteria for Building
Design and Site Treatment that the ADB must find the proposal to be in compliance with. As noted
above, since the project will also be reviewed by the Hearing Examiner, the ADB's review in this
instance will be a recommendation to the Hearing Examiner.
ECDC 20.11.01-0 requires

A.

Building Design, No one orchitecturol style is required. The building sholl be
designed to comply with the purposes of this chopter ond to ovoid conflict with the existing and
plonned character of the nearby areo. All elements of building design shall form on integroted
ECDC 20.77,030,A.

development, harmonious in scole, line ond moss. The following are included os elements of
building design:

7.

Allexterior building components, including windows, doors, eoves, ond paropets;

Findings: All exterior building elements are harmonious with one another, the overall
building itself, and are compatible with the existing commercial development in the vicinity
of the site.

2.

Colors, which should ovoid excessive brillionce
enhonce the charocter of the oreo;

or brightness except where thot

Findings: The proposed colors avoid excessive brightness. Additionally,
consistent with color scheme found throughout the Port's properties.

3.

would

the colors

are

Mechonical equipment or other utility hardwore on the roof, grounds or buildings should be
from view from the street level;

screened

Attachment: PLN20170030 ADB Staff Report with Attachments (Port of Edmonds Marine Retail Building- Design Review Recommendation

Port of Edmonds Marine Retail Building

Poge 10 of 76

Packet Pg. 215

7.1.a

Findings: Mechanical equipment has not been indicted on the elevation views. lf future
roof top equipment is needed, the parapet on the northern portion of the building is
approximately five feet in height and could be used to screen roof top equipment.
Additionally if rooftop equipment needs to be installed on the southern portion of the
building, there is room within the height limit to screen the equipment from street view.
Staff included a recommended condition of approval stating that all mechanical equipment and
other utility hardware on the roof, grounds, or buildings shall be screened to mitigate view
impacts from street level. Screening could include the use of architectural elements, landscaping
and/or fencing.

4.

Long, massive, unbroken or monotonous buildings shall be avoided in order to comply with

the purposes of this chapter ond the design objectives of the comprehensive plon. This
criterion is meant to describe the entire building. All elements of the design of o building
including the massing, building forms, architecturol detoils ond finish materiols contribute to
whether or not o building is found to be long, mossive, unbroken or monotonous
o.ln multifomily (RM) or commerciol zones, selections from omong the following or
similor features ore appropriate for deoling with this criterion:
i. Windows with orchitecturol fenestration;
ii. Multiple rooflines or forms;
iii. Architecturolly detoiled entries;
iv. Appropriate londscoping;
v. The use of multiple materials;
Findings: The mass of the building is subdivided vertically and horizontally. The building displays
a distinct top and bottom. Window variation, awnings, material changes, colors variation and
roof form help to break up the buildings mass.

5.

All signs should conform to the general design theme of the development.

Findings: Signage is not proposed as part of the subject application. Signage will be reviewed
consistency with ECDC 20.60 at the time of the associated sign permit application
review.

for

As conditioned, staff finds the project is consistent with design guidelines contained within
ECDC 20.11.030.A.

B.

ECDC 20.77.030.8. Site Treøtment. The existing charocter of the site ond the neorby oreo should
be the starting point for the design of the building ond oll site treotment. The following ore
elements of site treqtment:

7.

Groding, vegetotion removol ond other chonges to the site sholl be minimized where noturol
beouty exists. Lorge cut ond fill ond impervious surfoces should be ovoided.

Findings: The subject site is relatively level and is almost entirely covered by
gravel/pavement. As such, there is no natural beauty on the site that needs to be
maintained. Approximately 750 cubic years of fill will be needed to raise the building pad
above the flood plain. The total quantity of impervious surfaces will be generally
unchanged from existing conditions.

2.

Landscope treotment sholl be provided
improvements.

to enhance the building design ond other

site
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Findings: The project's compliance with the applicable landscaping requirements of ECDC
20.13 is discussed in greater detail in Section ll.J.5 of this report. The provision of
landscaping between the sidewalk and the project site as well as some landscaping within
the parking area will enhance the overall site aesthetics.

3.

Londscope treotment shall be provided to buffer the development from surrounding
property where conflict moy result, such as parking focilities neor yord spoces, streets or
residentiol units, ond different building heights, design or color.

Findings: The project's compliance with the applicable landscaping requirements of ECDC
20.13 is discussed in greater detail in Section ll.J.5 of this report. Properties within the
vicinity of the project site are commercially-zoned, and there are no immediately adjacent
residentially-zoned properties. No significantly different uses are located adjacent to the
subject site. With the subject proposal, landscaping within the interior parking area will be
improved. Additionally, street trees and landscaping adjacent to Admiral Way will aid in
buffering the subject site from the street while also providing visual interest to the site.

4.

Londscoping thot could be domaged by pedestrions
curbing or similar devices.

Findings: All landscaping
protected by curbs.

5.

or vehicles should be protected by

that could be damaged by pedestrians or vehicles will

be

Service yords, and other oreos where trosh or litter may occumulote, sholl be screened with
plonting or fences or wqlls which ore compotible with notural moteriols.

Findings: No trash enclosure is shown on the proposed development plan. lt is unknown if
an area off-site will be used to collect trash for a future tenant. Should a trash collection
site be added to the development site, it should be provided in a gated trash enclosure to
screen view of the waste and recycling containers. A recommended condition of approval
has been added for a trash enclosure if provided on the site in the future.

6.

All screening should be effective in the winter os well os the summer.

Findings: Slates installed in the cyclone fence will provide effective screen year round and
the proposed landscaping will also provide year round interest.

7.

Materiols such os wood, brick, stone ond grovel (os opposed to ospholt or concrete) moy be
substituted for plonting in oreas unsuitoble for plont growth.
Findings: There are no areas of wood, brick, stone or gravel in lieu of landscaping proposed
as part of this project.

8.

Exterior lighting sholl be the minimum necessory for sofety ond security. Excessive
brightness sholl be ovoided. All lighting sholl be low-rise ond directed downword onto the
site. Lighting stondords ond patterns shall be compotible with the overoll design theme.
Findings: The applicant submitted a site lighting plan (Sheet 7 of Attachment 3). The applicants
are proposing three pole mounted lights in the parking and three wall mounted lights on the
building illuminating the walkway from the sidewalk along Admiral Way and the east side of the
building. The proposed walkway connecting this development with the right-of-way, new
landscaping and the lighting provided, this development will provide a sense of welcome
and activity. During the associated building permit review, the final lighting plan will be

Poge

1"2
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rev¡ewed to ensure that the total power used for exterior lighting complies with the
Washington State Energy Code and that the lighting is directed downwards onto the site.
As conditioned, staff feels the proposal is consistent with design guidelines contained within
ECDC 20.1"1.030.8.

C.

ECDC 20.77.030.C.

L.

Other Crítería.

Community facilities ond public or quosi-public improvements should not conflict with the
existing ønd plonned choracter of the neorby oreo.

Findings: The proposal is not for a community facility. lmprovements within the public
right-of-way associated within the subject proposal will be reviewed by the Engineering
Division at the time of building permit review in order to ensure compliance with all
applicable Engineering requirements, including compliance with any necessary upgrades to
the adjacent sidewalk and/or street tree(s).

2.

Street furniture (including but not limited to benches, light standords, utility poles,
newspoper stonds, bus shelters, plonters, troffic signs ond signols, guordroils, rockeries,
wqlls, mail boxes, fire hydronts and gorboge cons) should be compotible with the existing
and planned chorocter ofthe neorby oreo.
Findings: The Port strives for general consistency between its properties, so any future
street furniture at the subject site should be compatible with that of the surrounding area.

As conditioned, staff feels the proposal is consistent with design guidelines contained within
ECDC 20.11.030.C.

5.

ECDC

20.13 Landscapins Requirements

for new developments, which the ADB may
alter in accordance with the design review chapter. The subject site is located within the
Commercial Waterfront (CW) zone (Attachment 1). Properties immediately adjacent to the project
site are commercially-zoned, and there are no immediately adjacent residentially-zoned properties.
ECDC 20.13 contains specific landscaping requirements

ECDC 20.1-3.000 gives the ADB authority to interpret and modify the requirements of the
landscaping code (ECDC Chapter 20.I31, provided the modification is consistent with the purposes
found in ECDC 20.10.000. Since no significantly different uses are located adjacent to the subject
site, the site is part of a larger parcel, and since no side or rear setbacks are required in the CW

zone, staff feels that the ADB could waive the requirement for Type lll landscaping along the
eastern, western, and southern site boundaries. lf the ADB agrees that Type lll landscaping is not
necessary along these site boundaries, then two types of landscaping would apply to this project:
Type lV landscaping adjacent to the street frontage and Type V landscaping within the parking area.
The applicant's landscaping plan is included as Sheet L-1.0 of Attachment 7.

A.

ECDC 20.13.030.D describes

Type lV landscaping as:

Type lV londscaping is intended to provide visuol relief where cleor sight is desired to see signoge
or into odjacent space for safety concerns.

7.

Trees sholl be deciduous and plonted 25
bronches below six feet in height.

feet on center qnd the trunk shall be free of
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2.

Plont moteriols which will cover the ground within three yeors, ond which will not exceed
three ond one-holf feet in height.

Type lV landscaping is required along the northern project boundary adjacent to Admiral Way.
The landscape plan (Sheet 4 of Attachment 3) indicates landscaping along this portion of the
project site. The tree species, spacing and location of the street trees will be reviewed with civil
plans for the development under the associated building permit application review.
The landscaping adjacent to Admiral Way is also proposed to include a variety of shrubs and
ground cover. Staff feels the proposed landscaping along the northern side of the project site is
consistent with the intent and requirements of Type lV landscaping and that the proposed
landscaping along the northern side of the site will provide a visual separation and soften the
appearance of the building and parking area when viewed from the street.

B. ECDC 20.13.030.E describes Type V landscaping as:
Type V landscoping is intended to provide visual relief ond shode in porking oreos.

L.

Required Amount.

d.

lf the porking area contoins no more thon 50 parking spoces, ot leost 77.5 squore feet of
londscope development must be provided os described in subsection (E)(2) of this section
for each porking stoll proposed.

b. lf the parking oreo contoins

more thon 99 porking spoces. at leost 35 squore feet of
londscope development must be provided os described in subsection (E)(2) of this section
for eoch porking stoll proposed.

c.

2.

lf the parking areq contoins more thon 50 but less thqn 100 porking speces, the director
- or his designee - sholl determine the required omount of londscaping by interpoloting
between 77.5 ond 35 square feet for each porking stoll proposed. The orea must be
londscoped os described in subsection (E)(2) of this section.

Design.

o.

Eoch orea of londscaping must contoin qt least 750 squore feet of oreo and must be ot
leost four feet in ony direction exclusive of vehicle overhang. The oreo must contoin ot
leost one tree a minimum of six feet in height ond with o minimum size of one ond onehalf inches in coliper if deciduous. The remoining ground oreo must be londscoped with
plont moteriols, decorative mulch or unit povers.

b.

A landscoped oreo must be placed ot the interior ends of each parking row in o multiple
lone porking areo. This oreo must be ot least four feet wide ond must extend the length
of the odjocent porking stoll.

c.
d.
e.
Í.

Up to 700 percent of the trees proposed

g.

for the porking oreo moy be deciduous.

Bioswales integroted into parking lot designs ore strongly encouroged.
The minimum oreo per plonter is 64 square

feet.

The moximum oreo per plonter is 7,500 square feet for parking lots greoter thon 72,000
squore feet. Plonters shall be spread throughout the porking lot.

Shode trees ore required ot the rate of o minimum of one per plonter ond/or one per
L50 squore feet of plonter.
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The proposal includes 24 on-site parking spaces, which pursuant to ECDC 20.1-3.030.E.1.a would
require 420 square feet of Type V landscaping (based on a ratio of L7.5 square feet per parking
space). The landscape plan on Sheet 4 of Attachment 3 indicates there will be four areas of
Type V landscaping which provide approximately 440 square feet of Type V landscaping.

Staff finds the proposal

to be consistent with the Type V landscaping requirements

of

ECDC 20.13.030.D.

As mentioned above, pursuant to ECDC 20.13.000, the ADB is allowed to interpret and modify the
requirements of the landscaping code (ECDC Chapter 20.!3), provided the modification is consistent
with the purposes found in ECDC 20.10.000. Since the site is surrounded by similar uses and since
no side or rear setbacks are required within the CW zone, staff feels that the ADB could waive any
landscaping requirements around the eastern, western, and southern side boundaries.

6.

ECDC

20.60 Siens

Signs associated with the proposal will require separate building permits and are regulated by
ECDC 20.60. The elevation views indicate one wall-mounted sign on the northern building façade
above the main public entrance. The applicant has not requested any deviation from the sign code
requirements, and all signs will be reviewed for consistency with ECDC 20.60 during the associated
sign permit application review.

III. RECOMMENDATION
Pursuant to ECDC 20.LL.O2O, when approving proposed development applications, the ADB is required
to find that the proposed development is consistent with the criteria listed in ECDC 20.11.030 (General
Design Review), the Comprehensive Plan, and the zoning ordinance. Based on the findings, analysis,
conclusions, and attachments to this report, staff recommends that the ADB recommend APPROVAL of
the design for the proposed Port of Edmonds Marine Retail Building to the Hearing Examiner, files
P1N20170029 and P1N20170030, with the following conditions:

L.

All mechanical equipment and other utility hardware on the roof, grounds, or buildings shall be
screened to mitigate view impacts from street level. Screening could include the use of
architectu ral elements,

la

ndsca ping

and/or fencing.

2.

Street trees shall be a minimum of 3 inches in caliper. Species, location and spacing of the street
trees will be determined during civil plan review with the building permit application.

3.

lf a trash/recycling collection area is added to the development site, it should be provided in a gated
trash enclosure to screen view of the waste and recycling containers.

IV. ATTACHMENTS

1.
2.
3.
4.
5.
6.

Land Use Application
Application Cover Letter
Development Plans
Preliminary Stormwater Report
Traffic lmpact Analysis Staff Report
Landau Associates Wetland/Waterway Critical Areas Assessment
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7.
8.
9.
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File Nos. pLN2077 0029 /p1N20170030
Port of Edmonds Marine Retail Building

SEPA Checklist

Port of Edmonds Determination of Nonsignificance
Zoning and Vicinity Map
10. Shoreline Designations Map
11. Public Notice Documentation
12. Snohomish County Fire District No. L Comments
13. Building Division Comments
14. Engineering Division Comments
15. Critical Area Determination CR420170095
16. Frequently Flooded Area - City Discretion and Designation Memorandum

V.

PARTIES OF RECORD
Robert McChesney
Port of Edmonds
336 Admiral Way
Edmonds, WA 98020

Shawn Rafferty
Jackson Main Architecture
31L First Avenue South
Seattle, WA 98L04

City of Edmonds

12I-sth Ave North
Edmonds, WA 98020
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The undersigned applicant, and his/her/its heirs, and assigns, in consideration on the processing of the application ag(ees
attomey's
release, indeãnify, åefend and hold the City of Edmonds harmless from any and all damages, including reasonable
information
fees, aiising from any action or infraction based in whole or part upon false, misleading, inaccurate or incomplete
fumished by the applicant, hislher/its agents or employees.

By my signature, I certifu that the information
and that I am authorized to file this

herewith submitted are true and correct to the best of my knowledge
of the
DATE

SIGNATURE OF

6.2 ,. n

Owner's Äuthorization
c

certiff under the penalty of perjury under the laws of the State of
correct statement: I have authorized the above ApplicanlAgent to apply for the
to enter the
subject land use application, and grant mY permission for the public officials and the staff of the City of Edmonds
attendant to this aPplication.
inspection
subject property for the
I,

E

the following is a true

DATE

SIGNATI'RE OF O\ryNER

1
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RECHIVED

Aprll25,2017

JUN 2S

OËVELOPMENTSERVICES

City of Edmonds Planning Department
121 sth Ave. N
Edmonds, WA 98020

re:

2017

Port of Edmonds Marine Retail
336AdmiralWay
Edmonds, WA 98020
JMA No. t6t t0

Dear Madame or Sir:

Jackson Main Architecture is to permit a new 6,650 SF retail building, space for boat sales and
maintenance. The proposalwould redevelop a portion of land parcel 2703200415800 at 465 AdmiralWay
currently utilized as a parking lot.
The proposed project is a construction of a premanufactured metal building and is within the 200'

shoreline buffer. The project is also within the wetland buffer around Edmonds Marsh. ECDC
23.4O.22O (G.4) identifies development proposals within interrupted stream or wetland buffers as
allowed activities, in which:
Adjacent areas that may he physically separated from a stream or wetland due to existing,

legally estahÍbhed structures or paved areas may be exempted from the prescribed huffer
widths

if

proven scientifically to be functionally isolated from the stream or wetland. The

director will require the applicant to provide a site assessmenf and functional analysis
documentation report by

a qualified critical area consultant that

demonstrates the

intenupted buffer area is functionally isolated. The director shall consider the hydrologic,
geologic, and/or biological habitat connection potential and the extent and permanence

of

the physical separation.
We have provided a Critical Areas Assessment, wr¡tten by a biologist that shows the subject property is

separated from the wetland by the intervening railroad tracks.
We have reviewed the guidelines in the Comprehensive Plan and Gommunity Development Code (EDG
20.1t.030). We believe our building design complies with the criteria in the following ways:
a

a

We are providing both retail and service to the port ¡n a convenient location for both existing boat

owners and perspective owners.
Colors have been selected which match the existing color scheme found on various existing
structures within the Port of Edmonds.
The scale and height of the proposed building are such that is will not block views from the city
to the Puget Sound.

JACKSON IMAIN ARCHITECTURE, P.S.
3I FIRSTAVENUES, SEATTLE, WA 9BI04

i
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a

a
a

o

JACKSON lrVnrru
ARCHITECTURE
proposed

The location of the
building is such that ¡t does not block any existing building's views
to the Puget Sound.
The proposed building is being constructed in an empty lot and will not replace any existing
historical buildings.
Mechanical equipment is minimum and will be located inside the building envelope.
Landscaping will be added to the site per the attached plan and rendering- enhancing the lot
(which is currently not landscaped).
A decorative fence and posts will be installed on the street side of the lot- per the attached
renderings.

Please let us know if there are any questions or additional material you need to complete your review

ê
Shawn Rafferty
Designer

JACKSON I MAIN Architecture, P.S.
Avenue South
Seattle, Washington 981 04
206.324.4800 P
www.iacksonmain,com
31 1 First

JACKSON I MAIN ARCHITECTURE, P.S.
3I'I FIRST AVËNUE S. SEAÏTLE, WA 981 04
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OWNER:
Port of Edmonds

336 Admiral Way
Edmonds, WA 98020
CONTACT: Robert McChesney

PROJECT MANAGER:
Jackson Main | Architecture

311 First Avenue South, Suite 300
Seattle, WA 98104
CONTACT: Shawn Rafferty

LANDSCAPE ARCHITECT:
Lauchlin R. Bethune Associates, Inc.
P.O. Box 1442
Maple Valley, WA 98038
CONTACT: Lauchlin Bethune

CIVIL ENGINEER:
Reid Middleton

728 134th Street SW Suite 200
Everett, WA 98204
CONTACT: James L. Purkey
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NORTHWEST - AERIAL VIEW

SATELLITE VIEW

5
1
2

1- EDMOND’S YACHT CLUB

2- PORT ADMINISTRATIVE OFFICE

3- SITE- NORTH PERSPECTIVE

4- SITE- SOUTH PERSPECTIVE

3

4

WEST VIEW - ADMIRAL WAY

SOUTHWEST - AERIAL VIEW

5- JACOBSEN’S MARINE

SITE CONTEXT
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1 SHC
26 OLL

6 DLYB

CL

66 PACH

3 CRM
4 DLYA

CL

TYPE IV: STREET
FRONTAGE
LANDSCAPE BUFFER

1 EGA
18 OLL

3 DLYA

EGA
SHC
CRM

2

ROCK SPLASH,
18" WIDTH

ROOF
OVERHANG,
TYPICAL.

2

ROOF
OVERHANG,
TYPICAL.

1

1

2
1
3

Emerald Green Arborvitae
Slender Hinoki Cypress
Columnare Red Maple

**
shrubs: shrubs:
EOUN 5
Burning Bush
** EVR
4
Evergreen Huckleberry
72
OLL
* symbols/ground covers:Otto Luyken Laurel
12
Day Lilly
** DLYA
DLYB 19
Day Lilly
Golden Forest Japanese Grass
25
** GFJG
86
RBS
Rubus

30'

2

2

1 EGA

2 CFP
25 GJFG

30'

PLANT MATERIAL LEGEND
Indicates Drought Tolerant Plant Material
* Abrev.
Qty.
Common Name
Botanical Name
trees:
BHM
3
Acer rubrum "Bowhall"
Bowhalll Maple
** CFP 2
Pyrus calleryana "Capital"
Capital Flowering Pear

PACH

66

Pachysandra

Size

1 1/2" cal./B&B-Matched at 6' branch
1 3/4" cal./B&B-Matched at 6' branch
Thuja occidentallis "Emerald Green" 6' hgt./B&B
Chamaecyparis obtusa "Gracilis"
6' hgt./B&B
Acer rubrum "Columnare"
1 1/2" cal./B&B-Matched at 6' branch

Euonymus alata 'Compacta'
Vaccinium ovatum
Prunus laurocerasus "Otto Luyken"

18" hgt./cont.
12"x12" /cont.
18"-21" width/B&B, Matched

Hemerocallis "Chicago Apache"
Hemerocallis "Hall's Pink"
Hakonechloa macra "All Gold"
Rubus pentalobus "Emerald Carpet"

1 gal./cont. at 24" oc at triangular spacing
1 gal./cont. at 24" oc at triangular spacing
1 gal./cont. at 24" oc at triangular spacing
1 gal./cont. at 30" oc at triangular spacing

Pachysandra terminalis

1 gal./cont. at 30" oc at triangular spacing

SITE SPECIFIC NOTES
1

1

WASHED DRAIN ROCK. Remove subgrade to 6" below proposed finish grade. Place 6" depth washed drain rock, 2" diameter over exposed
subgrade. Drain rock from Palmer Coking Coal, Black Diamond, WA or approved source.

2

ALL PLANTERS PREVIOUSLY COVERED BY ASPHALT. For all planters previously covered by asphalt, remove existing asphalt and
additional 12" depth of subgrade. Dispose of debris off-site. Scarify and place minimum 12" depth topsoil per specs. Add additional topsoil to
crown bed for berm, min.1'-0", hold topsoil 3" below adjacent grade. Place 2" depth mulch per specs in planters upon installation of all plant
materials. Topsoil from Corliss Materials per General Construction Notes, no substitutions.

22 RBS
10 OLL
1 EGA

LANDSCAPE CONSTRUCTION NOTES
1. Owner to secure all necessary permits per City of Edmonds requirements.
2. All work performed shall conform with the City of Edmonds, landscape and irrigation requirements, codes and specifications.
3. Locate, protect and avoid disruption of all above and below grade utilities and site features prior to construction. Contractor is
responsible for any resulting damages during construction. Call before you dig at 1 (800) 424-5555.
4. Landscape Contractor to maintain site until Final Acceptance. Work to include weeding all beds and removing debris from site.
5. Hold all plant material minimum 3'-0" away from building to allow for plant growth and maintenance around plant material.
6. Clean subgrade by removing all undesirable vegetation including grasses, weeds, blackberries, scotch broom and poplar seedlings
including roots. Leave subgrade in landscape areas minimum 9" below paving in shrub beds. Remove all debris from site.
7. Provide minimum 6" depth 70-30 mix from Corliss Resources; Enumclaw, WA, 253-891-6680, in all shrub beds. Scarify subgrade by
rototilling and add topsoil on surface. Add additional topsoil as needed to contour shrub beds including required berms.
8. Provide minimum 2" depth fine blend hem-fir mulch to all planting beds. Mulch from Sawdust Supply, Kent, Washington. Fill all
planting beds and lawn areas to within 1" of top of all curbs and walks. Slope all planting beds to drain.
9. Provide one (1) year warranty for all plant materials and workmanship.
10. Verify all quantities shown on the plant list and plans. If discrepancies exist between the graphic representation and the numeric totals,
the graphic representation shall rule.
11. All plant materials to be specimen quality with full, symmetrical trunk and foliage, unless otherwise noted. Fertilize all plantings
with "Osmacote 17-7-12" plant granules by Scott. Install 2 cups per tree larger than 3", 1 cup per tree less than 3", 1/2 cup per 5 gal., 1/4
per 2 and 1 gal., 1/8 cup per 6" and 4" pots. Place at base of plant after mulch has been installed.
12. Insure proper drainage of all planting holes prior to installing plant materials. If planting holes do not drain or if heavy clay soils are
evident contact landscape architect.
13. Fill all planting beds to within 1" of top of all curbs and walks. Berm all planting beds and lawn areas to drain.
14. Asphalt to be removed 3" from behind extruded curb in planting beds after paving is completed and before plant material is installed.

LIGHT
POLE

2

ROCK SPLASH,
18" WIDTH
2

2

15 RBS
9 OLL
1 EGA

1

8 RBS
4 OLL

15 RBS

5 OLL

1 BHM

5 DLYB

1 BHM

TYPE V:
PARKING LOT
LANDSCAPE
BUFFER

5 EUON
4 EVR

Port of Edmonds
Marina Development

4 DLYB

4 DLYB
4 OLL
1 BHM

5 DLYA

8 RBS

18 RBS

2

2

LIGHT POLE
EX'G 24" CAL. TREE ON ADJ. PROPERTY

LANDSCAPE PLANTING PLAN
0'

5'

10'

20'

40'

SCALE: 1"=10'-0"

NORTH

BASE MAP FROM JACKSON MAIN ARCH.; SEATTLE,WA.

TREE STAKES:
TREES 2" CAL. OR GREATER=
3 STAKES PER TREE
TREES 1 3/4" CAL. OR SMALLER=
2 STAKES PER TREE

NOTE:
ALL TREES IN LAWN TO HAVE
30" DIAMETER TREE RING WITH
2" DEPTH MULCH PER SPECS.
TEMPORARY WATER BASIN
4" BERM, FOR FIRST YEAR
AFTER INSTALLATION
2" MULCH LAYER
AFTER SETTLEMENT
FINISH GRADE

ROOTBALL

IMPORTED
TOPSOIL
PER NOTES

PLANT CENTER
ROW

NEW TREE
RUBBER
HOSE

NEW SHRUB

TREE TIES 1/2" RUBBER HOSE W/#12
GALV. WIRE (DOUBLE STRAND TWISTED)

SUBGRADE

EXCAVATE AREA 2 TIMES DIAMETER
OF ROOTBALL. MINIMUM 12" TOPSOIL AROUND ROOTBALL

BACKFILL SOIL MIX
(MIX PER SPECS.)

SUBGRADE

EXISTING SUBGRADE

12"
MIN.

NO SCALE

JM

FINISH GRADE

COMPACTED SOIL MIX

DETAIL: SHRUB PLANTING

DETAIL: TREE PLANTING
NO SCALE

2" MULCH (TYPE PER
SPECS.)

CONTAINER PLANT: SCARIFY
SIDES OF ROOTBALL

IMPORT TOPSOIL PER NOTES

LANDSCAPE
PLANTING
PLAN

2" MULCH LAYER AFTER
SETTLEMENT (MULCH TYPE
PER SPEC.)
FINISH GRADE

SET PLANTS @ ORIGINAL
DEPTH @ FINISH GRADE,
PRIOR TO SPREAD MULCH.

SAUCER
B&B PLANT: REMOVE BURLAP &
TIES FROM TOP OF ROOT BALL
SOIL MIX
4"

POSITION ROOT CROWN
12" ABOVE FINISH GRD.

SPACING AS NOTED ON
PLAN (TRIANGULAR)

2" MULCH

3 - LODGE POLE PINE STAKES - 7' LONG
EQUALLY SPACED AROUND TREE
2' MINIMUM BELOW GRADE STAKE DEPTH
TREE WRAP SECURE W/ CLOTH TAPE
TAPE UP TO BRANCH STRUCTURE
SET TREE AT ORIGINAL DEPTH
2" ABOVE FINISHED GRADE

STRIP BURLAP AND TIES BACK
1/3 FROM BALL CROWN

2"X2" HEM/FIR STAKE DRIVEN TO
REFUSAL (24" MIN.) SECURE TO
TREE WITH NON-CORRODABLE WIRE
ENCASED IN REINFORCED DULL
GREEN RUBBER HOSE AT POINT
OF CONTACT TO TREE.

NOTE: INCLUDE
TEMPORARY WATER
BASIN, 4" BERM
FOR FIRST YEAR
AFTER INSTALL.

DETAIL: GROUND COVER PLANTING

REMOVE TOP THIRD OF
BURLAP FROM BALL
EXCAVATE 2-1/2 TIMES
DIAMETER OF ROOT BALL

PLANTING SOILMIX
(AS SPEC.) BACKFILL
EXISTING SUBGRADE

DATE: 03/30/17

DETAIL: CONIFER PLANTING

L 2.0
LANDSCAPE PLANTING PLAN

NO SCALE

NO SCALE
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NOTE:
CENTER STREET TREES BETWEEN
BUILDING AWNING TO PROVIDE
FOR SPACE FOR TREE CANOPY.

NOTE:
STREET TREES WILL BE REQUIRED ALONG THE FRONTAGE
OF THE PROPERTY: All street trees to be spaced at 30-feet on center.
Exact location, spacing , and species will be determined during the
building permit phase of the project.
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PRELIMINARY UTILITIES PLAN

JM

Port of Edmonds Marine Retail

Attachment 3

336 Admiral Way, Edmonds, WA 98020

Design Review Presentation
August 17, 2017

6

Attachment: PLN20170030 ADB Staff Report with Attachments (Port of Edmonds Marine Retail Building- Design Review Recommendation

DATE

NO.

DESCRIPTION

Port of Edmonds
Marina Development

7.1.a

Packet Pg. 231

WALL MOUNTED LIGHT

WALL MOUNTED LIGHTS
POLE MOUNTED
LIGHTS PER SPEC

SITE LIGHTING PLAN

JM

Port of Edmonds Marine Retail

Attachment 3

336 Admiral Way, Edmonds, WA 98020

Design Review Presentation
August 17, 2017

7

Attachment: PLN20170030 ADB Staff Report with Attachments (Port of Edmonds Marine Retail Building- Design Review Recommendation

7.1.a

Packet Pg. 232

NORTH PERSPECTIVE - VIEW FROM ADMIRAL WAY

NORTH PERSPECTIVE
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3
2
1

3
32
2
1
6

4

1
T.O.
PARAPET
30' - 0"

6

3

4
5

2

5

1

25' - 6"

T.O.
PARAPET
30' - 0"

6

25' - 6"

6

10' - 6"

10' - 6"

0' - 0"

0' - 0"

SOUTH ELEVATION

WEST ELEVATION

SOUTH ELEVATION

WEST ELEVATION

3

3

1

2

2
1

4
5

6
3
2

7

T.O.
PARAPET
30' - 0"

4

3

7

2

25' - 6"

4

1

5

5

6

T.O.
PARAPET
30' - 0"

6

25' - 6"

4

5

1
10' - 6"

10' - 6"

0' - 0"

0' - 0"

6

EAST
ELEVATION
EAST ELEVATION

NORTH
ELEVATION
NORTH ELEVATION

FINISH MATERIALS
1.
CORRUGATED METAL PANEL
2.
HORIZONTAL SMOOTH FACE METAL PANEL

3.
4.
5.

ROOF METAL COPING
STOREFRONT GLASS
C CHANNEL CANOPY

6.
7.

BRICK BASE
WOOD PILING ROD IRON DECORATIVE FENCE

ELEVATIONS
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SOUTHEAST AERIAL VIEW

SOUTHWEST AERIAL VIEW

3D CONCEPT
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NORTHEAST AERIAL VIEW

NORTHWEST AERIAL VIEW

3D CONCEPT
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FENCE LOCATION
SOUTHWEST VIEW

DECORATIVE FENCE
AMERISTAR
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FENCE LOCATION
SOUTHWEST VIEW

ANCHOR FENCE PRODUCTS
BY MASTER HALCO
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Preliminary Stormwater Site Plan
Port of Edmonds Marine Retail
Aueust 2017
The engineering material and data contained in this report lvere prepared under the
supervision and direction of the undersigned, whose seal as a registered professional
engineer is affixed below.

Èntr?

NAT,

Jefkey D. Jenks, P.E.
Project Engineer

Reid

¡ddleton

728l34thStreet SW, Suite 200
Everett,

WA

98204

425-741-3800
File No. 222017.004
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PROJECT OVERVIEW
This stormwater site plan report summarizes the storn drainage analysis and design for the
proposed Port of Edmonds Marine Retail project. The project will construct a 6,650-square-foot
retail building along Admiral Way. The existing site is a paved parking lot owned by the Port of
Edmonds (Pott). The project will include Low Impact Development features and water quality
treatment. The project is in the planning stages and is under review for a Shoreline Subst¿ntial
Development Permit.

METHODOLOGY
Drainage design for the project is based on Edmonds Development Code Chapter 18.30 and the
Washington State Department of Ecology's (DOE) 2014 Stormwater Management Manualfor
Wes t ern Was hington (SWMMTWW).
'Westem

Washington Hydrology Model (\VWHM 2012) is used for runoff calculations and
stormwater management modelling.

This project is a redevelopment project replacing more than 5,000 square feet of imperyious area
and is subject to Minimum Requirements l-10 in the SWMMW\M.
The developed site will drain to the City of Edmonds' (CitV) storm sewer system in Admiral
V/ay and discharge directly to salt water.

MINIMUM REQUIREMENT #1 STORMWATER SITE PLANS
Existing Conditions Summary
The project site,465 Admiral Way, is a O.S-acre, Port-owned, existing parking lot on the east
side of Admiral Way. The site is generally flat. A majority of the site drains by sheet flow to
the parking lot recycling area to the south, and the west portion of the site drains by sheet flow
to Admiral Way. The existing site is entirelyhard surface, consisting of asphalt and gravelover-asphalt areas. There is no existing storm drain infrasür¡cture at the site.

EXISTING SITE CHARACTERISTICS

:

Pavement/Gravel over Pavement: 0.5 acres

EXSMING RUNOFF:
Existing flow frequency rates from WWHM20I2:

2yr
10yr
50yr
100yr

0.16 cß
0.26 cfs
0.37 cß
0.42 cfs

A map of existing conditions is included in Appendix A.
Preliminary Stormwater Site Plan
Port of Edmonds Marine Ret¿il

I

Attachment 4

Attachment: PLN20170030 ADB Staff Report with Attachments (Port of Edmonds Marine Retail Building- Design Review Recommendation

7.1.a

E4:r,ililffi
Packet Pg. 242

Proposed Gonditions Summary
The project proposes to consfiuct a 6,650-square-foot retail building with associated
20,880-square-foot parking lot and 2,700-square-foot outdoor retail display area. The site will be
generally flat, sloping gently from west to east. Stormwater runoff will be collected in a
'Water quality
freafrnent for the vehicle parking lot will
traditional catch basin and pipe system.
be provided by media filnation catch basins. The storm drain system will outfall to the City of
Edmonds' storm drain system on Admiral Way.

PROPOSED SITE CHARACTERISTICS

:

Pavement:0.185 acres
Roof: 0.27 acers
Pasture (8" Topsoil Landscape): 0.045 acres
Total: 0.5 acres
PROPOSED RUNOFF:
Proposed flow frequencyrates from WWHM 2012:

2yr
lOyr
5Oyr

l00yr

0.15
0.20
0.34
0.38

cfs
cfs

cß
cfs

A proposed drainage plan is included in Appendix A.

MINIMUM REQUIREMENT #2 SWPPP
A Stormwater Pollution Prevention Plan (SWPPP) will be prepared for the project at a future
date. The SWPPP will provide guidance for the construction confractor to meet the requirements
of the DOE's Construction Stormwater General Permit. A summary of Best Management
Practices (BMPs) likely to be used at this site is listed below.

Element #1: Mørk Clearíng Lìmits
Silt fence will be installed along the low side of the project limits. Project limits will be marked
by temporary chain link fence or plastic orange protective fence.

Element

#2

: Estøblísh Constructíon Access

A construction entrance will be provided from either Admiral Way or the adjacent Port-owned
property and constructed according to BMP C105 of the Stormwater Manual.

Element#3: Control Flow Røtes
Temporary sediment traps will be used as needed to control flow rates.

Preliminary Stormwater Site Plan
Port of Edmonds Marine Retail
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Element

144:

Install Sedíment Controls

Sediment will be controlledusing BMPs from the Stonnwater ManuøL, including constnrction
entrances and wheel washes, temporary seedirg and mulching, dust control, stonn drain structure
inlet and outlet protection, silt fence, and sediment fraps.

Element

#5

: Stabílíze Soíls

Exposed soils not being worked will be hydroseeded with an appropriate seed mix outlined in
BMP C120. Altemately, mulch, blankets, or plastic sheeting will be used to stabilize soils as
needed.

Element #6: Protect Slopes
There are no steep slopes at the project site

Element #7: Protect Drain Inlets
Existing and proposed catch basins at or near the project site will be equipped with inlet
protection.

Element#8: Stabilíze Chønnels ønd Outlets
Outlets to ditches or vegetated areas will be protected with quarry spalls or erosion blankets.

Element #9: Conlrol Pollutønts
Demolition debris will be transported off site to an approved disposal site. Materials used on the
project site will be properþ stored and contained, and concrete will be handled per the guidelines
in the Stormwater Manual.

Element #10: Conlrol De-Watering
Dewatering will not likely be required at this site. Any dewatering will be handled the same as
stormwater runoff.

Element #11: Møíntøìn BMPs
Temporary and permanent erosion and sediment control best management practices @MPs) will
be maintained and repaired as needed to ensure continued performance of their intended
function. Maintenance and repair shall be conducted in accordance with BMP specifications.

Element #12: Manage the Project
Clearing and grading activities shall be permitted only if conducted pursuant to an approved site
development plan that establishes permitted areas of grading, cutting, and filling. The confractor
will be required to manage the project per the requirements of the Construction Stormwater
General Permit.

Preliminary Stormwater Site Plan
Port of Edmonds Marine Retail
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MINIMUM REQUIREMBNT #3 POLLUTION SOURCE CONTROL
Pollution Source Control BMPs will be implemented during construction to prevent pollution.
Proposed BMPs will be per the requirements of the Stormwater Manual and will include but not
be limited to the following:
BMP C103, High Visibility Fence
BMP C105, Construction Entrance
BMP C106, WheelWash
BMP C107, Construction Road/Parking Area Stabilization
BMP C120, Temporary and Permanent Seeding
BMP C121, Mulching
BMP C123, Plastic Covering
BM P C125,

Topsoiling/Composting

BMP C130, Surface Roughening
BMP C140, Dust Control
BMP C150, Materials on Hand
BMP C151, Concrete Handling
BMP C152, Sawcutting and Surfacing Pollution Prevention
BMP C153, Material Delivery Storage, and Containment
BMP C154, Concrete Washout Area
BMP C160, Certified Erosion and Sediment Control Lead (CESCL)
BMP C200, lnterceptor Dike and Swale
BMP C201, Grass-Lined Channels

BMP C207, Checkdams
BMP C209, Outlet Protection
BMP C220, Storm lnlet Protection
BMP C233, Silt Fence
BMP C241, Temporary Sediment Pond

MINIMUM REQUIREMENT #4 PRESERVATION OF NATURAL
DRAINAGE
The project site is currently fully developed and contains no natural drainage elements

MINIMUM REQUTREMENT #5: ON.SITE STORM\ryATER
MANAGEMENT
This project is a redevelopment project that replaces more than 5,000 square feet of hard surfaces
and will drain directly to salt water through the City's storm sewer system.
Preliminary Stormwater Site Plan
Port of Edmonds Marine Retail
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Cþ

Code 18.30.060, Paragraph D.S.b.iv, the project does not have to meet the Low Impact
Development Performance Standard but does have to evaluate the following LID BMPs:

Per

BMP T5.13 Post Construction Soi[ Quality and Depth
BMP T5.l0A Downspout Full Infiltration Systems
BMP T5.108 Downspout Dispersion Systems
BMP T5.l0C Perforated Stub-out Connections
BMP T5.l

l

Concenfrated Flow Dispersion

BMP T5.12 Sheet Flow Dispersion

Evaluation of LID Features
LID features are evaluated based on Infeasibility Criteria found in Appendix A of the City's
Stormwater Management Code.

BMP T5.13 Post Construction Soil Quality and Depth

No slopes on the site exceed 33 percent, so Post Construction Soil Quality and Depth is feasible
and will be used for landscape beds.
BMP T5.104 Downspout Full Infiltration Systems

Full downspout infilûation is infeasible, as the overflow could not be placed at least l-foot below
the pavement. The site is flat with a shallow outfall invert elevation in Admiral Way that
prevents the storm drain system from being deep enough.
BMP T5.108 Downspout Full Dispersion Systems

Full downspout dispersion is infeasible,

as there is

not a vegetation flow path available.

BMP T5.10 C Perforated Stub-Out Connections
Perforated stub-out connections are feasible and will be implemented.

BMP T5.11 Concentr¿ted Flow Dispersion
Concentrated flow dispersion is not feasible, as there is not a vegetated flow path available.

BMP T5.12 Sheet tr'low Dispersion
Sheet

flow dispersion is not feasible,

Preliminary Stormwater Site Plan
Port of Edmonds Marine Retail

as there is

not a vegetated flow path available.
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Summary of LID Features
The project will implement BMP T5.13 Post Construction Soil Quality and Depth for landscape
beds. Building roof drains will be connected to the storm drain system with BMP T5.lOC
Perforated Stub-Out Connections.

MINIMUM REQUIREMBNT #6: RUNOFF. TREATMENT
This project includes more than 5,000 square feet of pollution-generating hard surface and
requires stormwater quality treatment per Minimum Requirement #6. This site does not require
oil control, as it does not cross the threshold of 100 vehicles per day per 1,000 square feet of
building.
Basic fieatrnent is requiredn as this site discharges to salt water through the City's MS4.
Proposed freatment

Filter

#1

'Water

Quality Flow

will

be provided by two StormFilter@ Catch Basins in the parking lot.

: 0.0117cfs :

6gpm

Single Catch Basin StormFilter, with 7.5 grm capacity ZPG Media Filter Cartridge.

F'ilter #2
Water Quality Flow = 0.011lcfs

: 5gpm

Single Catch Basin StormFilter, with 7Sgpm capacity ZPG Media Filter Cartridge.

MINIMUM REQUTREMBNT

#72

FLOW CONTROL

This project discharges directly to salt water through the City's MS4 and is exempt from flow
control.

MINIMUM REQUIREMENT #8: WETLANDS PROTECTION
This project does not drain to wetlands.

MINIMUM RBQUIREMENT #9 BASIN PLANNING
No basin planning is required for this project beyond the Stormwater Manual.

Preliminary Stormwater Site Plan
Port of Edmonds Marine Retail
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MINIMUM REQUIREMENT #10: OPERATION AND
MAINTENANCE
Operation and maintenance will be determined by the requirements of the Stormwater Manual
and by the manufacturers of the selected water quality devices. Detail on specific maintenance
and operations practices and procedures will be provided with the construction permit
application.
ehw\22sv\17\004 poed; admiral way prking lot topo\design\stormwater report\stormwater siûe plan report.docx\idj

Preliminary Stormwater Site Plan
Port of Edmonds Marine Retail
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Appendix A
Drawings

Preliminary Stonnwater Site Plan
Port of Edmonds Marine Ret¿il
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Calculations

Preliminary Stormwater Site Plan
Port of Edmonds Marine Ret¿il
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Department of Ecology TAPE Approval

Preliminary Stormwater Site Plan
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GENERAL USE LEVEL DESIGNATION FOR BASIC (TSS) TREATMENT

For
CONTECH Engineered Solutions
Stormwater Management StormFilter@
lVith ZPG Media at 1 gpm/sq ft media surface area

Based on the CONTECH Engineered Solutions'(CONTECII) application
submissions, Ecology hereby issues a General Use Level Designation (GULD) for the

Stormwater Management StormFiltero (StormFilter):

1.

As a basic stormwater treatment practice for total suspended solids (TSS)
removal,
UsÍng Z,PGTI' media (zeoliteþerlite/granular activated carbon), with the size
distribution described below,
Sized at a hydraulic loadingrate of 1 gpm/ft2 of media surface area, per
Table 1, and
Internal bypassing needs to be consistent with the design guidelines in
CONTECH's current product design manual.

.

o
o

Table 1. StormFilter Design tr'low Rates per Cartridge
12
18
Effective Cartridse Heisht (inches)
\
7.5
Cartridee Flow Rate lepm/cartridee)

2.

2t
11.3

Ecology approves Stormtr'ilter systems containing Z,PGrll media for treatment at
the hydraulic loading rates shown in Table 1, and sized based on the water
quaHty design flow rate for an off-line system. Contech designs their StormFilter
systems to maintain treatment of the water quality design flow while routing
excess flows around the treatment chamber during periods of peak bypass. The
water quality design flow rates are calculated using the following procedures:

o

Western lVashington: For treatment installed upstream of detention or
retention, the water quaHty design flow rate is the peak l5-minute flow rate
as calculated using the latest version of the Western Washington Hydrology
Model or other Ecology-approved continuous runoffmodel.

CONTECH - StormFilter@ GULD Maintenance Update (November 2012)
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3.

a

Eastern lYashington: For treatment installed upstream of detention or
retention, the water quality design flow rate is the peak l5-minute flow rate
as calculated using one of the three methods described in Chapter 2.2.5 of the
Stormwater Management Manual for Eastern Washington (STWMMEIV) or
Iocal manual.

o

Entire State: tr'or treatment installed downstream of detention, the water
quaHty design flow rate is the full2-year release rate of the detention facility.

This designation has no expiration date, but Ecology may amend or revoke it.

Ecolow's Conditions of Use:
The Storm[ilter with ZPG media shall comply with the following conditions:

1.

Design, install, operate, ¡nd maintain the StormFilter with ZPG media in
accordance with applicable Contech Engineered Solutions manualso
documents, and the Ecology Decision.

2.

Install StormFilter systems to by¡lass flows exceeding the water quality
treatment rate. Additionally, high flows will not re-suspend captured
sediments. Design StormI'ilter systems in accordance with the performance
goals in Ecologyrs most recent Stormwater Manual and CONTECH's
Product Design Mønuøl Yersíon 4.1 @pfl 2006), or most current version,
unless otherwise specifïed.

3.

Owners must follow the design, pretreatmentr land use applicatÍon, and
maintenance criteria in CONTECH's Design Manual.

4.

Pretreatment of TSS and oil and grease may be necessary, and designers
shall provide pre-treatment in accordance with the most current versions of
the CONTECII's Product Desígn Mønuøl (Aprí|2006) or the applicabte
Ecology Stormwater Manual. Design pre-treatment using the performance
criteria and pretreatment practices provided on Ecology's "Evaluation of
Emerging Stormwater Treatment Technologies" website.

5.

Maintenance: The required maintenance interval for stormwater treatment
devices is often dependent upon the degree of pollutant loading from a
particular drainage basin. Therefore, Ecology does not endorse or
recommend a rrone size fits alltt maintenance cycle for a particular modeUsize
of manufactured filter treatment device.

o

Typically, CONTECH designs Stormtr'ilter systems for a target filter
media replacement interval of 12 months. Maintenance includes
removing accumulated sediment from the vault, and replacing spent
cartridges with recharged cartridges.

CONTECH - StormFilter@ GULD Maintenance Update (November 2012)
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a

Indications of the need for maintenance include effluent flow decreasing
to below the design flow rate, as indicated by the scumline above the
shoulder of the cartridge.

a

Owners/operators must inspect StormFilter with ZPG media for a
minimum of twelve months from the start of post-construction operation
to determine site-specific maintenance schedules and requirements. You
must conduct inspections monthly during the wet season, and every other
month during the dry season. (According to the SWMMW\ry, the wet
season in western lVashington is October 1 to April30. According to
SIVMMEW, the wet season in eastern lYashington is October 1to June
30). After the first year of operation, owners/operators must conduct
inspections based on the findings during the first year of inspections.

a

Conduct inspections by qualified personnel, follow manufacturer's
guidelines, and use methods capable of determining either a decrease in
treated effluent flowrate and/or a decrease in pollutant removal ability.

o

lYhen inspections are performed, the following findings typically serve as
maintenance triggers:

o
o
o
o
o

Accumulated vault sediment depths exceed an average of 2 inches, or
Accumulated sediment depths on the tops of the cartridges exceed an
average of 0.5 inches, or
Standing water remains in the vault between rain events, or

Bnlass occurs during storms smaller than the design storm.

Note: If excessive floatables (trash and debris) are presenÇ perform a
minor maintenance consisting of gross soHds removal, not cartridge
replacement.

6.

CONTECH shall maintain readily available reports listed under
'3Application l)ocuments" (above) as public, as well as the documentation
submitted with its previous conditional use designation application.
CONTECH shall provide links to this information from its corporate
website, and make this information available upon request, at no cost and in
a timely manner.

7.

Z,PGTIû media used
a

shall conform wÍth the following specifïcations:

Each cartridge contains a total of approximately 2.6 cubic feet of media.
The ZPGrM cartridge consists of an outer layer of perlite that is
approximately 1.3 cubic feet in volume ¡nd an inner layer, consisting of a
mixture of 90o/o zeolite andl0Yo granular activated carbon, which is
approximately 1.3 cubic feet in volume.

Perlite Media: Perlite media shall be made of natural siliceous volcanic
rock free of any debris or foreign matter. The expanded perlite shall
CONTECH - StormFilter@ GULD Maintenance Update (November 2012)
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have a bulk density ranging from 6.5 to 8.5lbs per cubic foot and
sizes ranging from 0.09' (#8 mesh) to 0.38'(3/8n'mesh).

particle

T,eolite Media: Zeolite media shall be made of naturally occurring
clinoptilolite. The zeolite media shall have a bulk density ranging from
44to 50lbs per cubic foot and particle sizes ranging from 0.13" (#6 mesh)
to 0.19" (lf4 mesh). Additionall¡ the cation exchange capacity (CEC) of
zeolite shall range from approximately 1.0 to 2,2meqlg.

Granular Activated Carbon: Granular activated carbon (GAC) shall be
made of lignite coal that has been steam-activated. The GAC media shall
have a bulk density ranging from 28 to 31 lbs per cubic foot and particle
sizes ranging from a 0.09" (#8 mesh) to 0.19" (#4 mesh).
Approved Alternate Confisurations
Peak Diversion StormFilter

1.

2.

3.

The Peak Diversion StormFilter allows for off-line bypass within the StormFilter
structure. Design capture flows and peak flows enter the inlet bay which contains an
intemal weir. The internal weir allows design flows to enter the cartridge bay through
a transfer hole located at the bottom of the inlet bay while the unit routs higher flows
around the cartridge bay.
To select the size of the Peak Diversion StormFilter unit, the designer must determine
the number of cartridges required and size of the standard StormFilter using the sitespecific water quality design flow and the StormFilter Design Flow Rates per
Cartridge as described above.
New owners may not install the Peak Diversion StormFilter at an elevation or in a

location where backwatering may occur.

Applicant:

Contech Engineered Solutions

Applicant's Address:

Application l)ocuments

11835 NE Glenn Widing Dr.
Portland, OR97220
:

The applicant's master report, titled, "The Stormwater Management StormFilter
Basic Treatment Application for General Use Level Designation in Washington",
Stormwater Management, Inc., November 1,2004, includes the following reports
a

(Public) Evaluation of the Stormwater Management StormFilter Treatment
System: Data Validation Report and Summary of the Technical Evaluation
Engineering Report (LEER) by Stormwater Management Inc., October 29,2004
Ecology's technology assessment protocol requires the applicant to hire an
independent consultant to complete the following work:

CONTECH - StormFilter@ GULD Maintenance Update (November 2012)
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1.
2.

3.
4.
5.
6.

o

o

o
r
o
r
r

Complete the data validation report.
Prepare a TEER summary, including a testing summary and conclusions
compared with the supplier's performance claims.
Provide a rocommendation of the appropriate technology use level.
V/ork with Ecology to post recommend relevant information on Ecology's
website.
Provide additional testing recommendations, if needed."
This report, authored by Dr. Gary Minton, Ph. D., P.E., Resource Planning
Associates, satisfies the Ecology requirement.

(Public) "Performance of the Stormwater Management StormFilter Relative to the
V/ashington State Departrnent of Ecology Performance Goals for Basic
Treaünent," is a summary of StormFilter performance that strictly adheres to the
criteria listed in the Guidance for Evaluating Emerging Stormwater Treaünent
Technologies, Technology Assessment Protocol - Ecology (TAPE).
"Heritage Marketplace Field Evaluation: Stormwater Management StormFilter
with ZPGru Media," is a report showing all of the information collected at Site A
as stated in the SMI Quality Assurance Project Plan (QAPP). This document
contains detailed information regarding each storm event collected at this site, and
it provided a detailed overview of the data and project.
"Lake Stevens Field Evaluation: Stormwater Management StormFilter with
ZPGrM Media," is a report that corresponds to Site E as stated in the SMI QAPP.
This document contains detailed information regarding each storm collected at
this site, and includes a detailed overview of the data and project.
(Public) "Evaluation of the Stormwater Management StormFilter for the removal
of SIL-CO-SIL 106, a standardized silica product: ZPCflll at7.5 GPM" is a report
that describes laboratory testing at full design flow.
"Factors Other Than Treatment Performance."
"State of Washington Installations."
'?eak Diversion StormFilter" is a technical document demonstrating the Peak
Diversion StormFilter system complies with the Stormwater Management Manual
for Western Washingfon Volume V Section 4.5.1.

Abovelisted documents noted

as

"public" are available by contacting CONTECH

Applicant's Use Level Request:
That Ecology gant a General Use Level Designation for Basic Treatment for the
StormFilter using ZPCilì, media (zeolite/perlite/granular activated carboQ at a hydraulic
loading rate of gpm/fr of media surface area in accordance with Ecology's 2011
Technical Guidønce Manual for Evaluating Emerging Stormwater Treatment
Technologies Technologt Assessment Protocol - Ecologt (TAPE).

I
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Applicant's Performance Claim:
The combined data from the two field sites reported in the TER (Heritage Markeþlace
and Lake Stevens) indicate that the performance of a StormFilter system configured for
inline bypass with ZPGTM media and a hydraulic loading rate of I gpml# of media
surface area meets Ecology performance goals for Basic Treatment.

Ecology's Recommendations :
Based on the weight of the evidence and using its best professional judgment, Ecology

finds that:
a

StormFilter, using ZPGT}ú media and operatingatahydraulic loading rate of no more
than 1 Wmltr of media surface area, is expected to provide effective stormwater
treatment achieving Ecology's Basic Treaünent (TSS removal) performance goals.
Contech demonstrated this is through field and laboratory testing performed in
accordance with the approved protocol. StormFilter is deemed satisfactory with
respect to factors other than treatment performance (e.g., maintenance; see the
protocol's Appendix B for complete list).

Findings of tr'act:
o

o

o
a

a

a

a

Influent TSS concentrations and particle size distributions \üere generally within the
range of what Ecology considers "typical" for western Washington (silt-to-silt loam).
Contech sampled thirty-rwo (32) storm events at two sites for storms from April 2003
to March 2004, of which Contech deemed twenty-two (22) as "qualified" and were
therefore included in the data analysis set.
Statistical analysis of these 22 storm events verifies the data set's adequacy.
Analyzingall22 qualifying events, the average influent and effluent concentrations
and aggregate pollutant load reduction are ll4 mg[L,25 mg[L,and,82Yo,
respectively.
Analyzing all22 qualifying events based on the estimated average flow rate dwing
the event (versus lhe measured peakflow rate), and more heavily weighting those
events near the design rate (versus events either far above or well below the design
rate) does not significantþ affect the reported results.
For the 7 qualiffing events with influent TSS concentrations greater than 100 mg/L,
the average influent and effluent concentrations and aggregate pollutant load
reduction arc 241 mdL,34 mglL, and,\9Yo, respectively. If we exclude the 2 of 7
events that exceed the maximum 300 mg/L specified in Ecology's guidelines, the
average influent and effluent concentrations and aggregate pollutant load reduction
are 158 mg/L,35 mglL, and.7ï%o, respectively.
For the 15 qualiSring events with influent TSS concentrations less than 100 mg/L, the
average influent and effluent concentrations and aggregate pollutant load reduction
are 55 mglL,20 mglL, and,6l%o, respectively. If the 6 of 15 events that fall below the
minimum 33 mgtL TSS specified in Ecology's guidelines are excluded, the average

CONTECH - StormFilter@ GULD Maintenance Update (November 2012)

Attachment 4

Page

Attachment: PLN20170030 ADB Staff Report with Attachments (Port of Edmonds Marine Retail Building- Design Review Recommendation

7.1.a

16

Packet Pg. 262

a

influent and effluent concentrations and aggregate pollutant load reduction are 78
mE/L, 26 mg[L, and 67 %o, respectively.
For the 8 qualifuing events with peak discharge exceeding design flow (ranging from
120 to 257% of the design rate), results ranged from 52Yo to 96%o TSS removal, with
an average of72Yo.

a

a

a

a

Due to the characteristics of the hydrographs, the field results generally reflect flows
below (ranging between 20 arñ 60 percent of) the tested facilities' design rate.
During these sub-design flow rate periods, some of the cartridges operate at or near
their individud ful/l. design flow rate (generally between 4 and 7.5 GPM for an 18"
cartridge effective height) because their float valves have opened. Float valves
remain closed on the remaining cartridges, which operate at their base "trickle" rate
of I to 1.5 GPM.
Laboratory testing using U.S. Silica's Sil-Co-Sil 106 fine silica product showed an
average 87% TSS removal for testing at7.5 GPM per cartridge (100% design flow
rate).
Other relevant testing at I-5 Lake Union, Greenville Yards (New Jersey), and Ski Run
Marina (Lake Tahoe) facilities shows consistent TSS removals in the 75 to 85o/o
range. Note that the evaluators operated the I-5 Lake Union at 50o/o, l00o/o, and
125% of designflow.
SMI's application included a satisfactory'oFactors other than treatment performance"
discussion.

Note: Ecology's 80% TSS removal goal applies to 100 mg/l and greater influent
Below 100 mg/L influent TSS, the goal is 20 mg/L effluent TSS.

Z^SS.

Technology Description:
The Stormwater Management StormFilter@ (StormFilter), a flow-through stormwater
filtration system, improves the quality of stormwater runoff from the urban environment
by removing pollutants. The StormFilter can treat runoff from a wide variety of sites
including, but not limited to: retail and commercial development, residential streets,
urban roadways, freeways, and industrial sites such as shipyards, foundries, etc.

Operation:
The StormFilter is typically comprised of a vault that houses rechargeable, media-filled,
filter cartridges. Various media may be used, but this designation covers only the zeoliteperlite-granulated activated carbon (ZPGTM) medium. Stormwater from storm drains
percolates through these media-filled cartridges, which trap particulates and may remove
pollutants such as dissolved metals, nutrients, and hydrocarbons. During the filtering
process, the StormFilter system also removes surface scum and floating oil and grease.
Once filtered through the media, the treated stormwater is directed to a collection pipe or
discharged to an open channel drainage way.

This document includes a blpass schematic for flow rates exceeding the water quality
design flow rate on page 8.
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StormFilter Configurations

:

Contech offers the StormFilter in multþle configurations: precast, high flow, catch basin,
curb inlet, linear, volume, comrgated metal pipe, drywell, and CON/Span form. Most
configurations use pre-manufactured units to ease the design and inst¿llation process.
Systems may be either uncovered or covered underground units.
The typical precast StormFilter unit is composed of three sections: the energy dissipater,
the filtration bay, and the outlet sump. As Stormwater enters the inlet of the StomrFilter
vault through the inlet pipe, piping directs stormwater through the energy dissipater into
the filtration bay where treatment will take place. Once in the fïltration bay, the
stormwater ponds and percolates horizontally through the media contained in the
StormFilter cartridges. After passing through the media, the freated water in each
cartridge collects in the cartridge's center tube from where piping directs it into the outlet
sump by a High Flow Conduit under-drain manifold. The treated water in the outlet
sump discharges through the single outlet pipe to a collection pipe or to an open channel
drainage way. In some applications where you anticipate heavy grit loads, pretreatment
by settling may be necessary.
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Figure 1. Stormwater Management StormFilter Configuration with Bypass
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Figure 2. The StormFilter Cartridge

Cartridge Operation:
As the r¡¡ater level in the filnadon bay begins to rise, stormwater enters the StonnFilter
carfidge. Stormwater in the carhidge percolates horizontally through the filter media
and passes into the cartridge's center tube, where the float in the cartridge is in a closed
(downward) position. As the water level in the filfiation bay continues to rise, more
water passes through the filter media and into the cartridge's center tube. Water
displaces the air in the cartridge and it purges from beneath the filter hood tlhrough the
one-way check valve located in the cap. Once water fills the center tube there is enough
buoyant force on the float to open the float valve and allow the treated water to flow into
the r¡nder-drain manifold. As the treated water drains, it tries to pull in air behind it. This
causes the check valve to close, initiating a siphon that draws polluted water throughout
the full surface area and volume of the filter. Thus, water filters through the entire filter
cartridge throughout the duration of the storm, regardless of the water surface elevation in
the filnation bay. This continues until the water surface elevation drops to the elevation
of the scrubbing regulators. At this point, the siphon begins to break and air quickly
flows beneath the hood through the scrubbing regulators, causing energetic bubbling
between the inner surface of the hood and the outer surface of the filter. This bubbling
agitates and cleans the surface of the filter, releasing accumulated sediments on the
surface, flushing them from beneath the hood, and allowing them to settle to the vault
floor.

Adjustable cartridge flow rate:
Inherent to the design of the StormFilter is the abilþ to control the individual cartridge
flow rate with an orifice-control disc placed at the base of the carhidge. Depending on
the treatment requirements and on the pollutant characteristics of the influent stream as
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specified in the CONTECH Product Design Manuøl, operators may adjust the flow rate
through the filter carhidges. By decreasing the flow rate through the filter cartridges, the
influent contact time with the media is increased and the water velocity through the
system is decreased, thus increasing both the level of treaünent and the solids removal
efficiencies of the filters, respectively (de Ridder,2002).

Recommended research and development:
Ecology encourages CONTECH to pursue continuous improvements to the StormFilter.
To that end, CONTECH recommends the following actions:
a
a
o

Determine, through laboratory testingn the relationship between accumulated solids
and flow rate through the cartridge containing the ZPGru media. Completed 11/05.
Determine the system's capabilities to meet Ecology's enhanced, phosphorus, and oil
heaünent goals.
Develop easy-to-implement methods of determining that a StormFilter facility
requires maintenance (cleaning and filter replacement).

Contact Information:
Applicant Contact:

Jeremiah Lehman
Contech Engineered Solutions
11835 NE Glenn rWiding Drive
Portland, OR.,97220
503-258-3136
jlehman@conteches. com

Applicant Web link http://www.conteches.com/
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Ecology web

link http://www.ec)¡.wa.gov/programs/wq/stormwater/newtecMndex.html

Ecology Contact:

Revision
Date
Jan 2005
Dec2007
May 2012
November 2012
January 2013
September 2014

November 2016

Apnl2017
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Douglas C. Howie, P.E.
Deparfinent of Ecology
Water Quality Program
(360) 407-6444
douglas.howie@ec]¡.wa. gov

Revision
Original Use Level Designation
Revision
Maintena4ce requirements updated
Design Storm and Maintenance requirements updated
Updated format to match Ecology st¿ndard format
Added Peak Diversion StormFilter Altemate Configuration
Revised Contech contact information
Revised sizing language to note sizing based on Off-line
calculations
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Maintenance Schedule & Agreement
(TO BE PROVTDED V/rTH
BUILDING PERMIT APPLICATION)

Preliminary Storrrwater Site Plan
Port of Edmonds Marine Retail
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city of Edmonds

DËvEl-oPMËNTsERVrcËs

Traffic Impact Analysis Worksheet
.,c, l8

Port of Edmonds Marine Retail

Name of Proposed Project:

Appllcant Cont¡ct Person:

Owner/Applicant
Robert McGhesney, Port of Edmonds

Shawn Rafferty, Jackson Main Architecture, P.S

Name

Name

3l

336 Admiral Wav
Street/Mailing Address

Edmonds
City
Telephone:

wA

State

I

First Avenue South

SteetlÌr4ailing Address

Seattle
City

98020
Zip

425-7754588

Telephone:

wA

98104
Zip

State
206-3244800

Tr¡ffic Engineer who prepared the Trafïic Impact Analysis (if applicable):
Transportation Solutions,

lnc.

Jeff Hee / Jake Pi

FirmName
Telephone

.

ContactName

425-8834134

E-mail: iefftr@tsinw.com

THRESHOLD LEVELS OF ANALYSIS
Proiect

I andT only (WorksheelChecklist)

@ourtripsgenerated
II.

1.

More than 25 peak-hour trips generated

All

sections

PROJECT DESCRIPTION

a.

Location - Street address: Please refer to vicinity map attached.

avicinig map and siteplan.)

b.

Speciff existing landuse: Boat Repairs and Sales

c. Speci$ proposed t¡pe and size of development:

6,650 sf retail sales building

(# of rcsídentíal uníß and/or squuelootøge of buíkÁinþ

Revised on 6/24/10

882 - Trafic Impact Anaþsß Worksheet

Attachment 5

Page

I

Attachment: PLN20170030 ADB Staff Report with Attachments (Port of Edmonds Marine Retail Building- Design Review Recommendation

7.1.a

FTEGËI\fffi*S

of 5

Packet Pg. 271

d.
e.

Date construction

f.

Define proposed sight distance at site egress locations: Access will be designed to meet

will begin

and be completed:

2017-2018

AdmiralWay

Define proposed access locations

sight distance requ¡rements

2.

TRIP GENERATION
Source shall be the Eighth Edition of the Institute of Transportation Engineers (ITE) Trip Generation
manual. For independent fee calculations, the current edition of the ITE manual may be used.
ADT: Average Daily Traffic
PM Peak-hour trips (AM, noon or school peak may also apply as directed by the City Engineer)

a.

Existing Site Trip Generation Table:

Land Use

Daily (ADT)

PM Peak-Hour Trips
IN
OUT

Parking Lot

b. Proposed Project Trip Generation

Table:

PM Peak-Hour Trips
Land Use

Boat Repair and
Sales

Daily (ADT)
55

IN

OUT

3

3

Net New Project Trip Generation Table:

c

PM Peak-Hour Trips
Land Use

Boat Repair and
Sales

d.

Daily (ADT)

55

IN

OUT

3

3

State assumptions and methodology for internal, link-diverted or passby trips

See attached trip generat¡on and fee calculation.

Revised on 6/24/10
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3.

TRIP DISTRIBUTION N/A
Prepare and attach a graphic showing project trip distibution percentages and assignments. For
developments that generate over 75 peak-hour trips, the City Engineer reserves the right to require
trip dishibution to be determined through use of the City traffic model.l

4.

SrTE ACCESS ROADIVAY/DRTVEWAYS AND

SAFETY N/A

a.

Have sight distance requirements at egress location been met per AASHTO requirements?

b.

lntersection Level of Service (LOS) Anaþsis:
Intersections to be evaluated shall be determined by the City of Edmonds

Existing Conditions

LOS

Delays

Year of Opening

LOS

Delays

LOS

Delays

Five Years Beyond Change
Land Use

c.

Trffic Engineer

of

Describe channelization wa:rants:

(Attach stripìng pløn.)

d.

Vehicle Storage/Queuing Anaþsis (calculate 50% and 95

oÁ

queuing lengths):

s0%

95%

Existing Conditions
Year of Opening
Five Years Beyond Change
Land Use

I
2

of

e.

If appropriate, state traffic control warrants (e.g. stop sign warrants, signal warrants)

f.

Summarize local accident history2 (only required for access to principal and minor arterials)

Available upon request at City of Edmonds Development Services Department
Available upon request at City of Edmonds Police Department

Revised on

6/24/10
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5.

TRAFF'IC VOLT]MES N/A
Provide the following and other planned development traffic within the city.l

a.

Describe existing ADT and peak-hour counts (less than two years old), including turning
movements, on street adjacent to and directly impacted by the project.

b. Describe

the estimated ADT and peak-hour counts, including turning movements, the year the
project is fully open (with and without project fraffic).

6.

c.

Describe the estimated ADT and peak-hour counts, including tuming movements, five years
after the project has been fully open (with and without project traffic).

d.

State annual background traffic growth factor and source:

LEVEL OF SERVTCE (LOS) ANALYSTS N/A
a. Summarize Level of Service Analysis below and attach supporting LOS analysis documentation.
Provide the following documentation for each arterial street or arterial intersection impacted by
ten or more peak-hour trips. Other City-planned developmentsl must also be factored into the
LOS calculations.
LOS

Existing Conditions
Year of Opening
Five Years Beyond Change
Land Use

b.

I

of

LOS

Existing

Delays

With Project

Without Project

With Project

Without Project

Note any assumptions/variations to standard analysis default values and justifications:

A list ofplanned developments are available at the City upon request for public records

Revßed on 6/24/10
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7.

MITIGATION RECOMMEI\DATIONS
State recommended measures and fees required to mitigate project specific traffic impacts. Traffic
impact fee shall be calculated from the Edmonds Road Impact Fee Rate Study Table 4 (attached)
and as identified in ECDC 18.82.120, except as otherwise provided for independent fee calculations
in ECDC 18.82.130.

!

CHANGE IN USE
Fee for prior use shall be based on fee est¿blished at the time the prior use was permitted. If the
previous use was permitted prior to the adoption of Ordinance 3516 (effective date: 09112/04),
the2004 ECDC 18.82.120 impact fee shall be used.
Units in
Per Unit
Fee Rate

ITE Land Use Category

square feet,

Fee

# of dwelling,

vfu, etc.
New Use

$

x

$

Prior Use

$

X

$

New Use

K

Fee:

Prior Use Fee: $

$

I

$

NEWDEVELOPMENT
Units in
Per Unit
Fee Rate

ITE Land Use Category

square feet,

Fee

# of dwelling,

vfo. etc.
New Use

¡

N/A (see attached fee

calculation)

$

2,543.01

X

$ f 5,258.06

6 trips

OTHER

MTTI(ìA TTON F'F.F. R F.COMMFNDA TTON
INDF.PFNDENT FEE CAT.CIILATION: S200 001* consrrltant feeì

s

l5

258 06

$ 240.00

TOTAL TRAFFIC IMPACT FEE $ 15,498.06

City of Edmonds, Engineering Division Äpproval

I

No impact fees will be due, nor will a credit be given, for an impact fee calculation resulting in

Revised on

6/24/10

882 - Traffic Impact Analysis

Worksheet

Attachment 5

Date

a net

negative.
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TSI
Transportation Solutions, lnc,

8250 ' 1 65th Avenue

March 27,2017

NE

Suite 100
Redmond, WA 98052.6628

T

425-883.4134

F 425.867.0898
www,tsinw.com

To:

Robert McChesney, Executive Director for Port of Edmonds

From:

Jake Pi and Jeff Hee, TSI

Subject: Port of Edmonds Marine Retail
Trip Generation
This technical analysis supports the C¡ty of Edmonds Traffic lmpact Analysis Worksheet for the proposed Port

of Edmonds Marine Retail site located off Admiral Way across from Anthony's HomePort restaurant in
Edmonds, Washington.
The proposal is located on a portion of parcel 27032004t5800 and is currently used as a parking lot. The site is
about 0.49 acres in size and includes a 6,650-square foot retail sales building, space for boat repair, detailing
and sales. This proposal is similar in its business model to the Edmonds Jacobsen's Marine business, also
located off Admiral Way, and is about half the size of Jacobsen's Marine. A vicinity map is attached for

reference.

TechnicalSummary

¡
o
¡

Port of Edmonds Marine Retail is proposed off Admiral Way and includes a 6,650-square foot retail
sales building, space for boat repair, detailing and sales.
The development is forecast to generate 55 weekday daily trips and 6 PM peak hour trips.
The development's impact fee is estimated at 515,258.06

Trip Generation
For this study trip generation was collected at the former Jacobsen's Marine and at Performance Marine
businesses on Wednesday and Thursday, February t2-13,2014. Data collection included monitoring pedestr¡an
activ¡ty at the sales main entrance, reducing the pedestrian data to vehicle tr¡ps, and noting any additional
vehicle trips observed accesses the boat repair and sales areas. Data was collected between 8:00 AM and 6:00
PM.
The former Jacobsen's Marine was located in West Seattle and included a 7,200-square foot retail sales office
and a 2,400-square foot detached garage (for service, detailing and repair). The site was served primarily via

on-street parking on Harbor Ave SW. Exhibit A identifies the main entrance and gated area off-street area
where the boat repair occurred. Weekday business hours were from 8:30 AM to 5:00 PM.
Performance Marine is located at 930 W Marine View Drive, in Everett, Washington. The existing business was

identified as being most similar in operations to Jacobsen's Marine. Performance Marine is located in a 37,888square foot building and the main business area is estimated at about 12,000 square feet. Boat repair,
detailing and sales areas are located to the rear of the main building. Exhibit B provides an aerial of the Everett
site. Weekday business hours are from 8:30 AM to 5:00 PM.
Table 1 summarizes the data collected at each site. A copy of the data collected in fifteen minute increments is
attached. A copy of the February 19, 2014 Jacobsen's Marine Edmonds Traffic lmpact Analysis is also attached.
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ßt

Robert McChesney
Port of Edmonds Marine Retail; Trip Generation
March 27,2017
Page2 of 2

ïrrnspoftllon $olulions, lnc,

Table 1:

çFl

Generatlon

lacobsen's Marlne lWest Seattlel
Trlps-ln
Tilps-Out
Total

Tlme lnterval

Performance Marlne lEverettl
Trlps-ln
Trlps-Out
Total

8.94M

7

2

9

5

2

7

9-10 AM

4

4

I

7

I

15

10-11 AM

4

2

6

5

5

10

11-noon

3

4

7

6

7

13

Fl

12-1 PM

7

5

72

3

L

4

o
I

7-2PM,

I

4

12

4

6

10
10

c,
ln

j

*
l!

îtø

o

c,

ît0,

3

2-3 PM

6

5

11

5

5

3-4 PM

o

2

2

3

4

7

4-5 PM

7

5

L2

I

2

3

5-6 PM

o

5

5

o

4

4

Other Hoursl

2

10

t2

7

2

9

48

48

96

47

4t

82

Total

8-9AM

6

1

7

6

4

10

9-10 AM

7

3

10

6

3

9

lf

10-11 AM

2

5

7

3

3

6

o

1l-noon

4

3

7

4

3

7

(Yl

12-1 PM

5

4

9

5

5

10

rio

1-2 PM

4

5

9

3

4

7

J.E

2-3 PM

t

3

4

6

3

9

Ît

3.4 PM

5

5

10

4

6

10

=
=
l-

4.5 PM

3

5

8

1

2

3

5-6 PM

o

2

2

1

3

4

Other Hoursl
Total

2

3

5

2

5

7

39

39

78

41

41

82

F{

el

E

e

1.

Est¡mate of tr¡ps outside of business hours

as cleanerc and staff who arrive and depart before and

after

The former Jacobsen's Marine generated 12 average weekday PM peak hour trips, and 87 average daily trips.
Performance Marine generated 6 average weekday PM peak hour trips, and 87 average daily trips.

Table 2 includes the weekday daily and PM peak hour trip generation forecast for the proposed development
as derived from the results of the trip generation study
Table 2: Jacobsen's Marlne
Slte

lsq.

ft.ì

Jacobsen's Marine fWest Seattlel
Performance Marlne lEvereft ì

9.600
12.000

Avera¡e
Marine Retaíl (Edmondsl

6,650

1.

Expressed as Trips per

tüD

sq.

ft.

Generatlon

Weekdav Dallv Trlos IADTI
Fcb.13
Feb.14
Trlp Rate
96
7A
9.06

Slze

92

I

a2

7.25

Feb.13

Feb.14

Trlo Rate

16
6

8

7.25
o.46

5

8.16
Trlps:

55

0.86
Trips:

6

The proposed Port of Edmond's Marine Retail site is forecast to generate 55 weekday daily trips and 6 PM peak
hour trips, split 45% in and 55% out.

Trafflc lmpact Fee

trip in the City of Edmonds ¡s 52,543.01. The fee
proposal
(6
peak
hour trips X 52,543.01 per new trip). As the applicant,
estimate for the
is $15,258.06
new PM
you will be responsible for the impact fee payment, 5240 administrative fee, and the cost of any required
consultant time to review this study.
Based on the current lmpact Fee Schedule the fee rate per
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Vicinity Map
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Transpoilaüon Solutions, lnc.

8250. 165th Avenue NE
Suite 100

February t9,2Ot4

Rsdmond, WA 98052.6628

T 425-883.4134
F 425.867.0898
www.tsinw.com

To:

Greg Jacobsen, Jacobsen Marine

From:

Jeff Hee, Transportation Solutions, lnc.

Subject: Jacobsen's Marine Edmonds, Washington
Traffic lmpact Analysis
This technical analysis supports the City of Edmonds Traffic lmpact Analysis Worksheet for Jacobsen's
Marine, a boat sales and service business, proposed at 345 Admiral Way, Edmonds, Washington. This

document specifically supports an independent traffic ímpact fee study as request by Edmonds staff.
Jacobsen's Marine is proposed at the Port of Edmonds. The site which is about an acre in size area
includes a 10,000 sq. ft. sales building and space for boat repair and sales. A vicinity map and a site plan
are attached.
Jacobsen's Marine currently operates out of West Seattle at2625 Harbor Ave SW, and is proposing to
relocate Edmonds. The current business model shows limited customer traffic during the PM peak hour.
Edmonds staff, in an email sent on Monday, December 23,2013, indicated that an independent fee
calculation would be required for the proposal since there is no similar land use category to address the
proposed business in the City's traffic impact fee chart.
The following includes a review of the trip generation and the independent traffic impact fee analysis for
the proposed development. The scope for the data collection was reviewed with Edmonds staff.

Executive Summary

o
.
.

Jacobsen's Marine is proposed at the Port of Edmonds to ¡nclude a 10,000 sq. ft. sales building.
City staff requested an independent fee study for the proposed use.

Trip generation was collected over two days each at the existing Jacobsen's Marine, in West
Seattle, and at Performance Marine, in Everett.

o
o

The development is forecast to generate 82 weekday daily trips and 9 PM peak hour trips.
The development's impact fee is estimated at 59,¿¿¿.59.

Trip Generation
For this study trip generation was collected at the existing Jacobsen's Marine and at Performance
Marine businesses on Wednesday and Thursday, February t2-13,2014. Data collection included
monitoring pedestrian activity at the sales main entrance, reducing the pedestrian data to vehicle trips,
and noting any additional vehicle trips observed accesses the boat repair and sales areas. Data was
collected between 8:00 AM and 6:00 PM.
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Transportation $olulions, lnc,

The existing Jacobsen's Marine is located in West Seattle and includes a7,2OO sq. ft. sales office and a
2,400 sq. ft. detached garage (for service and repair). There is very limited on-site parking with much of
the on-site area is dedicated to boat repair and some sales. The site is served primarily via on-street
parking on Harbor Ave SW. Exhibit A identifies the main entrance and gated area off-street area where
the boat repair occurs. Weekday business hours are from 8:30 AM to 5:00 PM.

Performance Marine is located at 930 W Marine View Drive, in Everett, Washington. This existing
business was identified as being most similar in operations to Jacobsen's Marine. Performance Marine
is located in a 37,888 sq. ft. building and the main business area is est¡mated at about 12,000 sq. ft.
Boat repair and sales areas are located to the rear of the main building. Exhibit B provides an aerial of
the Everett site. Weekday business hours are from 8:30 AM to 5:00 PM.
Table 1 summarizes the data collected at each site. A copy of the data collected in fifteen minute
increments is attached.

Table 1: Trip Generation Study
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Estlmate of trlps outside of business hours (such as cleaners and staff who arrive and depart before and after closing)

The existing Jacobsen's Marine site generated 16 PM peak hour trips on Wednesday (split 6 in and 10
out) and 8 PM peak hour trips on Thursday (split 3 in and 5 out). The Wednesday PM peak hour was
between 4:15 and 5:15 PM and the Thursday PM peak hour was between 4:00 and 5:00 PM.
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The Performance Marine site generated 6 PM peak hour trips on Wednesday (split 0 in and 6 out) and 5
PM peak hour trips on Thursday (split 1 in and 4 out). The PM peak hour for this site was between was
between 4:1.5 and 5:15 PM and the Thursday PM peak hour was between 4:45 and 5:45 PM.
Table 2 includes the weekday daily and PM peak hour trip generation forecast for the proposed
development as derived from the results of the trip generation study.

Table 2: Jacobsen's Marine (Edmonds) Trip Generation
Size

Site

(sq.ft.l

Jacobsen's Marine

(West Seattle)
Performance Marine
(Everett)

PM Peak Hour Trips

Weekday Daily Trips (ADT)

Feb.13 Feb.14 Jïå::ï,.

Feb.13 Feb.14

9,600

96

78

9.06

16

8

1.25

12,000

92

a2

7,25

6

5

0.46
0.86

8.16

Average
Proposed Jacobsen's

Marine fEdmonds)

Jiå:ffi.

10,000

Trips:

82

Trips:

9

The proposed Jacobsen's Marine site is forecast to generate 82 weekday daily trips and 9 PM peak hour
trips, split 45%in and 55% out.

Traffic lmpact Fee

trip in the City of Edmonds is 51,049.41. The
peak
hour trips X 51,049.41 per new trip). As the
fee estimate for the proposal is 59,444.59 (9 new PM
applicant, you will be responsible for the impact fee payment, 5200 processing fee, and the cost of any
required consultant time to review this study.
Based on the current lmpact Fee Schedule the fee rate per

Thank you and sincerely,

Transportation Solutions, lnc.

É
. K. Hee, P.E.

Project Engineer
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TO:

Shawn Rafferty

FROM:

Steven Quarterman

DATE:

lune2t,2OL7

RE:

Wetland/Waterway Critical Areas Assessment
Port of Edmonds Marine Retail Propefi
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pMËNT€hffi

ViC *:¡ì

Edmonds, Washington
Proiect No. 1527002.010.012

Introduction
The Port of Edmonds (Port) wishes to develop the vacant lots located on Snohomish County Parcel No.
27032300415800 at 305, 3L7,345,375,445,465, and 4Tl AdmiralWay in Edmonds, Washington
(subject property) for retail purposes. The Port's pre-application consultation with the City of
Edmonds (City) resulted in Critical Areas Reconnaissance Report #CRA19940162 (City of Edmonds
2013), which documents the subject property's proximity to critical areas, including a seismic hazard
area, wetland, and stream. The City requires completion of a critical areas report(s) that satisfies the

criteria set forth in the City of Edmonds' Community Development Code (ECDC), which references
minimum report requirements and additional requirements specific to the type of critical area(s)
affected.
Landau Associates, lnc. (LAl), under contract to Jackson Main Architecture, conducted a site
reconnaissance

to help the Port determine the approximate location of wetlands, waten

rays

, andlor

buffers that may be regulated by local, state, and/or federal agencies. Additionally, LAI evaluated

critical areas compliance in accordance with ECDC Title 23. Our evaluation was limited to accessible
areas within the subject property. Presence of wetland/waterway habitat extending beyond the
subject property and within 200 feet (ft; i.e., the study area) was estimated by visual assessment and
with the use of public domain resources.
This technical memorandum identifies the presence of wetlands/waterways in the study area,

documents buffer conditions in the vicinity of the subject property, and evaluates these critical areas
in relation to the subject property. Assessment of seismic hazard areas will be documented in

a

separate report prepared by LAl.

Background Information Review
Consistent with Critical Areas Reconnaissance Report #CRA19940162, the City of Edmonds' Critical
Areas Mapping identifies portions of Willow Creek and Edmonds Marsh outside of the subject

property, but within the study area (Figure 1).

2l-acre marsh is identified by the City as a Category 1 wetland, a
shoreline regulated under the Shoreline Management Act, and state priority habitat. ln accordance
As mapped, the approximately

A

LnNnnu

Assocurus

130 2nd Avenue South
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with

ECDC

Chapter 23.50.040, Category

l

wetlands are prescribed a standard buffer between 75

ft

ft, depending on their wetland rating habitat score and applicable special characteristics (e.g.,
estuarine wetlands, bogs, etc). Edmonds Marsh is primarily freshwater wetland with a small area of
saltmarsh along its western edge (City of Edmonds 20071.
and 225

of Edmonds' Shoreline Master Program Update Shoreline lnventory and
Characterization (City of Edmonds 2OO7l, the downstream area of Edmonds Marsh includes a
channelized section of Willow Creek. As it approaches the culvert under the Burlington Northern
Santa Fe (BNSF) railroad, which runs along the western edge of Edmonds Marsh, the channel is
characterized as a d¡tch with a bottom composed entirely of silt. The ditch is connected to a culvert
and discharges into the subt¡dal zone off Marina Beach Park.

As described in the City

Hydrology of Edmonds Marsh is supported, in part, by Shellabarger Creek, Willow Creek, and

fluctuations of tidal elevations.
The Washington Department of Fish & Wildlife's interactive map PHS (Priority Habitats and Species)
on the Web (WDFW 2017) identifies occurrence/migration of resident cutthroat

trout (Oncorhynchus

clorkiil and coho salmon lO. kisutchl. As a resulÇ Willow Creek is classified as a Type F stream in
accordance with ECDC Chapter 23.90.010. The ECDC further expands classification of Type F streams

to include "anadromous fish-bearing streams adjacent to reaches with anadromous fish access,"
"anadromous fish-bearing streams adjacent to reaches without anadromous fish access," and "rìoJìanadromous fish-bearing streams." ECDC Chapter 23.90.040.D prescribes a standard buffer of 100 ft
for Type F anadromous fish-bearing streams adjacent to reaches with anadromous fish access.
Floodplain associated with Puget Sound is mapped along portions of the subject property's western
boundary (Figure 1).

Summary of Existing Conditions
L4,20t7. The weather
during the site reconnaissance was overcast. The subject property is developed with a commercial
building (Jacobson's Marine) and asphalt and gravel parking (Attachment 1). The subject property is
LAI biologist Steven Quarterman conducted a site reconnaissance on June

bordered by Admiral Way, West Dayton Street, and BNSF railroad. Adjacent to but outside of the
project area, a segment of Willow Creek was observed flowing west between culverts associated with
the railroad and Admiral Way (Figure 1). This section of creek is bordered by existing impervious
surfaces. The view of Edmonds Marsh|Â/illow Creek from the subject property is obscured by

perimeter fencing and the BNSF railroad, but they can be observed from a viewing platform adjacent
to Harbor Square (Figure 1). Edmonds Marsh appears to extend to the base of fill associated with the
BNSF railroad, and Willow Creek appears to be channelized parallel to the BNSF right-of-way.
Vegetation observed in Edmonds Marsh includes, but is not limited to, cattail (Typhø latþliø1, bulrush

Wetland/lÂ/atennay Crltica| Areas Assessment
Port of Edmonds Retail Property
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lschoenoplectus acutus), reed canary grass lPholøris orundinaceø), yellow flag iris (lris pseudacorusl,
and curly dock (ßumex crispusl.

Critical Areas Compliance Evaluation
lC.4l identifies development proposals within interrupted stream or wetland buffers
as allowed activities, in which:
ECDC 23.40 .22O

Adjøcent areas thot may be physically sepordted from a stream or wetland due to
existing, legolly estoblished structures or pdved areas may be exempted from the
prescribed buffer widths if proven scientifically to be functionally isolated from the
streom or wetland. The director will require the applicant to provide a site assessment
and functionol onalysis documentation report by a quolified critical ared consultontthot
demonstrates the interrupted buffer orea is functionally isolated. The director sholl
consider the hydrologic, geologic, and/or biologicøl hobitat connection potential and the
extent ond permanence of the physical separation.

identifies a buffer as "o designoted area immediately next to ond part of o streom or
wetland that is on integral part of the streom or wetland ecosystem." Given the existing BNSF railroad
right-of-way and impervious surfaces on the subject property, the functional buffer of Willow Creek
and Edmonds Marsh does not extend onto the subject property, and any buffer areas overlapping the

The

ECDC afso

subject property are effectively separated from the Willow Creek/Edmonds Marsh and not an integral
part of the stream and wetland (i.e., have no influence on habitat or water quality).
Any proposed development on the subject property will be located within the footprint of the existing
development {i.e., within an area covered by asphalt and/or gravel). As a result, the proposed

development will be located in an area of interrupted wetland and stream buffer and will not result in
impacts to the functional buffer associated with Willow Creek/Edmonds Marsh.
¡1.¡f***

This technical memorandum was prepared for the use of Jackson Main Architecture, the Port of
Edmonds, and the City of Edmonds. No other party is entitled to rely on the information, conclusions,

and recommendations included in this document without the express written consent of LAl.
Furthermore, the reuse of information, conclusions, and recommendations provided herein for
extensions of the project or for any other project, without review and authorization by LAl, shall be at

the user's sole risk.

Wetland/Watenuay Critical Areas Assessment
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We appreciate th¡s opportunity to be of serv¡ce to Jackson Main Architecture and the Port of
Edmonds. lf you have questions or if we may be of further assistance, please contact the undersigned

at (42s) 329-032L.
LANDAU ASSOCIATES, INC

/ffi*).
Steven Quarterman
Senior Associate
SJQ/mcs
IP:V52AM2\R\WETIANÞWAIERWAVS

CRIÍICÁI AREAS ASSESSMENI\WEIT.ANO.WAIERWAY

CRITCAT AREAS ASSESSMEMT.OOO(I
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1.

Gravel parking at north end of subject property.

2.

Paved parking at south end of subject property
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3.

Daylight section of Willow Creek adjacent to south end of subject property.

4.

Edmonds Marsh adjacent to the subject property from viewing platform
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PA ENvIRoNMENTAL cHEcKLIST

¿)üVFlüPnlr&v;*ff'ur.,r,r;*is

Purpose of checkllst:
Govemmentral agencies use this checklist to help determine whether the environmental impacts of your
proposal are significant. This information is also helpful to determine if available avoidance, minimization
or compensatory mitigation measures will address the probable significant impacts or if an environmential
impact statement will be prepared to further anal¡ze the proposal.
I

nstru ctÍ ons

for appli ca ntsz

This environmental checklist asks you to describe some basic information about your proposal. Please
answer each question accurately and carefully, to the best of your knowledge. You may need to consult
with an agency specialist or private consultant for some questions. You maLuse "not appticable" or
'does not aoplf' onlv when vou can explain whv it does not applv and not when the answer is unknown.
You may also attach or incorporate by reference additional studies reports. Complete and accurate
answens to these questions often avoid delays with the SEPA process as wellas later in the decisionmaking prc,cess.
The checklist questions apply to all parts of vour proposal, even if you plan to do them over a period of
time or on different parcels of land. Attach any additional information that will help describe your proposal
or its environmental effects. The agency to which you submit this checklist may ask you to explain your
answers or provide additional information reasonably related to determining if there may be significant
adverse impact.

lnstructions for Lead Agencrbs.'
Please adjust the format of this template as needed. Additional information may be necessary to
evaluate the existing environment, all intenelated aspects of the proposal and an analysis of adverse
impacts. The checklist is considered the first but not necessarily the only source of information needed to
make an adequate threshold determination. Once a threshold determination is made, the lead agency is
responsible for the completeness and accuracy of the checklist and other supporting documents.
Use

of checklist for

nonproJecú

proposals:

For nonproject proposals (such as ordinances, regulations, plans and prognams), complete the applicable
parts of sections A and B plus the suppleuerurRl s¡reer ron xo¡¡pno.recrRcro¡ts (part D). Please
nproject,n napplicant,"
completely answer all questions that apply and note that the words
and "property or
nproposal,"
site" should be read as
"proponent," and "affected geographic area,n respectively. The lead
agency may exclude (for non-projects) questions in Part B - Environmental Elements -that do not
contribute meaningfully to the analysis of the proposal.

A. Background
1. Name of proposed

2.

project, if applicable: Port of Edmonds Marina Development

Name of applicant: Shawn Raffertv- Jackson I Main Architecture

3. Address and phone number of applicant and

contract person: 311 First Avenue S Seattle. WA

98105 (206)324.4800

SEPA Enylronrn.ntrl

ch.ckl¡rt (WAC 197-l l-960)
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4.

Date checklist prepared: 5.23.17

5. Agency

requesting checklist Citv of Edmonds

6.

Proposed timing or schedule (including phasing, if applicable): Shoreline Substantial
Development Permit approval bv October 2017. Building permit approval by Spring 2018.
Construction beqinninq sprinq 2018- Sprino 2019.

7.

Do you have any plans for future additions, expansion, or further activity related to or
connected with this proposal? lf yes, explain. No

8.

List any environmental information you know about that has been prepared, orwill be
prepared, directly related to this proposal. A biolooist report which determines the subiect
property is physically separated and functionallv isolated from the wetlands to the east by the
railroad tracks runnino between the wetlans and the subiect propertv.

9.

Do you know wlrether applications are pending for govemmental approvals of other
proposals directly affecting the property covered by your proposal? lf yes, explain. No

10. List any govemment approvals or permits that will be needed for your proposal, if known.
Citv of Edmonds Shoreline Substantial Development Permit and Architectural Desiqn Review
Approval.

11. Give brief, complete description of your proposal, including the proposed uses and the size
of the project and site. There are several questions later in this checklist that ask you to
describe certain aspects of your proposal. You do not need to repeat those answers on this
page. (Lead agencies may modiff this form to include additional specific information on project
description.) Development of a portion of the Port of Edmonds propertv currentlv beinq used as
a parkinq lot. The new development will be for marine related sales and include a 6.650 sf PreEnqineered Metal Buildinq on a 20.880 sf site.

12. Location of the proposal. Give sufücient information for a person to understand the precise
location of your proposed project, including a street address, if any, and section, township, and
range, if known. lf a proposal would occur over a range of area, provide the range or
boundaries of the site(s). Provide a legal description, site plan, vicini$ map, and topographic
map, if reasonably available. While you should submit any plans required by the agency, you
are not required to duplicate maps or detailed plans submitted with any permit applications
related to this checklist. Port of Edmonds propertv. Parcel#27032300415800. Located directly
across dmiral Way from the Anthony's Restaurant.

B.

e¡¡vIRoNMENTAL ELEMENTS

1.

Earth

a.

General description of the site:
(circle one): Flat, rolling, hilly, steep slopes, mountainous,

SEPA Envlronmrntel chcckllst (WAC f 07-ll-gG0)

othêr-
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b. What is the steepest slope on the site (approximate percent slope)? less than 1%

c. What general t¡pes of soils are found on the site (for example, clay, sand, gravel,

peat,

muck)? lf you know the classification of agricultural soils, speciff them and note any
agricultural land of long-term commercial significance and whetherthe proposal results in
removing any of these soils. Geotechnical report to confirm.

d. Are there surface indications or history of unstable soils

in the immediate vicinity? lf so,

describe. No.

e.

Describe the purpose, typê, totialarea, and approximate quantities and total affected area of
any filling, excavation, and grading proposed. lndicate source of fill. Minimum cut and fill.
Balance site.

f.

Could erosion oocur as a result of clearing, construction, or use? lf so, generally describe.
Doubtful. Flat site.

g. About what percent

of the site will be covered with impervious surfaces afrer project

construction (for example, asphalt or buildings)? approximatelv 90%

h. Proposed

measures to reduce or control erosion, or other impacts to the earth, if any:
A temporarv erosion and sediment control plan will be developed per City of Edmonds best
manaqement practices and it will be followed throuohout construction. Upon proiect completion.
a permanent stormwater drainage svstem alonq with landscapinq improvements will be in place
to control erosion.

2.

Nr

a. What types of emissions to the air would result from the proposal during construction,
operation, and maintenance when the project is completed? lf any, generally describe and
give approximate quantities if known. Exhaust from vehicles will be produced durinq
construction. Dust and other airborne emissions may occur durino qradino and other
construction activities.

b. Are there any off-site sources of emissions or odor that may affect your proposal? lf so,
generally describe. No

c.

Proposed measures to reduce or control emissions or other impacts to air, if any:
Contractor shall implement best manaoement practices for any diesel-operated equipment to
reduce emissions and shall implement dust suppression measures as needed.

3. Water

a. Surface Water:
1) ls there any surface water body on or in the immediate vicinlty of the site (including
year-round and seasonalstreams, saltwater, lakes, ponds, wetlands)? lf yes, describe
type and provide names. lf appropriate, state what stream or river it flows into. Yes.

SEPA Envlronmcnt l

chccklllt (wAC 107-{l-960)
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Puget Sound is located within 200' west of the subiect propertv. Edmonds Marsh
(wetlands) is located to across the railroad tracks to the east of the propertv. Shellabarqer
Creek is located across the railroad tracks to the east of the propertv.

2) W¡ll the project require any work over, in, or adjacent to (within 200 feet) the described
waters? lf yes, please describe and attach available plans. Yes

3) Estimate the amount of fill and dredge material that would be placed in or removed
from surface water or wetlands and indicate the area of the site that would be affected
lndicate the source of fill material. None

4) W¡ll the proposal require surface water withdrawals or diversions? Glve general
description, purpose, and approximate quantities if known. No

5) Does the proposal lie within a 100-year floodplain? lf so, note location on the site plan.
No

6) Does the proposal involve any discharges of waste materials to surface waters? lf so,
describe the type of waste and anticipated volume of discharge. No

b.

Ground Water:
1) W¡ll groundwater be withdrawn from a well for drinking water or other purposes? lf so,

give a general description of the well, proposed uses and approximate quantities
withdrawn from the well. Willwater be discharged to groundwater? Give general
description, purpose, and approximate quantities if known. No

2) Describe waste material that will be discharged into the ground from septic tanks or
other sources, if any (for example: Domestic sewage; industrial, containing the
following chemicals. . . ; agricultural; etc.). Describe the general size of the system, the
number of such systems, the number of houses to be served (if applicable), or the
number of animals or humans the system(s) are expected to serve. None

c. Water runoff
SEPA Envlronmrnt l

(including stormwater):

chlcklllt

(WAC 197-1 1.960)
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1) Describe the source of runoff (including storm water) and method of collection
and disposal, if any (include quantities, if known). Where will this water flow?
Willthis waterflow into otherwaters? lf so, describe.
On-site stormwater runoff from pollution qeneratino surfaces will be routed an on-site water
qualitv catch basin and filtered before discharoinq to an existino Port of Edmonds convevance
svstem

2) Could waste materials enter ground or surface waters? lf so, generally desøibe. No

3) Does the proposal alter or otherwise affect drainage pattems in the vicinity of the site? lf
so, describe. No

d. Proposed measures to reduce or control surface, ground, and runoffwater, and drainage
pattem impacts, if any:
On-site stormwater runoff from pollution oeneratinq surfaces will be routed an on-site water
qualitv catch basin and f¡ltered before discharoino to an existino Port of Edmonds conveyance
system

4. Plants

a. Check the types of vegetation

found on the site:

deciduous tree: alder, maple, aspen, other
evergreen tree: fir, cedar, pine, other
shrubs

_Jrass

pasture

_crop

_
_

or grain
Orchards, vineyards or other permanent crops.
wet soil plants: cattail, buttercup, bullrush, skunk cabbage, other
water plants: water lily, eelgrass, milfoil, other
other types of vegetation

b. What kind and amount

of vegetation will be removed or altered? None

c.

List threatened and endangered species known to be on or near the site. None

d.

Proposed landscaping, use of native plants, or other measures to preserve or enhance
vegetation on the site, if any: Landscapino will be added to the site per Citv of Edmonds
standards

SEPA Envlronnmtal ahcckllrt (WAG 107-11.960)
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e.

List all noxious weeds and invasive species known to be on or near the site. None

5. Animals
a. List any birds and other

animals which have been observed on or near the site or are known
to be on or near the site.
Examples include:

birds: hauft, heron, eagle, songbirds, other: Seabird colonv
mammals: deer, bear, elk, beaver, other:
fish: bass, salmon, trout, hening, shellfish, other: Chinook Salmon. Bull Trout.
Surf Smelt and Dunqeness Crab
b. List any threatened and endangered species known to be on or near the site. None known

c. ls the site part of a migration route? lf so, explain. Yes. miqratorv birds in adiacent wetlands

d. Proposed measures to preserve or enhance wildlife, if any: Wetlands will not be effected by
this proiect

e. List any invasive animal species known to be on or near the site.

6. Energy and Natural,Resources
a. What kinds of energy (electric, natural gas,

oil, wood stove, solar) will be used to meet
the completed projects energy needs? Describe whether it will be used for heating,
manufacturing, etc. Electrical and natural qas for heatinq. coolinq. liqhtinq and power

b. Would your project affect the potential use of solar energy by adjacent properties?
lf so, generally describe. No

c. What

kinds of energy conservation features are included in the plans of this proposal?
List other proposed measures to reduce or control energy impacts, if any: Buildinq will be
fullv insulated to reduce heatino and coolinq loads

7. Environmental Health

SEPA Envlronm.ntrl

ch.ckllrt (WAC

197-1 1.960)
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a. Are there any environmental health hazards, including exposure to toxic chemicals, risk
of fire and explosion, spill, or hazardous waste, that could occur as a result of this proposal?

lf so, describe. No

1) Describe any known or possible contamination

at the site from present or past uses.

Present use is a parkinq lot. There could be oil from leakinq cars. Minimum. if any.

b.

2)

Describe existing hazardous chemicals/conditions that might affect project development
and design. This includes underground hazardous liquid and gas transmission pipelines
located within the project area and in the vicinþ. None

3)

Describe any toxic or hazardous chemicals that might be stored, used, or produced
during the project's development or construction, or at any time during the operating
life of the project. None

4)

Describe special emergency services that might be required. Fire. police and
ambulance.

5)

Proposed measures to reduce or control environmental health hazards, if any: None

Noise
1) What types of noise exist in the area which may affect your project (for example:

traffic, equipment, operation, other)? None
2) What types and levels of noise would be created by or associated with the project on a

short-term or a long-term basis (for example: traffic, construction, operation, other)? Indicate what hours noise would come from the site.
Short term noise will be from construction vehicles. Construction will occur onlv durino
construction operation hours as defined bv the Citv of Shoreline. Lonq term. the facility
will be accessible durinq business hours and minimal vehicular noise from patrons mav
occur.
3) Proposed measures to reduce or control noise impacts, if any:
Short term construction noise will be limited to within Citv prescribed construction
operation hours.

8. Land and Shoreline Use
a. What is the cunent use of the site and adjacent properties? Will the proposal affect cunent

land uses on nearby or adjacent properties? lf so, describe. Parkinq and boat dry storaqe.
No effect on existinq uses.
b. Has the project site been used as working farmlands or working forest lands? lf so, describe.
How much agricultural or forest land of long-term commercial significance will be converted to
other uses as a result of the proposal, it an{? lf resource lands have not been designated,

SEPA Envlronmrnt l

chccklllt (WAC 197.ll-960)
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how many acres in farmland or forest land tax status will be converted to nonfarm or
nonforest use? No

1)

W¡llthe proposalaffect or be affected by sunounding working farm orforest land normal
business operations, such as oversize equipment aooess, the application of pesticides,
tilling, and harvesting? lf so, how:

c.

$

Describe any structures on the site. (1) existinq shed

d. W¡ll

any structures be demolished? lf so, what? (11 existino shed

e. What is the cunent zoning classification

f. What is the cunent comprehensive

of the site? Commercial Waterfront (GW)

plan designation of the site? Master Plan Development

g.

lf applicable, what is the cunent shoreline master program designation of the site? Marine
related activities

h.

Has any part of the site been classified as a critical area by the city or
No

i.

lf so, specify.

Approximately how many people would reside orwork in the completed project? TBD. No
residents. Estimated 5-15 emplovees of future businesses.

j. Approximately
k.

countf

how many people would the completed project displace? None

Proposed measures to avoid or reduce displacement impacts, if any: None

u. Proposed measures to ensure the proposal is compatible with

eisting and projected land

uses and plans, if any:

The proiect will be desioned to fit into the sunounding area. The proiect will directlv/ indirectly
serve the nearbv marina. The proiect will be submitted for desiqn review
m. Proposed measures to reduce or control impacts to agricultural and forest lands of long-term
commercial significance, if any: NA

SEPA Envlronmlntrl
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9. Housing
a. Approximately

how many units would be provided,if
dle, or low-income housing. None

an{? Indicate whether high, mid-

b. Approximately how many units, if any, would be eliminated? Indicate whether

high,

middle, or low-income housing. None

c.

Proposed measures to reduce or control housing impacts, if any: None

10. Aesthetlcs
is the tallest height of any proposed structure(s), not including antennas; what is
the principalexterior building material(s) proposed? 30'. Glass. masonry and metal sidinq

a. What

b. What views

c.

in the immediate vicinity would be altered or obstructed? None

Proposed measures to reduce or control aesthetic impacts, if any: Exterior color schemes
and building materials to match existinq Port of Edmonds buildinqs and standards

11. Light and Glare
type of light or glare will the proposal produce? What time of day would it mainly
occur? [helpl
The proposed structure aims to maintain the outdoor liqhtinq requirements of the commercial
waterfront zone. lt will orovide illumination of the parkinq lot and outdoor displav areas. and will
feature architectural accent liohtino. All liqhtino not to exceed the horizontal plane. All liohtinq will
include davliqht sensors to determine appropriate times of the dav to illuminate as the seasons
chanoe.

a. What

b.

Could light or glare from the finished project be a safety hazard or interfere with views? No

c. What existing

off-site sources of light or glare may affect your proposal? Exisitnq street liqhts
on AdmiralWav

d.

Proposed measures to reduce or control light and glare impacts, if any:

All liqhts are to remain below the horizontal plane and to adhere to the commercial
waterfront code of the Gitv of Edmonds.

SEPA Envhonmrntll

ch.cklllt
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12. Recreation

a. What designated and informal recreationalopportunities are in the immediate vicinity?
Boatino. fishinq. shoppino and restaurants

b. Would the proposed project displace any existing recreational uses? lf so, describe.

c.

No

Proposed measures to reduce or control impacts on recreation, includlng recreation
opportunities to be provided by the project or applicant, if any: Potential clients mav lease
mooraqe slips in marina and brino more recreation to the area

13. Historic and cultural preseruation

a. Are there any

buildings, structures, or sites, located on or near the site that are over 45 yearc
old listed in or eligible for listing in national, state, or local preservation registers ? lf so,
specifically describe. No

b. Are there any landmarks, features, or other evidence of lndian or historic use or occupation?
This may include human burials or old cemeteries. Are there any materialevidence, artifacts,
or areas of cultural importance on or near the site? Please list any professional studies
conducted at the site to identify such resources. none known

c.

Describe the methods used to assess the potential impacts to cultural and historic resources
on or near the project site. Examples include consultation with tribes and the department of
archeology and historic preservation, archaeologicalsurveys, historic maps, GIS data, etc.
N/A

d. Proposed measures to avoid, minimize, or compensate for loss, changes to, and disturbance
to resources. Please include plans for the above and any permits that may be required. N/A

14. Transportation lhelpl

a.

ldentifu public streets and highways serving the site or affected geographic area and
describe proposed access to the existing street system. Show on site plans, if any. Admiral
Wav. Access to site will be from existino adiacent parkino lot. No new curb cuts onto Admiral
Wav.

b.

ls the site or affected geographic area curently served by public transit? lf so, generally
describe. lf not, what is the approximate distance to the nearest transit stop?

Bus routes 110. 114. 115. 1f 6. f 31. 404 and 870 run to ferrv terminal north of area

SEPA Envl¡onmcntal chcokllst (WAG 197-11.960)
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c.

How many add¡tional park¡ng spaoes would the completed project or non-project proposal
have? How many would the project or proposal eliminate? There are currentlv 14 striped
parkinq stalls on the propertv. The new development will have 24 parkino stall for a oain of 10
additional parkinq stalls.

d.

W¡ll the proposal require any new or improvements to existing roads, streets, pedestrian,

bicycle or state transportation facilities, not including driveways? lf so, generally describe
(indicate wñether public or private). Addition of new concrete sidewalk and street trees alonq

AdmiralWav

e. Will the project or proposal use (or occur

in the immediate vicinlty of) water, rail, or air

transportation? lf so, generally describe.
Site approximatelv % mile south of Edmonds-Kinqston ferv terminal. adiacent to railroad. Neither twill
be utilized

f.

How many vehicular trips per day would be generated by the completed project or proposal?
lf known, indicate when peak volumes would occur and what percentage of the volume would
be trucks (such as commercial and nonpassenger vehicles). What data or transportation
models were used to make these estimates? Estimated 40-55 trips to and from the site
(includinq emplovees) per dav with a peak volumn of 3-5 trips/hr between 8am-Spm.

g. Will the proposal interfere with, affect or be affected by the movement of agricultural and
forest products on roads or streets in the area? lf so, generally describe. No

h. Proposed measures to reduce or control transportation impacts, if any: Provide pedestrian
access via sidewalk to possible cut down on vehicular trips to site.

15. Public Services

a. Would the project result in an increased need for public services (for example: fire protection,
police protection, public transit, health care, schools, other)? lf so, generally describe. Yes.
police and fire protection

b.

Proposed measures to reduce or control direct impacts on public services, if any. Securitv
fencinq will be provided around subiect propertv to deter theft and vandalism.

16. Utilities

a.

Circle utilities cunently available at the site:
electrici$, naturalgas, water, refuse service, telephone, sanitary sewer, septic system,
other

SEPA Envlronmcntel ohcckllst (WAG 107-11.060)
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b.

Describe the utilities that are proposed for the project, the utility providing the service,
and the general construction activities on the site or in the immediate vicinity which might
be needed.
The proiect will utilize electric. oas. phone. storm sewer. sanitarv sewer and refuse service

C. Signature
The above answers are true and complete to the best of my knowledge. I understand that the
lead agency is
its decision.
them to
Signature:
Name of signee: Shawn C Rafferty
Position and Agency/Organization: Designer, Jackson I Main Architecture
Date Submitted: 512612017
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RT

tDt0lrDs
336AdmiralWay . Edmonds,WA9802O-72L4. (425)774-0549 .

FAX

(4251774-7837 www.portofedmonds.org

DETERiIIINATION OF NONSIGN¡FICANGE
Deccription of proposal: The Port of Edmonds wishes to develop a portion of Port property
currently being used as a parking lot, The new development will be for marine related sales
and include a 6,650sf Pre-Engineered Metal Building on a 20,880sf site.
Proponent: Port of Edmonds
Locat¡on of proposal, including strget address if any: Located at 305, 317, 345, 375, 445, 465,
and

4Tl Admiral Way on Port of Edmonds property.

Tax Parcel Number: #2703230041 5800
Lead agency: Portof Edmonds

The lead tgcncy has determlned that lhe requlrcments lor envltonmental analysia and protecllon
have bcen edequately addressed ln the devclopment regulatlons and comprehelrs¡ve plen
adoptod under chapter 36.70A RCW, anA In other appllcable local, sfafe, or îederal laws or rules,
as prcvlded by RCW 1:t.21C.20 and WAC ,97-ll-150 andlor m¡algating noasures have been
applìcd that ensune no slgnlfrcanf adyerse lmpacts wíll be crcated.

An environmental impact statement ís not required under RCW 43.21C.030(2Xc). This decision was
made after review of a completed environmental checklist and other information on file with the lead
egency. This information is available to the public on request.
There is no comment period for this DNS.

XX

This DNS is issued under 197-11-340(2); the lead âgency will not act on this proposal for 14
days from the date below. Comments must be submitted by Julv 2¡1.2017.

Prolect Planner: Robert Mcchesney, Execulive D¡rec{or
Responsible Offlclel: Robert McChesney, Executive Director
Contact lnformation: Port of Edmonds | 336 Admiral Way, Edmonds

e"¡.,'-,AIJZ lo , Jo t-/

XX

WA 98020 | 425-774-0549

Signature:

You may appealthis determination to Robert McChesney, Executive
, at 336 Admiral
Way, Edmonds WA 98020, by filing a written appea! citing the specific reasons for the
appeal no later than July 31. 2017. You should be prepared to make specific factual
objections. Contact Robert McChesnev to read or ask ebout the procedures for SEPA
appeals.

)_fi

Posted July 10, 2017 on the Port

of

Edmonds website and

in the Port of

Edmonds

Administration office. Published in the Everett Herald. Emailed to the Department of Ecology
SEPA Center (SEPAunit@ecv.wa.oov). Mailed to property owners within 300 feet of the site.

xx
ïhe

Distribute to "Checked" Agencies below.

SEPA Checklist, project plans, location mep, and DNS are available ficr viewing at the Port of

Edmonds Administration office

-

located on the second ffoor 336 Admiral Way, Edmonds WA 98020,
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Notice Mailed to the following

xx

xx

Environmental Review Section
Deoarlmenl of Ecoloov
P.0. Box 47703
Olympia, WA 98504-7703
Email: SEPAunit@ecv.wa.gov

XX

Departmenl of Fish & Wildlife
16018 Milf Creek Boulevard
M¡llCreek, WA 98012

xx

DNR SEPA Center

23920113th PlaceWest

Woodway, WA 98020
XX

{x

P.O.Box47015

Olympia. WA 9850¡f-7015
SEPACÊNTER@DNR.WA.GOV

WA

Puget Sound Energy

Attn: David Matulich

dsvid.matulichôÞse,com
XX

M. L. Wicklund
Snohomish Co. PUD
PO Box 1107
Everett, WA 98206-1107

XX

Donna J. Bunten
Department of Ecology
Shorelands & Environ. Assíst. Program
PO Box 47600
Olympia, WA 98504-7600

Snohomish County Planning &
Development Senilces
3000 Rockefeller
Everett,

BNSF Railway
General Manager
2454 Occidental Avenue South
Suite 1A
seatfle, wA 98134-1451

PO Box 97034, M/S BOT-1G
Bellevue, WA 98009-9734

Tulalip Tribal Counc¡l
6700 Totem Beach Road
Marysville, WA 98270

xx

Town of Woodwav
Attn. : Clork-Treasi¡rer

98201

xx

Snohomish County Public Works
3000 Rockefeller M/S 607
Everett, WA 98201

xx

Snohomish Counly Fire District No. I
Headquarters Stafion No. 1
Attn.: Director of Fire Services
12310 Meridian Avenue South
Everett, WA 98208-57&
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ST

FILE NO.: PLN20170029 130
Applicant: Port of Edmonds

DECLARATION OF MAILING
On the 9th day of August, 2017, the attached Notice of Application was mailed by the City to
property owners within 300 feet of the property that is the subject of the above-referenced
application.

I,

Kernen Lien, hereby declare under penalty of perjury under the laws of the State of
17, at Edmonds,
ofA
Washington that the foregoing is true and correct this
'Washington.

à
Signed:

{BFP747887.DOC; l\00006.900000\ }
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FILE

NO.: PLN2OI 70029 /30
Porl of Edmonds

Applicont

DECTARATION OF POSTING

On ihe 9th doy of AugusI,2017, the ottoched Notice of Applicotion wos posted
of the subject property, Civic Holl, Librory ond Public Sofeiy buildings.

l, Kernen Lien, hereby declore under penolty of perjury under the lows of the
Stote of Woshinglon thot the f oregoing is true ond correct this 9 doy of April,
2017, of Edmonds, Woshington
Ò\

Signed

{BFP747893.DOC; l\00006.900000\ }
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7.1.a

NOTICE OF APPLICATION

c.

18
The applicant is proposing to construct a 6,650 square foot building to be used as a
marine retail facility. The property is zone in the Commercial Waterlront z'rne and the
Urban Mixed Use ll shoreline environment. Design review projects which trigger SEPA
are Type lll-B decisions and shoreline permits that otherwise require a public hearing
are Type lll-A decisions. Pursuant to ECDC 20.01.002.8, the applications are being
combined and the hearing examiner will issue the decision regarding both design
review and the shoreline substantial development permit.

PROJECT DESCRIPTION

PROJECT LOCAÏION

471 Admiral Way, Edmonds, WA.
Tax Parcel Number 27032300415800,

NAME OF APPLICANT:

Port of Edmonds

FILE NUMBER:

P1N20170029 (shoreline Substantial Development) & P1N20170030 (Design Review)

DATE OF APPLICATION:

June28,2Ot7

DATE OF COMPLETENESS

July 26,2Ot7

DATE OF PUBLIC NOTICE:

August t0,2Ot7
Shoreline Substantial Development and Design Review. Notice of Public Hearing will
be provided once a date has been scheduled.

REQUESTED PERMIÏ:

OTHER REQUIRED

Building permits

PERMITS:
EXISTI NG ENVIRONM ENTAL

DOCUMENTS:

Critical Areas Determination, SEPA Environmental Checklist, SEPA Determination,
Critical Area Assessment, and Traffic lmpact Analysis

COMMENTS ON
PROPOSAL DUE:

September t0,2017

Any person has the right to comment on this application during public comment period, receive notice and
participate in any hearings, and request a copy of the decision on the application. The City may accept public
comments at any time prior to the closing of the record of an open record predecision hearing, if any, or, if no open
record predecision hearing is provided, prior to the decision on the project permit. Only parties of record as defined
in ECDC 20.07.0O3 have standing to initiate an administrative appeal.

lnformation on this development application can be viewed or obtained at the City of Edmonds Development
Services Department, 121 - 5th Ave North, Edmonds, WA 98020 between the hours of 8:00 A.M' and 4:30 P.M.

Monday, Tuesday, Thursday and Friday; between the hours of 8:30 AM and Noon on Wednesday; or . lnformation
can also be viewed online through the City's website at https://permits.edmonds'wa.us. Search for permit
P1N20170029.
CITY

CONTACT:

Kernen Lien, Senior Planner

kernen.lien@edmondswa.gov
425-771-0220
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Everett Daity Herald

Affïdavit of Publication
State of Washington )

County

of Snohomish

)

ss

Dicy Sheppard being first duly sworn, upon
oath deposes and says: that he/she is the legal
representative of the Everett Daily Herald a
daily newspaper. The said newspaper is a legal
newspaper by order of the superior court in the
county in which it is published and is now and
has been for more than six months prior to the

date

of the first

publication

of the

Notice

to, published in the English
language continually as a daily newspaper in
Snohomish County, Washington and is and
always has been printed in whole or part in the
Everett Daily Herald and is of general
circulation in said County, and is a legal
newspaper, in accordance with the Chapter 99
hereinafter referred

of the Laws of 1921, as amended by Chapter
213, Laws of 1941, and approved as a legal
newspaper by order of the Superior Court of
Snohomish County, State of Washington, by
order dated June 16, 1941, and that the annexed

is a

true copy

of

EDH77I845 PLN20170029&

as it was published in the regular and
entire issue of said paper and not as a
supplement form thereof for a period of I
issue(s), such publication commencing on
08/1012017 and ending on 08/10/2017 and that
said newspaper was regularly distributed to its
0030

subscribers during all ofsaid period.

The amount of the fee for such publication

is

11ttìllllllttT
ion

Subscribed and sworn before

l¿*

this

¡¡OTAR¡
G.Õ

=-- :. Pgg¡1C .j

day or

Jz/7
Public in

me on

''-ryî'ñ$N
for the State

of

Washington.
city of&lmond¡ - LEGAL ADS

S

I 14101416

ruRNEN LIEN
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CITY OF
NOTICE OF

substânt¡al

LoCATION:

471

f5800,

NAME OF
Substantial
DATE

been scheduled.

Areas
SËPA
I

mpact

Anâlvsis
COMM.ENTS ON

to

has

receiv€ nolice ând
â

may
the
opon 16cord
on the

an

me

the
¡f any,

to the
record as defined in

CONTACT: Kernên Lien, Senior Planner
August

kernen.lien @ edmondswa.gov
425-771-0220
0, 2017

1

-t-

EDH77I 845

r

I

0r0
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CITY OF EDMONDS
DEPARTMENT OF FIRE PREVENTION
MEMORANDUM
July 25, 2017

To:
From:

Kernen Lien, Senior Planner

Re:
Address:
Project:
Scope:

Plan Check: P1N20170030
336 Admiral Way, Edmonds
Port of Edmonds Marine Retail
New Commercial

Kevin Zweber, Fire Marshal

After review of the preliminary plans for the above project, it was found that the
following will be required.

1. Fire access must comply with IFC 503 and Dept. of Fire Prevention fire
access standard. See attached.
2. Fire hydrant quantity and placement will be dependent upon the fire flow
requirements. Fire flow requirement are determined from square footage and
construction type. IFC Appendix B and C.
3. General Storage, IFC 315.4 Outside Storage. Outside storage of
combustible materials shall not be located within 10' of a lot line. IFC 31 5.4.2
Storage in the open shall not exceed 20 feet height.
Kevin Zweber
Deputy Chief - Fire Marshal
City of Edmonds,
Department of Fire Prevention
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FIRE LANE STANDARDS
Updated: April2017

NOTE: Detailed plans must be submitted, and approved, prior to painting any new fire lane or
modifying any existing fire lane.
Fire Lanes must:

1)

Be a minimum unobstructed width of 20 feet and minimum unobstructed vertical clearance of 13
feet, 6 inches. "Fire lanes shall be a minimum of 26 feet wide in the immediate vicinity of any
building over 30 feet in height above grade. Such fire lanes shall be located a minimum of 15 feet
and a maximum of 25 feet from the building.
2) Provide Fire Department access to within 150 feet of any portion of an un-sprinkled building. ln
buildings that provided with an automatic sprinkler, access may be increased, at the discretion of
the Fire Marshal.
3) Provide Fire Department access to all on-site fire hydrants and fire department connections (FDC)
for sprinkler and standpipe. A hydrant must be located to within 25' of a fire department
connection (or as approved by the Fire Marshal) and must not block fire access roads when
connected.
4) Have adequate turning radius to allow maneuvering of fire apparatus: inside radius 25 feet;
outside radius 45 feet.
5) Be circulating or have an approved turn-around íf over 150 feet long. Have grades of no more
than'l4o/o.
6) Be paved with asphalt or approved equivalent and be capable of supporting the imposed loads of
fire apparatus.
7) Be marked with words "F¡RE LANE - NO PARKING." Words to be painted on the pavement
inside the lane. Letters to be a minimum of 12" high, 2" stroke, yellow in color, and alternately
spaced every 50 feet.
8) Have perimeter striping/curbing to delineate the boundaries of the Fire Lane. Striping to be a
minimum of 4 inches wide and striping/curbing to be yellow in color.
9) When required by the Fire Marshal, signs shall be used in addition to or in lieu of striping.
Signs, when approved, shall meet the following requirements:
a) Size: 18" high x 12" wide (min.)
b) Mounting: Bottom of sign 48" to 60" above grade.
c) Style: lndustry standard (Vulcan 0/o7-6-9, Rainbow 01-527, EMED TC 18816 or approved
equivalent).
d) Color: Red lettering on white background
e) Spacing: 50'between signs or as requíred by Fire Marshal.
10)Fire lanes shall be established by these requirements to provide access to buildings during
construction, alteration or demolition.
Fire Code Supplemental Rules and Regulations afe desþnated interpretat¡ons of the adopted lnternational Fire Code Edmonds Community
Development Code and netionel standârds allowed by IFC 102. 7.102.8 and 102.9 and ECDC 1 9.2s which provide specifics ând details to aid ln
confurmance with ttle ¡ntent of the 9Oìrem¡ng laws, stetutes, ordinances and fire- and life safety-related requirements"
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MEMORANDUM

Date:

July 24,2017

lo:

Kernen Lien, Senior Planner

From:

Leif Bjorback, Building Official

Subject:

Port of Edmonds Marine Sales Building
471 Admiral Way

PLN20l7-0030

The City of Edmonds Building Division has performed a preliminary building code review of the
plans that were submitted under the referenced application number, and have the following
comments.

l.

The site is located within Flood Zone AE as per the preliminary FEMA flood maps and
the structure will need to be designed and constructed to resist the effects of flood
hazards and flood loads. Applicable building code references include ECDC 19.00.025P
and

IBC 1612.

2. The south wall of the building appears to be approximately 5 feet from the property line
3.

which will require fire rated construction of the south wall and possible limitations on
exterior projections and openings.
Other building code requirements may be identified during the plan review and
inspection process for this project.

Thank you.

City of Edmonds ce Building Department
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MEMORANDUM

Date:

September 25, 2017

To:

Kernen Lien, Senior Planner

From:

JoAnne Zulauf, Engineering Technician

Subject:

PLN20170029/30 – Design Review
Port Marine Retail Building
471 Admiral Way

Engineering has reviewed the design review application for the proposed marine retail
building for the location of 471 Admiral Way. Approval of the design review application
shall not be interpreted to mean approval of the improvements as shown on the preliminary
plans. The information provided is consistent with Title 18 Edmonds Community
Development Code & Engineering standards. Compliance with Engineering Division
standards will be verified during the building permit process.
The comments noted by the Engineering Division in the memo dated July 26, 2017 have been
adequately addressed for design review purposes. A downstream analysis may be required to
allow for stormwater direct discharge (flow control will not be required.). Traffic impact fees
will be assessed at the time of bulding permit issuance.
Thank you.

Attachment: PLN20170030 ADB Staff Report with Attachments (Port of Edmonds Marine Retail Building- Design Review Recommendation

7.1.a

City of Edmonds
Attachment 14

Packet Pg. 320

CITY OF EDMONDS

121 5th Avenue North, Edmonds WA 98020
Phone: 425.771.0220 • Fax: 425.771.0221 • Web: www.edmondswa.gov
DEVELOPMENT SERVICES DEPARTMENT • PLANNING DIVISION

Critical Area Determination (CRA20170095)
Based on a review and inspection of the subject site, staff has determined that one or more
critical areas are located on or near the site. Critical areas are ecologically sensitive or
hazardous areas that are protected in order to maintain their functions and values.
Site Location
Tax Account Number
Property Owner
Applicant
Critical Area(s) Present

471 Admiral Way
27032300415800
Port of Edmonds
Bob McChesney
☒ Wetlands (ECDC 23.50)
☒ Frequently Flooded Areas (ECDC 23.70)
☒ Geologically Hazardous Areas (ECDC 23.80)
☐ Erosion Hazard Areas
☐ Landslide Hazard Areas
☒ Seismic Hazard Areas
☒ Fish & Wildlife Habitat Conservation Areas (ECDC 23.90)
☒ Streams

Site Description
The subject property lies between Admiral Way and the Burlington Northern Railroad Right-of-way. The
Edmonds Marsh is on the east side of the railroad right-of-way from the subject property and the Willow
Creek outlet from the marsh also runs along the east side of the railroad. The proscribed buffer widths
in the critical area regulations from Willow Creek and the Edmonds Marsh may extend across the
railroad right-of-way onto the subject property. The property is in a mapped liquefaction hazard area
and thus is a potential seismic hazard area pursuant to ECDC 23.80. FEMA is in the process of updating
its FIRM maps, and the draft maps identify this property is being within the 100-year flood plain with a
base flood elevation of 12-feet. While the FEMA FIRM maps are not officially effective yet (current
schedule is Winter 2018), the identified 12-foot base flood elevation has been shown on the draft FIRM
maps for the past few years and is more than likely to be the flood elevation once the maps become
effective. Pursuant to ECDC 23.70.010.B, the City is considering the draft FIRM maps the most recent
information and any development within the area will be subject to the flood plain development
regulations.
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What does this mean?
The critical area regulations are only triggered when an alteration is proposed to a critical area or
its buffer. However, once an alteration in or near critical area is proposed, critical area studies and
City review and approval may be required.

What is an 'Alteration'?
According to Section 23.40.005 of the Edmonds Community Development Code (ECDC)

"Alteration" means any human-induced action which
changes the existing conditions of a critical area or its
buffer. Alterations include, but are not limited to: grading,
filling; dredging; d raining; channelizing; cutting, pruning,
limbing or topping, clearing, relocating or removing
vegetation; applying herbicides or pesticides or any
hazardous or toxic substance; discharging pollutants;
paving, construction, application of gravel; modifying for
surface water management purposes; or any other human
activity that changes the existing landforms, vegetation,
hydrology, wildlife or wildlife habitat value of critical areas

Unpermitted alteration of a critical

area

or

buffer (inctuding

tree
trimming or topping, dumping yard

weste, or applicotion of pesticides
or fertilizers) can lead to

enforcement action and fines.
Before undertoking any work,
please contact the City to verify
whether critical areo studies and
City review is necessary.

Kernen Lien, Senior Planner

iune 30, 20L7

Name, Title

Signature

cited sections of the Edmonds community Development code (EcDc) can
http : //www. code p u b I i s h i n g. co m/WA/Ed

m

Date

be

found at

ond s

Environmentolly Criticol Areas Generol Provisions
Wetlonds (ECDC 23.50)

(ECDC 23.40)

Frequently Flooded Areos (ECDC 23.70)
l?anlnni¡nllt'
vuvtvgrtsrrf

-^^- lEt^Í'tt^ 't ) o^l
,Ua-^..J^'
,u.vt uvuJ,. ñ,
^ cuJ lL9uç lJ,ovl

Fish ond Wildlife Hobitot Conservotion Areos (ECDC 23.90)

Building permits

-

Eorth Subsidence and Londslide Hozard Areos (ECDC i.9.10)

City of Edmonds GIS map tool with approximate location of critical areas: http://mops.edmondswo.gov
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MEMORANDUM
c.

18

Date:

July 25,20L7

To:

Shane Hope, Developmen

From:

Kernen Lien, Senior Planne

Cc:

Planning and Building Divisions

Subject:

Frequently Flooded Area - City Discretion and Designation

ces Director

During the 2016 Critical Area Ordinance Update, new provisions were added to the Building
Code and definition of height that relate to development within frequently flooded areas within
the City of Edmonds.

Within the building code the following section was added
ECDC L9.00.025.P tBC Section 76L2.4.7, Lowest Floor Elevotion, is odded and reods:

For buildings in oll structure cotegories located in the Coostol High Hozord Areos ond Coostal
A Ftood Zones, the elevotion of the lowest floor shall be o minimum of two feet øbove the
bose flood elevation, as determined from the applicable FEMA flood hozord map.

Prior to this amendment, not all structures within flood hazard areas were required to be
constructed with the lowest floor elevation two feet above base flood elevation. Some
structures could have been constructed with the lowest floor level at the base flood elevation.
Planning for sea level rise and increased coastal flooding, the City Council adopted this
provision so new structures within the near water front area would be less impacted by
flooding events. To compensate for this new requirement for structures to be constructed with
the lowest floor two feet above the base flood elevation, the following exception was added to

the definition of height:
properties located within the Coostol High Hozord Areas and
Coastol A Flood Zones, height is measured from the elevation thot is two feet obove base
flood elevation os identified from the applicoble FEMA flood hazord mop'
ECDC 2L.40.030.D.1- For all

Generally, frequently flooded areas are determined by the FEMA flood insurance maps (ECDC
23.70.010.4). However, pursuant to ECDC 23.70.010.B, the City of Edmonds has some
discretion in designatingfrequentlyflooded areas. ECDC 23.70.010.8 provides:
Page

Attachment 16

Attachment: PLN20170030 ADB Staff Report with Attachments (Port of Edmonds Marine Retail Building- Design Review Recommendation

7.1.a

I of2
Packet Pg. 325

City Discretion and Designation. Flood insurance maps and the city's critical areos inventory
are to be used as o guide for the city of Edmonds development services deportment, project
applicants and/or property owners, and the public and should be considered o minimum
designotion of frequently flooded oreas. As flood insurance mops may be continuously
updated qs oreas ore reexomined or new arees are identified, newer and more restrictive
informotion for flood hazard areo identificotion sholl be the bosis for regulation. The city of
Edmonds shall retain the right to designote ond identify oreos known to be prone to flooding
outside of the 1-00-yeor floodplain ond subject them to the provisions and protections of this
title and the current editions of the lnternational Residential Code and lnternationol Building
Code, as adopted in ECDC T¡tle L9.

ln 20L1,, FEMA began a study of Snohomish County's coast line in order to update the FEMA
flood insurance maps. The draft FEMA flood insurance rate maps were initially made available
in2O74. The draft FEMA flood insurance rate maps identify most of the near water front area
as being within the 1-00-year floodplain with a base flood elevation of 12 feet. These updated
maps were initially intended to become effective in 2076; however, the coastal flood map
update got combined with the riverine flood map update which has slowed down the maps'
adoption and effective date. An issue with the riverine flood map update that has slowed down
the adoption of the updated maps has to do with uncertified dikes and levels. FEMA is still
working out how to designate floodplain areas behind the uncertified dikes and levels. The
latest update from FEMA (July 5, 2OI7) identifies a potential effective date of winter 2Ot8.
The City of Edmonds has received one application for development within the 100-year
floodplain of draft FEMA flood insurance rate map and at least one other application within this
area is imminent.
Given the intent of the recently added provisions to the building code and exceptions, and the
discretion provided by ECDC 23.70.010.8 to use newer more restrictive information, all
development applications within the Coastal High Hazard Areas and Coastal A Flood Zones in
the draft FEMA flood insurance rate map (attached) will be subject to the requirements of ECDC
19.00.025.P and may use the height exception provided by ECDC 21.40.030.D.1 based on the
flood elevation identified on the draft FEMA flood insurance rate map.
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7.2

Architectural Design Board Agenda Item
Meeting Date:

10/18/2017

Westgate Woods Townhomes Design Review Recommendation (PLN20160061) and Variance
Application (PLN20160060)
Staff Lead:

Kernen Lien

Department:
Prepared By:

Planning Division
Kernen Lien

Background/History
N/A
Staff Recommendation
Provide the Hearing Examiner with a recommendation of approval with conditions.
Narrative
The applicant is proposing to construct a 10-unit townhouse development at 9511 and 9513 Edmonds
Way. The 10 units are proposed to be divided between two structures with each with five units in each
building. Each townhouse will unit contain a two car garage and an additional two parking spaces on
site for visitor parking. The applicant is also seeking a height variance for each structure due to special
circumstances at the subject property. Access to the proposed development will be taken off 228th
Street SW.
Design review projects which trigger SEPA and variance applications are both Type III-B decisions.
Pursuant to ECDC 20.01.002.B, the applications are being combined and the hearing examiner will issue
the decision regarding both design review and the variance requests. The site is located within the RM1.5 zone (One dwelling unit per 1,500 square feet of lot area).
Attachments:
PLN20160061 Design Review Staff Report with Attachments
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CITY OF EDMONDS
72I sth Avenue North, Edmonds WA 98020
Phone: 425.771.0220. Fax: 425.771.0221 ' Vy'eb: www.edmondswa.gov
DEVELOPMENT SERVICES DEPARTMENT . PLANNING DIVISION

c.

18

PLANNING DIVISION REPORT AND RECOMMENDATION
ARCHITECTU RAL DESIGN BOARD

Project:

Westgate Woods Townhomes

File Number:

P1N20160060 (Variance) and P1N20160061 (Design Review)
em ber

Date of Report:

28,2OI

o
Staff Contact:
n Lien, Se
Public Hearing:

t.

lanner

Wednesday - October 4,2Ot7 at 7:00 P.M.
Edmonds Public Safety Complex: Council Chambers
250-5th Avenue N, Edmonds, WA 98020

SUMMARY OF PROPOSAL

The applicant is proposing to construct a 10-unit townhouse development at 9511 and
9513 Edmonds Way (Attachments L - 5). The L0 units are proposed to be divided
between two structures with each with five units in each building. Each townhouse will
unit contain a two car garage and an additional two parking spaces on site for visitor
parking. The applicant is also seeking a height variance for each structure due to special
circumstances at the subject property. Access to the proposed development will be taken
off 228th Street SW.
Design review projects which trigger SEPA and variance applications are both Type lll-B
decisions. Pursuant to ECDC 20.01.002.8, the applications are being combined and the
hearing examiner will issue the decision regarding both design review and the variance
requests. The site is located within the RM-1.5 zone (One dwelling unit per l-,500 square

feet of lot area).

il.

GENERAL INFORMATION

1. Owner: Westgate Woods, LLC
2. Applicant: Bill Booth, Westgate Woods LLC
3. Tax Parcel Number: 27033600101400 and 27033600100200

Attachment: PLN20160061 Design Review Staff Report with Attachments (Westgate Woods Townhomes Design Review Recommendation
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4. Location: 95L1" and 9513 Edmonds W ay (Attachment 6)
5. Size: The subject property contains approximately 25,327 square feet.
6. Zonins: The subject property is zoned Multifamily Residential (RM -

1.5) with

a

maximum density of one dwelling unit for every 1,500 square feet of lot area.

7.
8.

9.

Existine Use: The site is currently vacant.

Proposed Use: The a pplicant is proposing to construct a LO-unit townhouse
cieveiopment at 951L and 9513 Edmonds Way. The 1-0 units are proposed to be
divided between two structures with each unit containing a two car garage and an
additionaltwo parking spaces on site for visitor parking.

to ECDC 20.01.003, design review projects which trigger SEPA and
variance applications are both Type lll-B decisions. Pursuant to ECDC 20.01.002.B, the
applications are being combined and the hearing examiner will issue the decision
Process: Pursuant

regarding both design review and the variance requests. A public hearing before the
Hearing Examiner is tentatively scheduled for Octob er 26,2OL7.

SEPA TH RESHOLD DETERMI NATION

Review under SEPA is required for this project because the project exceeds four (4)
multifamily residential units. . The applicant submitted a SEPA Checklist for the project
which is included in Attachment 7. The City of Edmonds determined that the
requirements for environmental analysis and protection have been adequately addressed
in the development regulations and comprehensive plan adopted under chapter 36.704
RCW, and in other local, state, or federal laws or rules, as provided by RCW 43.21C.240
and WAC L97-11,-L58 and issued SEPA Determination of Nonsignificance on February 2,
20L7 (Attachment 8). The City did not receive any appeals of the SEPA determination.

IV

PUBLIC NOTICE AND COMMENTS

A "Notice of Application and SEPA Determinations" was published in the

Herald
Newspaper, posted at the subject site, as well as the Public Safety Complex, Community
Development Department, and the Library on February 2,20L7. Notices were also mailed
to property owners within 300 feet of the site. See Attachment 9 for public notice
documentation regarding the Notice of Application and SEPA Determination.
Three wr¡tten comments have been submitted on the proposal; from Snohomish County
PUD, Community Transit and from Mark Cooper.
Snohomish County PUD No. L noted the district has sufficient electric system capacity to
serve the proposed development; however, the existing facilities in the area may require
upgrading. PUD noted any relocation, alteration or removal of district facilities to
accommodate this project shall be at the expense of the developer and must be
coordinated with PUD in advance (Attachment 10).

Page 2
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Staff Resoonse: Utilities will be included on the civil portion of the building permit and it
will be the responsibility of the developer to coordinate with PUD.
Community Transit noted the existing bus pull out on Edmonds Way and requested a Type
4 Shelter Pad be included with frontage improvements. Community Transit also
requested the developer contact them if the bus stop must be temporarily closed during
construction (Attach ment 11).

Staff Resoonse: The a pplicant has proposed replacing the existing sidewalk with a four
foot wide sidewalk and there is not enough space for a shelter pad to be constructed. lt
will be the applicant's responsibility to contact Community Transit if the bus stop has to
be temporarily closed during construction.

Mr. Cooper submitted comments during the Notice of Application and SEPA comment
period with five specific questions regarding 1) information in the notice, 2) frontage
improvements on 228rh,3) safety of the site on the corner of Edmonds Way,4) parking
along 228rh, and 5)the three way stop at228th Street SW and 96th Avenue W (Attachment
12).

Staff Response: 1) Mr. Cooper mentioned there was no mention of the variance in the
Notice of Application and SEPA Notice. The requested height variance was noted in the
Notice of Application and SEPA notice (Attachment 9). 2)The original application did not
include sidewalks on 228th. Subsequent submittals provide for a new side walk on 228th
Street SW as well as sidewalk improvements along 96th Avenue W and Edmonds Way. 3)
Washington State Department of Transportation and the City of Edmonds have been
working on making improvements for traffic safety along Edmonds Way. lt is not the
developer's responsibility to provide any additional safety features on this corner. The
development will be taking access to the site off 228th Street SW. 4) There will be no onstreet parking along 228th Street. The applicants have provided parking on site consistent
with the City's parking standards and have provided an additional two space above the
parking requirements for guest parking. 5) The three way stop at 228th Street SW and
96th Avenue is not a temporary feature and will remain.

V

TECHNICAL COMMITTEE

This application was reviewed by Snohomish County Fire District #l-, the Building Division
and the Engineering.

Neither Snohomish County Fire District nor the Building Division had any comments on
the proposal (Attachments 13 - 1-4).
The Engineering Division preliminarily approves the design of the proposed development
noting the information provided is consistent with the Engineering standards of Title 18
ECDC (Attachment 15). Approval of the design review phase of the project does not
constitute approval of the improvements as shown on the submitted plans. Compliance
with Engineering Division standards will be verified during the building permit process.
At the time of the drafting of this staff report, the Engineering Division is considering a
Page 3
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request to waive the five foot sidewalk width requirement. A decision on this request
should be made by the October 4th ADB meeting. The sidewalk width should not have
any impact on the overall site design of the proposed project.

vt.

COMPREHENSIVE PLAN

The comprehensive Plan designation for the site is " Edmonds woy corridor."

eommercial Deveiopment Goal E. The Edmonds Way Corridor consists of portions of
Edmonds Woy between the L00th Avenue West intersection and Highwoy 99. This
corridor serves os a key transportotion corridor, and olso provides o key link between
Edmonds ond lnterstote 5. Estoblished residentiol oreos lie on both sides of the
corridor. An established pattern of multiple fomily residentiol development lies along
much of the corridor, while smoll-scole businesses con be found primorily near
intersections. A mojor concern is thot the more intensive development thot occurs
olong the corridor should not interfere with the flow of through troffic or intrude into
a dj oi ni ng e sta bl ished co m m u n iti e s.
E.7 Permit uses in plonned multiple

fomily or small-scale business developments that
are designed to minimize contributing significøntly to traffic congestion.

E.2 Provide

for transit

ond pedestrion occess to development.

E.3 Use design review to encouroge the shored or

joint use of drivewoys ond occess

points by development onto SR-L04 in order to support the movement of traffic in
a safe ond efficient monner. Site access should not be provided from residential
streets unless there is no feosible alternotive.
E.4 Use design review to ensure

thot development provides a tronsition to adjocent
residentiol neighborhoods. For uses in transitional areøs adjocent to single family
neighborhoods, use design techniques such as the modulation of focades, pitched
roofs, stepped-down building heights, multiple buildings, and landscoping to
provide designs compatible with single family development. Moke use of natural
topography to buffer incompatible development whenever possible

The current project is subject to General Design Review as outlined in Chapter 20J,L
ECDC. One of the findings required by ECDC 2.O.LL.O2O is that the proposal is consistent
with the design guidelines provided in the Urban Design Chapter of the Comprehensive
Plan. Below is a detailed analysis on how the proposal complies with the goals and
objectives for site design, building form, and building facade contained in the
Comprehensive Plan's Urban Design Chapter.
Comprehensive Plan Urban Design Objectives
Design Obiectives for Site Design. The development of porking lots, pedestrion walkways
ond landscoping feotures is on integrol part of how o building interacts with its site and

its surrounding environment. Good design and site planning improves occess by
pedestrians, bicycles and automobiles, minimizes potentiol negative impacts to adjacent
Page 4
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development, reinforces the character and activities within o district and builds o more
cohesive and coherent physical environment.

A.L

Vehiculor Access. Reduce the numbers ond width of driveways (curb cuts) in order to
improve pedestrian, bicycle and outo safety.

Staff Findines: The subject property is a corner lot w¡th frontage on three streets; 228th
Street SW, 95th Place W, and Edmonds Way (SR-1-04). Access to the site will be via a single
driveway accessed off 228th Street SW. The driveway is placed as far west of the
intersection of 228th Street SW and 95th Place W as possible which provides the safest
access point to the property from the adjacent streets.

A.2 Layout of Parking. Locating buildings in proximity to the street to facilitote

direct
placed
the
be
to
Porking
should
pedestriøn occess ond help define the street edge.
side and rear.

Staff Findines: The property is a corner lot with three street frontages. The buildings are
placed near the street setback lines. The majority of the parking will be located within
the two car garages provided with each unit. Two additional parking spaces are being
provided for guest parking outside the setback and adjacent to the biorention cell along
the Edmonds Way frontage.
On- ond Offsite. Design site access and circulation within and between
sites to encouroge linkoges for pedestrions, vehicles, ønd bicycles. Special ottention
should be poid to providing ond improving connections to transit.

A.3 Connections

Staff Findines: Sidewalks will be added alo ng228th Street SW which willwrap around the
property to Edmonds Way and provide direct access to the transit stop along the south
side of the property on Edmonds Way. Additionally, 228th Street SW is identified as a
minor arterial just east of the site and improvements to 228th Street SW corridor provide
a direct access to the Montlake Terrace lnterstate-S transit center.

A.4

Building Entry Locotion. Building entries should be configured to provide clear entry
points to buildings, be oriented to pedestrian walkwoys/pothways, ond support the
overall intent of the streetscope environment. Space ot the entry for gothering or
seoting is desirable for residential or mixed use buildings.

Staff Findines: Entry to the individual units is from the internal drive aisle for the
development. Topography makes it difficult to provide direct connections to the
pedestrian walkways on the adjacent streets. No gathering space is intended for the
development.

A.5

Setbacks. Creote ond maintain the landscope and site characteristics of each
neighborhood oreo and provide o common street frontage tying eoch site to its
neighbor. Setbocks should be oppropriote to the desired streetscope, providing for
transition øreds between public streets and privote building entries where a voriety
of activities ønd omenities can occur.

Page 5
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Staff Findines: Project meets the setbacks requirements for the zone and landscaping is
provided within and around the perimeter of the development consistent with the
requirements of Chapter 20.13 ECDC.

A.6 Open Spoce. For residential

settings, create green spaces to enhance the visual
ottributes of the development and provide places for interoction, play, seoting, and
other octivities.

Staff Findines: The perimeter of the property is landscaped which will provide some green
spaces. While this landscaping will enhance the visual attributes of the site, it is not
intended to provide places for interaction, play, seating or other activities.

A.7 Building/Site

ldentity. lmprove pedestrian occess and woy-finding by providing
variety in building forms, colors, materials ond individuolity of buildings.

Staff Findines: Both of the buildings have a similar design and color scheme. Each building
is a three story building with a garage on the ground floor and living space above. Each

townhouse unit is identified by a slightly different color than the adjacent unit. The
addition of the sidewalk along 228th Street SW and sidewalk improvements along 95th
Place W and Edmonds Way will help improve pedestrian access.

A.8

Weother Protection. Provide covered walkways ond entries for pedestrian weother
protection.

Staff Findines: Covered entries for each unit are provided.

A.9

Lighting. Provide adequote and øppropriote illuminotion in oll oreos used by
automobiles, bicycles ond pedestrions - including building entries, walkwoys,
parking oreos, circulation oreos and other open spoces - to support activity ond
security.

Staff Findinss: No lighting details were provided in the application materials. The
applicants have been advised that they should be prepared to discuss lighting at the ADB
meeting.

A.10 Signage. Encourage signage thot provides cleor informotion and direction for
properties and businesses while preventing the streetscape from becoming
cluttered. Encourage the use of graphics ond symbols in signage to support the city's
emphosis on uniqueness ond the arts.
Staff Findinss: No s ignage proposed at this time.

A.LL Site Utilities, Storage, Trash and Mechonical Systems. Minimize the noise, odor ond
visual impacts of utility systems using such feotures as londscoping, building forms,
or integroted design.
Staff Findines: No trash enclosure is proposed for the development as the intent is to have
residents subscribe to individual garbage and recycle services (Attachment L6). A
transformer will be placed on the west side of the driveway at the entrance to the site
and generally screened with landscaping.

Page 6
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A.72 lntegrating Site Features. lntegrote natural landscope feotures and unique
londforms - such os rocky outcroppings or significont trees - into site design
whenever possible.
Staff Findinss: No si gnificant features exist on the site

A.L3 Lqndscape Buffers. IJse landscaping and/or other feotures such as fences to
mointoin privacy ond creote a visual borrier between incompotible uses. These
buffering techniques should also be used to soften hard edges (such os the
perimeters of porking lots) and reinforce pedestrian ways ond circulation routes.
Native plonts and rain gardens should be promoted as alternotives to lowns and
ru noff rete nti on a re o s.
Staff Findings: Landsca ping is provided consistent with the requirements of Chapter 20.13
ECDC. See the discussion on landscaping in Section 7.D below.

Desígn Objectives for Building Form. Building height and modulation guidelines ore
essential to creote diversity in building forms, minimize shodows cast by toller buildings
upon the pedestrian areas and to ensure compliance with policies in the city's
Comprehensive Plan. Protecting views from public porks and building entries os well os
street views to the mountains ond Puget Sound ore on importont port of Edmonds
character and urbon form.

A.L4 Building Form. Encouroge new construction
building forms.

to ovoid repetitive,

monotonous

Staff Findinss: The proposed buildings are not repetitive or monotonous

A.75 Massing. Reduce the opporent bulk ond mass of buildings by encouraging human
scole elements in building design ond/or by subdividing building mosses verticolly or
horizontolly.
Staff Findings: Bulk and mass of the buildin gs are reduced through use of materials,
colors, and building form subdividing the buildings both vertically and horizontally.
A.L6 Roof Modulotion. IJse roof forms to help identify different progroms or functional
oreos within the building and support differentiation of building form ond massing.
Roof design, in combination with wall modulotion, can allow for additionol light to
enter buildings or pedestrian spaces.
Staff Findines: The gabled ends of the roof help identify the separate units within the two
buildings and provide modulation to the overall roof form.

A.17 Woll Modulation. Variotion in materiøls, decorative elements, or other feotures
should be employed to support pedestrian scale environments ond streetscopes, or
to help breok up lorge building mosses to keep in scole with the surrounding
environment.

Staff Findings: The proposed buildings provide variation in colors, materials and
projections that help break up the masses of the buildings both vertically and horizontally.
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Design Objectives for Building Foçode. Building facade objectives ensure that the exterior
of o building - the portion of o building thot defines the character ond visual oppearonce
of o place - is of high quolity and demonstrotes the strong sense of ploce and integrity
volued by the residents of the City of Edmonds.

A.18 Building Foçade Design. Encouroge building façades thot reinforce the oppearance
and consistency of streetscope potterns while supporting diversity ond identity in
building design.

Staff Findinss: The sub ject property is the only property zoned for multifamily
development along on this block of 228th Street SW (Attachment 6). The existing
development on this block consists of single family residences. The townhouses will add
diversity of design to the streetscape while the scale of the buildings and there location
below the street elevation will fit in with the character of the neighborhood.

A.19 Window Voriety and Articulotion. Use window size ønd plocement to help define the
scole and charocter of the building. IJse the organization ond combinotions of
window types to reinforce the streetscape charocter or to provide variotion in o
foçade, as well as provide light and air to the building interior.
Staff Findines: Windows are typical of residential development. The windows help
provide variation to the façade and should provide light and air into the interior of the
residences.

A.20 Voriotion in Focode Materiols. Employ variotion in materials, colors or design
elements on building façades to help define the scole and style of the structure.
Voriation in façode materiols con help reduce the apporent bulk of lorger buildings
while allowing voriety and individuolity of building design.

in colors, materials and
projections that help break up the bulk of the buildings both vertically and horizontally.

Staff Findines: The proposed buildings provide variation

VII.

DEVELOPMENT CODE

A.

Chapter 16.30

ECDC

- Mult¡-Fam¡ly ResidentialZone: The subject property is located

with the Multifamily Residential (RM-1.5) zone and subject to the development
standards of Chapter L6.30 ECDC.
ECDC 16.30.010 Uses

Staff Findines: Multiple dwellings is a permitting primary use pursuant to ECDC
16.30.010.4.1, so the proposed development is consistent with the allowed uses of
the RM1.5 zone.
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ECDC

16.30.030 Development Standards

Subdistrict

Minimum
Lot Areo
per
Dwelling

Unit

(sq.

Minimum
Street

Minimum

Minimum

Side

Setbock

Setback

Rear
Setbock

75'

70'

1_5'

Moximum
Height

Moximum

25'1

45%

Coveroge

Ft.)

RM-1,5

L,500

1

Roof only may extend five feet above the stoted height limit if all portions of the roof obove the stated
height limit hove a slope of four inches in 12 inches or greoter.

Staff Findings - Densitv:The subject property contains 25,237 square feet of lot area.
With a density of one dwelling unit for every 1,500 square feet of lot area, a maximum
of 1-6 dwelling units can be constructed. The proposal is for L0 dwelling units among
two structures so the proposal is consistent with the density requirements of the RMl-.5 zone.

Staff Findings - Setbacks: The subject property is a corner lot with street setbacks on
three sides (north, south and east) and side setbacks along the western property
boundary. The development site currently consists of two parcels. Building B would
straddle the property boundary of these parcels. ln order to comply with setbacks,
either a lot line adjustment must be applied for to combine the lots, or alternatively,
the applicants may apply for a unit lot subdivision to create fee simple units forthe
townhouses. Prior to the issuance of a building permit for the structures, the
applicant must either complete a lot line adjustment or apply for a unit lot subdivision
consistent with the requirements of ECDC 20.75.045. Staff has added a proposed
condition of approval to address the lot line and setback issue. As proposed, both of
the structures are compliant with the required zoning setback requirements for the
exterior of the development site (meeting the street setbacks and the side setback for
the eastern property boundary). As conditioned, the proposal is consistent with the
setback requirements of the RM-1.5 zone.

Staff Findines - Heieht: The applicant is seeking a height variance for both of the
proposed building due to special circumstances with the property related to shape,
size, topography and the location of the site. The Hearing Examiner will review the
variance criteria and make a decision regarding the requested variance. ln short the
site is essentially down in a hole and fill will be required in order to provide adequate
driveway slope into the property and provide appropriate slope for connections to
utilities in the adjacent right-of-ways. Since height is measured from the average
grade of the undisturbed soil, this negatively impacts the potential heights of the
structure. The proposed buildings are designed to be 30 feet in height from finished
grade. A design aspect of the height standards in ECDC 16.30.030 is that the roof only
may extend five feet above the stated height limit if all portions of the roof above the
stated height limit have a slope of four inches in L2 inches or greater. So above the
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25 foot elevation, the roof must have 4:L2 pitch. The proposed buildings have been
designed with a 4:12 pitch above the 25-foot elevation of the buildings.

Staff Findings

-

Coverage: ECDC 2LL5.LLO defines coverage as the total ground
coverage of all buildings or structures on a site measured from the outside of external
walls or supporting members or from a point two and one-half feet in from the outside
edge of a cantilevered roof, whichever covers the greatest area. The application notes
a building ground coverage of 8,160 square feet for a coverage of 32.33% of the
.
îE 1t?
...:¡L ÀL -^L- ^1
^^^^:-¡^-¡
proposai :-is consislenT
¿J,¿3¡
square Í^^+
roor l^¡
ioi. TL^
ine --^-^--l
witn ine coverage requirements
oî
the RM-1.5 zone.

B.

ECDC 17.50.020

- Off-Street

Parking Regulations
Off-street parking requirements for multifamily developments are detailed in the
table in ECDC 17.50.020.4.1.b. The table below provides the parking requirements of
ECDC 17.50.020.4.1.b along with the number of units of each dwelling unit type of the
number of required parking spaces.
Type of multiple

dwelling unit

Required parking
spaces per

dwelling unit

Number of units
in proposal

Number of
parking spaces
required

Studio

7.2

0

0

1 bedroom

1.5

0

0

2 bedrooms

1_.8

0

0

3 or more
bedrooms

2.0

1"0

20

Total Spaces Required

20

The proposal provides 22 parking spaces. Each of the proposed townhouse units
contains a two car garage and there are an additional two parking spaces for guests
on the internal drive aisle.
The proposal is consistent with the off-street parking requirements of Chapter 17.50
ECDC.

C. Chapter z0.tl, ECDC -

General Design Review

20.11.010 requires the ADB to review general design review applications that
trigger SEPA. ECDC 20.11.030 lists the criteria for Building Design and Site Treatment
that must be met.
ECDC

Building Design. No one orchitecturol style is required. The building
shall be designed to comply with the purposes of this chapter and to ovoíd conflict with
the existing and planned charocter of the neorby area. All elements of building design
ECDC 20.77.030.A
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shall form an integrøted development, hormonious in scale, line and mass. The
following ore included os elements of building design:
L. All exterior building components, including windows, doors, eaves, ond poropets;
Staff Findines: Buildin g components are harmonious with the existing character of the
nearby area.

2.

Colors, which should avoid excessive brilliance or brightness except where that
would enhonce the charocter of the oreo;

Staff Findines: The proposed colors scheme avoids excessive brilliance or brightness
(Attachment 3).

3.

Mechanical equipment or other utility hardwore on the roof, grounds or buildings
should be screened from view from the street level;

Staff Findings: A transformer will be placed on the west side of the driveway at the
entrance to the site and generally screened with landscaping.

4.

Long, massive, unbroken or monotonous buildings shall be ovoided in order to
comply with the purposes of this chopter and the design objectives of the
comprehensive plon.

Staff Findines: The proposed buildings provide variation in colors, materials and
projections that help break up the bulk of the buildings both vertically and
horizontally.

5.

All signs should conform to the general design theme of the development.

Staff Findines: The proposed development does not currently propose any signage.
Any signage will be reviewed under a subsequent building permit application.
20.71.030.8 Site Treotment. The existing charocter of the site and the neorby
oreo should be the storting point for the design of the building and oll site treatment.
The following ore elements of site treotment:
ECDC

L.

Groding, vegetotion removal and other chonges to the site sholl be minimized
where notural beouty exists. Large cut ond fill and impervious surfoces should be
ovoided.

Staff Findinss: The develo pment site sites down in a hole relative to the surrounding
area. Significant fill will be required to develop the site and meet driveway slope
requirements and provide utility connections to the utilities in the right-of-way. This
is part of the reason for the variance request associated with this development which
will be heard before the Hearing Examiner.

2.

Løndscape treatment shqll be provided to enhance the building design ond other

site improvements.

Page L1
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Staff Findines: Landscaping consistent with the requirements of Chapter 20.13 ECDC
is being provided with the development. See the discussion on landscaping
requirements in Section 7.D below.

3.

Londscape treatment sholl be provided to buffer the development from
surrounding property where conflict moy result, such as parking focilities near yord
spoces, streets or residentiol units, ond different building heigltts, design or color.

Staff Findinss: Landscaping is being provided consistent with Chapter 20.13 ECDC and
will provide buffers from surrounding propert¡es.

4.

Londscaping thot could be damaged by pedestrions or vehicles should be protected
by curbing or similor devices.

Staff Findings: Landscaping adjacent to the internal drive aisle will be protected by
curbing.

5.

Service yards, and other oreas where trash or litter moy occumulate, shall be
screened with plonting or fences or wolls which ore compotible with naturol
moterials.

Staff Findines: No trash enclosure is proposed for the development as the intent is to
have residents subscribe to individual garbage and recycle services (Attachment 16).

6.

All screening should be effective in the winter as well os the summer.

Staff Findines: The landscaping requirements in Chapter 20.13 ECDC for the perimeter
include a mix of evergreen and deciduous species that will be effective in screening
the site year round.

7.

Moteriols such as wood, brick, stone ond gravel (as opposed to asphalt or concrete)
may be substituted for planting in oreos unsuitable for plont growth.

Staff Findines: Not applicable.

8.

Exterior lighting shall be the minimum necessory for safety ond security. Excessive
brightness shall be avoided. All lighting shall be low-rise ond directed downword
onto the site. Lighting standords ond patterns sholl be compatible with the overoll
design theme.

Staff Findinss: No lighting details were provided in the application materials. The
applicants have been advised that they should be prepared to discuss lighting at the
ADB meeting.
ECDC 20.77.030(C)

7.

Other Criteria.

Community focilities ond public or quasi-public improvements should not conflict
with the existing and planned charocter of the neorby orea.

Staff Findines: The proposed building is not a community facility.

2.

Street furniture (including but not limited to benches, light standards, utility poles,

newspaper stonds, bus shelters, planters, traffic signs and signols, guardrails,
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rockeries, wolls, moil boxes, fire hydronts and gorboge cans) should be compotible
with the existing and plonned choracter of the nearby area.
Sta ff Findinss: No specific street

furniture is proposed or required

Staff finds the proposal is consistent with the design standards of ECDC 20.L1.030.

D. Chapter 20.t3

ECDC

-

Landscape Requirements

ECDC contains specific landscaping requirements for new
developments, which the ADB and Hearing Examiner are allowed to interpret and
modify according to ECDC 20.L3.000. Two types of landscaping are required for the
proposed develop. Type ll landscaping is required along the western property
boundary to buffer the site from the adjacent single family property and Type lll
landscaping is required along the northern, eastern, and southern property
boundaries. ECDC 20.13.030 provides the requirements for each landscaping type.

Chapter

20.I3

Type tt Londscoping. Type
between similar uses.

ll

londscaping is intended to creote a visual separation

1-. Evergreen ond deciduous trees, with no more than 30 percent being deciduous, a
minimum of six feet in height, ond planted ot intervals no greoter than 20 feet on
center; ond

2.

Shrubs, a minimum of three ond one-half feet in height and other plant materials,
planted so that the ground will be covered within three years.

Staff Findines: Landscaping generally consistent with the Type ll landscaping
requirements is proposed (Attachment 5). The trees proposed for the Type ll
landscape trees are emerald green arborvitae. The Type ll landscaping area is also
back by a six-foot board fence. Arborvitae a typically used more as a hedge than trees,

but the arborvitae together with the fence, shrubs and ground cover will create a
visual separation between the subject property and the adjacent single family
property. Pursuant to ECDC 20.13.000, the ADB and Hearing Examiner are allowed to
interpret and modify the landscaping requirements. Staff feels the proposed
landscaping along the western property is consistent with intent of Type ll
landscaping.

Type ttt Landscoping.Type lll londscaping is intended to provide visuol separotion of
uses from streets, and visuol seporation of compatible uses so os to soften the
oppeorønce of streets, parking oreos and building elevations.

L.

Evergreen ond deciduous trees, with no more thon 50 percent being deciduous, o
minimum of six feet in height, ond plonted st intervols no greater thon 30 feet on
center; ond

2.

tf planted to buffer o building elevotion, shrubs, a minimum of three ond one-half
feet in height, and living ground cover plonted so that the ground will be covered
within three years; or
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3. lf plonted to buffer o porking oreo, access, or site development

other thon

a

building, any of the following alternotives may be used unless otherwise noted:

o. Shrubs, a minimum of three and one-holf feet in height,

and living ground cover
must be plonted so that the ground will be covered within three yeørs.

b.

Eorth-mounding, on average of three ond one-holf feet in height, plonted with
shrubs or living ground cover so thot the ground will be covered within three
yeors. This alternative may not be used in a downtown or waterfront oreo.

c.

A combinotion of earth mounding, opoque fences ond shrubs to produce
visual borrier at leost three ond one-holf feet in height.

o

Staff Findinss: Landsca ping consistent with the requirements of Type lll landscaping
is provided along the northern, eastern and southern property boundaries.

Staff finds the proposal is consistent with the intent and requirements of the
landscaping requirements of ECDC 20.t3.

VIII.

CONCLUSIONANDRECOMMENDATION
Pursuant to ECDC ZO.IL.OTO, when approving proposed development applications, the
ADB is required to find that the proposed development is consistent with the criteria
listed in ECDC 20.11.030 (General Design Review), the Comprehensive Plan, and the
zoning ordinance. Based on the findings, analysis, conclusions, and attachments to this
report, staff recommends that the ADB recommend APPROVAL of the design for the
proposed Westgate Woods Townhomes to the Hearing Examiner, file P1N20160061, with
the following conditions:

1. PRIOR TO THE ISSUANCE OF A BUILDING PERMIT

FOR THE STRUCTURES, THE

A LOT LINE ADJUSTMENT OR APPLY FOR A
UNIT LOT SUBDIVISION CONSISTENT WITH THE REQUIREMENTS OF ECDC

APPLICANT MUST EITHER COMPLETE

20.75.045.

IX.

PARTIES OF RECORD

City of Edmonds

Izt-

5th Ave N.

Edmonds, WA 98020

John Bissell
Harmsen Associates
125 East Main Street
Monroe, W498272

Bill Booth
Westgate Woods LLC
2917 NW g4th St
Seattle, WA 981l.7

Mark Cooper
22628

-

96th Ave W

Edmonds, WA 98020
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X.

L. Land Use Application
2. Application Cover Letter
3. Architectural Plans

4.
5.

Preliminary Civil Plans
Landscape Plan

6.
7.
8.

Zoning and Vicinity Map
SEPA Checklist
SEPA Determination of Nonsignificance
9. Public Notice Documentation
10. Snohomish County PUD Letter
11. Community Transit Letter
12. Mark Cooper Email
13. Snohomish County Fire District No. L Comment Form
14. Building Division Comment Form
L5. Engineering Division Preliminary Design Approval
16. Steve Fisher, City of Edmonds Recycling Coordinator, Email
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City of Edmonds
Land Use Application
X]

!

ARCHITECTURAL DESIGN REYßW
CONæREHENSIVE PLAN AN,IENDMENT

ü

CONDITIONAL USE PERMIT

FILE #

tr

HoNß

l]

FORMAL SUBDIVISION

oare
FEE

tr

SHORT SUBDIVISION

I
I
I

LOT LINEADruSTMENT

n
ü

STREETVACATION

PLANNED RESIDENTIAL DEVELOPIVßì{T
OFFICIAL STREET MAP Aì,{ENDI'/ENT

ESTAFF

xlIE

DPB trADB lCC

REZONE

tr

SHoRELnIEPERMIT

E

VARIANCE / REASONABLE USE EXCEPTION
OTHER:

l.l

?LÀreO l6¿O6OzoNE

td'r.q/rc, REc'DBY tl¿.- /.4.
3,LlZ,oo RECE¡"T#
*o** ão* fÈs,

OCCTIPATTON

.

qíil - q5¡3 Ednønds Dag

PLEASE N0TE THAT ALL INFùRMATIoN CoNTAINED WITHIN THE APPLICATION IS A PABLIC RECORD

.

PROPERTY ADDRESS OR LOCATION West of 95th Pl W, South f 228th St SW, north of Edmonds Way

PRoJEcr NAME (Ir APPLICABLE) Westgate Woods
PROPERTY OWNER

Townhomes

ADDRESS 2817 NW 94th St., Seattle, Wash¡ngton

981 17

norlhbeachweb@msn.com

TAX ACC9UNT

#

-

PHONE # 20a a54 8A22

Westgate Woods, LLC

FAX#

27033600100200, 27033600101400

36

Spc.

TWp.

27

RNc.

03

PROJECT oR PRoposED UsE (A'r'rACH covER LETTER AS
10 unit townhouse project in two f¡ve unit builidngs + a height varaince due to special

DÊscRrprroN oF

See oro¡ect descriotion @ver letter and variance criter¡a document
DESCRIBE HoIw TI{E PRoJECT MEETS APPLICABLE coDES

(ATIACH CoVER LETTER

AS

NECESSARY)-

See attached Cover Letter and Plan Sets

AppLrcANT B¡ll BoothMestgate Woods LLC

PHor.{E

ADDRESS

2817 NW 94th St, Seattle, WA 98117

E-MAIL

northbeachweb@msn.com

# 206 854 8822

FAX #

CONTACT PERSON/ÀçENT John Bissell, AICP

#

206 498 3610

ADDRESS Harmsen Associates, 125 East Main St. STE 104, Monroe, W¡.98272

E-MAIL

FAx#

John@¡ohnbissell.com

The undersigned applicant, and his/her/its heirs, and assigrs, in consideration on the processing of the application agrees to
release, indemnifu, defend and hold the City of Edmonds harmless from any and all damages, including reasonable attorney's
fees, arising from any action or infiaction based in whole or part upon false, misleading, inaccuate or incomplete information
fumished by the applicant, his/her/its agents or employees.
By my signature, I
and that

I

certi!

am authorized to

that the

file this

are true and correct to the best

exhibits

thebehalf

ofmy

below.
DATE

SIGNATUPJ oF APPLICANT/AGENT

I

7rÌ

"ÒtL

Property Owner's Authorization

I,

certiS under the penalty of perjury under the laws of the Stat€ of
Washington that the following is a true and conect statement: I have authorized the above Applicant/Agent to apply for the
subject land use application, and grant my permission for the public officials and the staffof the City of Edmonds to enter the
to this application.
subject property for the purposes ofinspection and posting

DATE I.L

SIGNATURE oF OWNER
Questions? Call (425)
Revised on 8/22/1 2

77

Lo tL

L.cI
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City of Edmonds
Land Use Application
Xi
íJ
i:
il
'I¡j
Û
tr
tr
N

tr

ARCHITECTI.]RALDESIGNREVIEW
COMPREHENSIVEPLANAI,ßNDI'ß}ì-T
CONDITIONALUSEPERMTT

Fr-E

#?L¡laOlG_Oøl

ZoNE

_

HOMEOCCTJPATION
FORIVTALSUBD]VISION
SHORT SUBDIVISION

oarr tV:.q/rø

REc'DBY

FEE

REcEtr"t #

LOTLINEADruSTMENT

HËARINGDATE

PLANNEDRESIDENTIALDEVELOPMENT
OFFICTALSTREETMAPA}IENDNßNT
STREETVACATION
RxZoNE
SHORELINEPERMIT
VARIANCE / REASONABLE USE EXCEPTION

Ü

FIE

Ü

l¿,-. m.

.IRÌ\

STAFF

D

PB .F/ADB

D CC

N
X
!-, oTIüR:
.

PLEASE NOTE THAT ALL INFORMATION CONTÁINED WITHIN THE APPLICATION IS A PUBLIC RßCORD

.

PROPERTY ADDRESS OR LOCATION West of 95th Pl W. South f 228th St SW. north of Edmonds Wav
PROJECT NAME (IF

APPLICAB¡,¡)

Westgate woods Townhomes

pHONE# 2o88548822

PROPERTY OWNER Westgate Woods, LLC
2817 NW 94th St.. Seattle. Washinqton 98117

ADDRESS

E-MAIL

northbeachweb@msn.com

TAX ACCOU¡\|T

#

FAX#

27033600100200, 27033600101400

36

SEc.

Twp.

27

RNc.

03

DESCRIPTIoNoFPRoJEcToRPRoPoSEDUSE(ATIAcHCoVERLETTERASNEcESSARY)'10 unit townhousê pro¡ect in two

fve

un¡t builidngs + a height varaince due lo spec¡al c¡rcumstances

See project description cover letter and variance criteria document

IIow THE PROJECT MEETS APPLICABLE coDES (A'I'TACH COVER LETTER

DESCRIBE

AS

NECESSARY)-

See attached Cover Letter and Plan Sets

AppLIcÀNT Bill BoothMestgate Woods LLC

PHONË

ADDRESS

2817 NW 94th St, Seattle, WA 98117

E-MAIL

northbeachweb@msn.com

CON'I.AC.I. PERSON/AGENT

4 206 854

BB22

FAX #

#

John B¡ssell, AICP

206 498 3610

ADDRESS Hamsen Assoc¡ates, 125 East Main St. STE 104, Moñroe, WA 98272

E-MAIL

FAX#

John@johnbissell.com

The undersigned applicant, and hislher/its heirs, and assigns, in consideration on the processing of the application agrees to
release, indemnifu, defend and hold the City of Edmonds harmless lÌom any and all damages, ìncluding reasonable attomey's
fees, arising íÌom any action or infraction based in whole or part upon false, misleading inaccurate or incomplete information
furnished by the applicant, his/her/its agents or employees.
By my signature, I

certi! that the information,and

and that I am authorized to

file this

exhibits

thebehalf

are true and correct to the best of my
below.
DATE

SIGNATURE oF APPLICANT/AGENT

Í

2q

?Þ

iL

Property Owner's Authoriz¡tion
. certify under the penalty of pedury under the laws of the State of
I,
Washington that the following is a true and correct stat€ment: I have authorized the above Applicant/Agent to apply for the
subject land use application, and grant my permission for the public ofücials and the staffof the City of Edmonds to enter the
to this application.
subject property for the purposes ofinspection and posting

t'L ') ¿\

SIGNATI.JRE OF OWNER

La tL
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CIVIL ENGINEERING

December 28,2016

City Review Staff
City of Edmonds
Development Services Department
1215s. Ave N
Edmonds, WA 98026
RE:

ADB, Preliminary, Engineering and Height Variance for
Westgate Woods, a 1O-unit town home project

Review Team
The applicant - Westgate Woods LLC, is applying for ADB of a new townhouse project. The project will
have 10 units in two buildings.

Site Description:
The site is located at the intersection of 228h Ste SW, 95th Place West, and Edmonds Way and is comprised
of two tax lots. The project site area is25,237 square feet (0.58 acres). The site is zoned RM 1.5. The site
is bounded on three sides by developed rights of way, is triangularly shaped and is almost entirely below the
elevations of the surrounding streets and properties. The vegetation is a combination of grasses, tress and
both native and ornamental plantings that have not been maintained in decades. The site is currently vacant
other than an old house foundation. There is evidence of previous filling and excavation, probably related to
a quarry project in the late 1800's that affected the Edmonds Way Corridor from around the intersection of
100th Ave West to near the intersection of 232"d St SW. The quarry operation was followed by road way
development around the site, which appears to have affected the site, then the development and subsequent
removal of a house on the site, followed by the redevelopment of Edmonds Way, which raised the south
property line elevation of the subject site.

Development proposal (i ncludi ng stormwater considerations) :
The applicant is proposing to develop the site with two five-unit townhouse buildings. This development will
require the installation of an access drive aisle, stormwater management and utilities. Due to the odd shape
and topography of the site, the installation of the access and stormwater will require elevating the site, which
will in turn affect building heights and subsequently affect roof design. The applicant is submitting
preliminary storm, grading and utility plans as well as a height variance with this application.
The storm design has been developed using the DOE's western Washington 2012 (2014 update) manual.
As of the date of this application the City of Edmonds has not yet adopted that manual. However, we
understand that the application types proposed do not vest, and the City is required by DOE to adopt the
new manual by the first day of 2017 . Since this project will be reviewed in 2017 , we felt it was appropriate to
use that manual.
As the site is lower than the road, stormwater was a particular concern. ln this case, the geotechnical
engineer recommended infiltration. The applicant is pursuing infiltration in this case, but also is proposing an
adequate overflow. The existing 36-inch concrete stormwater pipe located in Edmonds Way has an invert
depth low enough for us to connect for adequate overflow for large storm events.
C:\Users\¡ohnb\Dropbox\Projects\westgate

Wood5\2016 12 20 1st Subm¡ttaì set\Narrat¡ve\Narrat¡ve.docx

ISLAND COUNTY
840 SE gth Avenue, Ste, 702

Oak Harbor, wøshington 98277
tel: (360) 675-5973 / fax: (360) 675-7255
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MonÍoe, Wøshington 98272
tel: (360) 794-7811 / fax: (360) 805-9732
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Clearing and Grading
Preliminãry Grading cãlculations indicate approximately 700 cubic yards cut and 1,900 cubic yards fill will be
required to construct the proposed project. For the purposes ensuring that the threshold determination
addresses the highest possible impact, we are adding a 10}o/o factor of safety for the purpose of SE_PÁ
review. Thus we-estimate 1,400 cubic yards of cut and 3,800 cubic yards of fill for the purposes of SEPA
review. This number is not reflected on the development plans or application forms because the purpose of
those plans is to produce the closest estimate of yards to be graded based on the submitted information.
The site shape, right of way locations and topography conspire along with the City's anticipated density to
require the complete site to be graded. A reduction in the site disturbance area will result in, not only fewer
Owêtting units, but likely no development of the site at all. Thus allvegetation on the site will most likely need
to be removed. The landscape plan anticipates the clearing of the site and the need to replant vegetation
with species meeting the intent of the landscape code and the comprehensive plan.

Gompliance with the Design Guidelines and Gomprehensive Plan:
This åite is challenging as mbst side of all development face a right of way, and as the grading design limited
roof design choiceð. For safety reasons site access is limited to eh western end of the 228th St SW frontage.
This accèss point then requires a safe transition down into site at a slope that still allows the building vehicle
access to function. This requires a six-inch finished floor elevation separation between units. However, roof
lines cannot effectively be constructed with six inch separations in elevation. Because of this the roofline of
the western building is broken once instead of four times to help with visual relief. The buildings' fenestration
ties the facades together and there is ample architectural interest on the facades of each building.
Variance:
The site characteristics lead us to a building height variance for several reasons. First, the fact that the
property is below street level leads to access problems. The access solutions require filling of the site at the
iocation for the drive aisle, which effectively sets a finished floor elevation for the garage floors, which
effectively sets a required low point for each dwelling unit. This sets the dwelling unit well above the original
grade, handicapping the development in a way no other property in the same zone in the same vicinity is
ñandicapped. Second, the site characteristics force the building to be stepped. Since the height is
measured from original grade, and since it is measured as an average of the building site, the average
elevation ends up lower than the finished floor elevation as the building works its way up the slope- Third, in
addition to makirig the drive aisle slope work, fill is required at the south end and at the east end of the drive
aisles to force positive flow into the bio-infiltration cell. The grading to achieve positive drainage effetely
raises finished floors of both buildings, once again handicapping this project in a way that others in the same
zone and in the vicinity would not be handicapped.
Because of each of these circumstances the building heights are proposed at an elevation greater than the
code allows. Building A (the western building) will have a roof elevation of 300.75 (per survey elevations),
where a maximum néignt of 293.6 would be allowed, and building B proposes a roof elevation of 301.5
where a maximum roof elevation of 295.5 height of

Future Applications and SEPA concerns:
The curreni application is for ADB review, preliminary grading and drainage review and a building height
variance. The applicant also recognizes that the completed development will require building and site
development permits. Additionally applicant is would like to propose Town House or Unit Lot Subdivision
that would be subject to a SEPA Threshold Determination. The City is in the process of adopting the
ordinance for this process, but the process is incomplete. Due to time constraints, the applicant will apply for
the code amendment so that the ordinance for a townhouse or unit lot subdivision can be approved in time
for this application. Therefore, the applicant is including a 10 lot Unit Lot Formal Subdivisions in the SEPA
threshold determination request. We recognize that the code amendment would also require a SEPA
Threshold determination, but since that determination would be city wide, it seems inappropriate to include a

Cr\Users\ohnb\Dropbox\Projects\Westgate
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Westgate Woods Narrative

site-specific application with that code amendment. Therefore, the applicant will submit a separate checklist
with the code amendment request.

A complete list of the permits that we expect to be covered by the SEPA Threshold Determination can be
found in the SEPA checklist.
Geotech
ln preparation for the application, the applicant requested a geotechnical study for the site. The Geotech found that
the subsurface materials consist of top soils (duff) over unconsolidated human created fill. Under the fill material that
native soil is a sandy gravel consistent with Advance Outwash. (See submitted Geotech report)

Traffic

This project is small enough that no transportation or traffic report is required, and so the applicant has not
consulted with a transportation engineer. The current ITE estimates of townhouse traffic varies depending
on severalfactors from less than 6 ADT per DU to nearly (but just under) 10 ADT per DU, with on AM and or
PM daily peak trip per DU. ln this case ten units are proposed, and therefore the new ADT will be between
60 and 100 trips with 10 peak hourtrips.

Project Contacts:
Applicant and property owner:
Westgate Woods, LLC
C/O B¡llBooth
2817 NW 94th St.
Seattle, WA 98117
Contact for the project:
John Bissell, AICP
Harmsen & Associates, lnc.
125 East Main Street Ste. 104
Monroe,

WA98272

206498-361 0 (preferred)
360-794-7811 (office)
johnb@harmseninc.com
john@johnbissell.com
Thank you for your considered review of this project. Please contiact me at your earliest convenience with any
questions or concerns.
S

Bissel
Planning Director
Harmsen & Associates, lnc.

C:\Users\ohnb\Dropbox\Projects\Westgate
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TOP OF BUILDING EL. = 297.06
HIGHEST TOP PLATE EL. = 291.77

TOP OF BUILDING EL. = 297.77
HIGHEST TOP PLATE EL. = 292.46
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SURVEYOR

C/L

BRENT EBLE, PLS
EMERALD LAND SURVEYING, INC.
PO BOX 13694
MILL CREEK, WA 98082
PH: 425-359-7198
EM: emeraldpls@aol.com
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SIGN (TYP)
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MICHAEL E. RYAN, PE
HARMSEN & ASSOCIATES, INC.
840 SE 8th AVE, SUITE 102
OAK HARBOR, WA 98277
PH: 360-675-5973
EM: michaelr@harmseninc.com

DS
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GEOTECHNICAL ENG.
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'R

126+50

'R

/W

FOUND MON IN
WATER VALVE CASE,
2" IP W/ LEAD PLUG.
PRC 126+26.58

EX

S
BU

SITUATE IN THE COUNTY OF SNOHOMISH, STATE OF WASHINGTON.

LANDSCAPE ARCHITECT

SITE ADDRESS:

9511 - 9513 EDMONDS WAY
EDMONDS, WA 98020

KRYSTAL LOWE
ORIGIN DESIGN GROUP
PH: 425-346-1905

TAX ACCOUNT NO'S:

27033600100200 (PARCEL A)
27033600101400 (PARCEL B)

ZONING:

RM 1.5

SITE AREA:

25,237 SF - 0.58 AC

ALLOWED UNITS:

16.82 DU

PROPOSED UNITS:

10 DU

SCHOOL DISTRICT:

EDMONDS SD #15

WATER SERVICE:

OLYMPIC VIEW

SEWER SERVICE:

OLYMPIC VIEW

P
TO

S

NOTE

INDIVIDUAL TRASH PICKUP
(NO DUMPSTER PROPOSED)

BUILDING LOT COVERAGE:
BUILDING LOT COVERAGE INCLUDES BUILDING FOOTPRINT,
CANTILEVERED OVERHANGS AND COVERED 2nd FLOOR DECKS
MAXIMUM COVERAGE ALLOWED:
45% MAX (11,356.65 SF)
MAXIMUM COVERAGE PROPOSED:
32.33% (A=25,237 / 8,160 SF)

PRELIMINARY

Attachment 4

DRAWING INDEX
SHEET
C1
C2
C3
C4
C5
C6
L-1
L-2
L-3

BEGINNING AT THE NORTHWEST CORNER OF SAID SUBDIVISION;
THENCE NORTH 88°12'27" EAST ALONG THE NORTH LINE OF SAID SUBDIVISION 207.69 FEET TO THE TRUE
POINT OF BEGINNING;
THENCE CONTINUE ALONG SAID NORTH LINE NORTH 88°12'27" EAST 86.48 FEET;
THENCE SOUTH 2°54'05" EAST 139.46 FEET, MORE OR LESS, TO THE NORTHERLY MARGIN OF THE SEATTLE
EDMONDS HIGHWAY;
THENCE SOUTHWESTERLY ALONG THE NORTHERLY MARGIN OF SAID HIGHWAY TO A POINT WHICH BEARS
SOUTH 2°54'05" EAST TO THE TRUE POINT OF BEGINNING;
EXCEPT THAT PORTION LYING SOUTHEASTERLY OF THE FOLLOWING DESCRIBED LINE;

EDWARDO GARCIA, PE
GEOTEST, INC.
20611 - 67th AVE NE
ARLINGTON, WA 98223
PH: 360-733-7318

SITE INFORMATION

40

40

PARCEL B
ALL THAT PORTION OF THE NORTH HALF OF THE NORTHEAST QUARTER OF THE NORTHEAST QUARTER OF
SECTION 36, TOWNSHIP 27 NORTH, RANGE 3 EAST, W.M., RECORDS OF SNOHOMISH COUNTY, WASHINGTON,
DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT 40 FEET NORTHWESTERLY AND OPPOSITE HIGHWAY ENGINEER'S STATION
8/22/2017
(HEREINAFTER REFERRED TO AS H.E.S.) 126+00 WHEN MEASURED AT RIGHT ANGLES AND/OR RADIALLY
FROM THE CENTERLINE OF SR 104, EDMONDS 5TH AVENUE TO 236TH STREET SOUTHWEST;
THENCE NORTHEASTERLY PARALLEL TO A DISTANCE OF 40 FEET NORTHWESTERLY WHEN MEASURED A
RIGHT ANGLES AND/OR RADIALLY FROM SAID CENTERLINE TO A POINT OPPOSITE H.E.S. 126+90; THENCE
NORTHEASTERLY IN A STRAIGHT LINE TO A POINT 50 FEET NORTHWESTERLY AND OPPOSITE H.E.S. 127+40
WHEN MEASURED AT RIGHT ANGLES AND/OR RADIALLY FROM SAID CENTERLINE;
THENCE NORTHEASTERLY PARALLEL TO AND A DISTANCE OF 50 FEET NORTHWESTERLY WHEN MEASURED
AT RIGHT ANGLES AND/OR RADIALLY FROM SAID CENTERLINE TO A POINT OPPOSITE H.E.S. 128+00 AND THE
END OF THIS LINE DESCRIPTION, AS CONVEYED TO THE STATE OF WASHINGTON UNDER SNOHOMISH
COUNTY RECORDING NO. 2186202.

CIVIL ENGINEER

ALK

EX W

SHEET TITLE
COVER SHEET / PRELIMINARY SITE PLAN
EXISTING CONDITIONS, DEMOLITION & SWPPP
PRELIMINARY ROAD, GRADING & DRAINAGE PLAN
PRELIMINARY DRIVE AISLE PROFILES
AERIAL VICINITY MAP
SECTION VIEW VOLUMES MAP
LANDSCAPING PLAN
- (TREE REMOVAL)
LANDSCAPING PLAN
- (PLANTING PLAN)
LANDSCAPING PLAN
- (DETAILS)

(360) 675-5973
(360) 794-7811
FAX: (360) 675-7255
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CONC. GUTTER(TYP)
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JAMES THOMAS
ARCHITECTURAL DESIGN ASSOCIATES
2221 EVERETT AVE, STE 101,
EVERETT, WA 98201
PH: 425-259-0661

4'

D
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RO

JOHNEXBISSELL,
WALK AICP
HARMSEN & ASSOCIATES, INC.
125 E MAIN ST, SUITE 104
MONROE, WA 98272
PH: 206-498-3610
EM: johnb@harmseninc.com

DRAWN BY:
GTR
CHKD BY:
MER
DATE:
12/07/2016

16-241

PARKING DATA
INSIDE PARKING:
OUTSIDE PARKING:
TOTAL:
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OAK HARBOR, WA 98277

4

9" E

BEGINNING AT A POINT ON THE NORTH LINE OF THE NORTH HALF OF THE NORTHEAST QUARTER OF THE
NORTHEAST QUARTER OF SECTION 36, TOWNSHIP 27 NORTH, RANGE 3 EAST, .M., RECORDS OF SNOHOMISH
COUNTY, WASHINGTON, DISTANT NORTH 88°12'27" EAST 294.17 FEET FROM THE NORTHWEST CORNER OF
SAID NORTH HALF AND RUNNING;
THENCE SOUTH 2°54'05" EAST 139.46 FEET TO THE NORTHWESTERLY MARGIN OF THE COUNTY ROAD;
THENCE NORTHEASTERLY, EASTERLY AND SOUTHEASTERLY ALONG THE SAID MARGIN ON A CURVE TO THE
RIGHT HAVING A RADIUS OF 440.28 FEET, WHOSE TANGENT AT THIS POINT BEARS NORTH 57°46'35" EAST A
DISTANCE OF 346.15 FEET;
THENCE LEAVING SAID ROAD NORTH 2°54'05" WEST 93.0 FEET TO A POINT ON THE NORTH LINE OF SAID
NORTH HALF, A DISTANT SOUTH 88°12'27" WEST 685.00 FEET FROM THE NORTHEAST CORNER OF SAID
NORTH HALF;
THENCE SOUTH 88°12'27" WEST 335.00 FEET TO THE PLACE OF BEGINNING;
EXCEPT THAT PORTION CONVEYED TO SNOHOMISH COUNTY, STATE OF WASHINGTON BY DEED RECORDED
IN VOLUME 533, OFFICIAL RECORDS, PAGE 578 UNDER SNOHOMISH COUNTY RECORDING NO. 22119903.

CONTACT
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840 SE 8th AVENUE, SUITE 102
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N 80°36'0

WESTGATE WOODS, LLC
c/o BILL BOOTH
2817 NW 94th ST, SEATTLE, WA 98117
PH: 206-854-8822
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APPLICANT

PARCEL A
THAT PORTION OF THE FOLLOWING DESCRIBED TRACY LYING WEST OF THE WEST LINE OF 60 FOOT RIGHT
OF WAY CONVEYED TO SNOHOMISH COUNTY BY DEED RECORDED UNDER SNOHOMISH COUNTY RECORDED
NO. 977133;

COVER SHEET /
PRELIMINARY SITE PLAN

2-STALLS
8.5' x 16.5'

LEGAL DESCRIPTION

WESTGATE WOODS, LLC

1+00
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CROSSWA

WESTGATE WOODS, LLC
2817 NW 94TH ST, SEATTLE, WA 98117
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SITE

36 31
FOUND MIC, BRASS CAP W/
CENTER PUNCH, DOWN 0.7' S
11°23'06" W 0.08' FROM CALC'D
INTERSECTION FOUND 10-08-09

EX STOP P1
SIGN

137.43'
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DRIVE AISLE
14'
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FOUND MIC, TACK
IN LEAD, DOWN 1.4'
FOUND 10-08-09
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86.48'

5' SIDEWALK

13.95'

31
FOUND MIC, BRASS
DISK W/ 'X' PUNCH
DOWN 0.3' FOUND
10-08-09

EX STOP AHEAD
SIGN

0+09.71

SECTION LINE P5
N 88°12'27" E
2628.55'
CLF POST

6" RAISED CURB
5' CONC WALK

15'
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20.17'±
25

C/L
20.17'

CONSTRUCTION REFERENCE C/L
EOA (TYP)

FOUND MIC, BRASS
CAP W/ CENTER
PUNCH, DOWN 1.0' S
18°12'34" W 0.07'
FROM CALC'D
INTERSECTION
FOUND 10-08-09
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STOP AHEAD SIGN

10'

ENGINEERS
SURVEYORS

0

4/2/17 REVISIONS PER CITY OF EDMONDS

SCALE: 1" = 20'

1

2 8/22/17 REVISIONS PER CITY OF EDMONDS

NE1/4, NE1/4, SEC 36, TWN 27 N, RNG 3 E, WM, EDMONDS WA

20 (2 PER DU)
APPROVAL
2 (INDIVIDUAL STALLS)
22 PARKING SPACES RESERVE
(10 DU)

BENCH MARK: POINT NAME: SC31 FOUND 2" BRASS DISK IN LINE MEASURES 1" AT FULL
SIZE PLOT
MON CASE, ±6' S OF C/L PVMT IN EASTBOUND TRAV. LANE
OF 92ND AVE W. DISK IS 0.7' BELOW PAVED SURFACE. A 4'
IF SHEET SIZE IS OTHER THAN
HIGH FNC COR BEARS S 60° W, 35.9 FROM PT. PP W/
VERTICAL DATUM
22"X34" ADJUST SCALE
LUMINAIR BEARS S 45° E, 32.0 FROM PT. ELEV: 291.994.
NAVD88
ACCORDINGLY
UNPUBLISHED WORK COPYRIGHT

C

2015 BY HARMSEN & ASSOCIATES INC

C1
Packet Pg. 358

7.2.a

191.22'

BM10

AL20
AL8

AL12

D14

AL14

P)

Y

AL20

LL

(T

A

.W

C24

P
STO
S
BU SIGN

D
MO

N

262

'02

"E

R/W

°49

R
Y
S
A(

N

44

EX TOP

6

270

"E
17'10

CB TYPE 2
GE 270.33 UNABLE
TO MEASURE TOO
DANGEROUS

128+50

FOUND MIC CONC
W/ PIN, DOWN 0.5'
N 02°49'17" W 0.05'
FROM CALC'D INTERSECTION

C/L
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EX W

G
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SET TACK IN LEAD W/ TAG, LS 30581

P2

SET REBAR & CAP, LS 30581

P3

SET MAG W/ TAG, LS 30581, 8' OFFSET

P4

SET MAG W/ TAG, LS 30581, 10' OFFSET

P5

SET REBAR & CAP, LS 30581
FOUND 1/2" OPEN IP, 1.32' E & 0.66' S

D DECIDUOUS ALDER (ALNUS) AL C CEDAR (CEDRUS) R ROCK BM BIG LEAF MAPLE (ACER
MACROPHYLLUM) LL HOLLY (LLEZ AQUIFOLIUM) CH CHERRY (PRUNUS CERASUS) DF
DOUGLAS FIR (PSEUDOTSUGA MENZIESII)

SURVEY NOTES
INSTRUMENT USED: SOKKIA SET 5 EDM
METHOD USED: FIELD TRAVERSE
APPROXIMATE POINT ACCURACY: ±0.05'
SURVEY MEETS OR EXCEEDS STATE STANDARDS PER WAC 332-130-090.

126+50

264

FOUND MON IN
WATER VALVE CASE,
2" IP W/ LEAD PLUG.
PRC 126+26.58

PROPERTY CORNERS

TREE DESCRIPTIONS

/W
'R
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INCH
LOW POINT
MANHOLE
POLYVINYL CHLORIDE
REFERENCE
RIM ELEVATION
RIGHT-OF-WAY
STORM DRAIN
SQUARE FOOT
SANITARY SEWER
TYPICAL
UNDERGROUND TELEPHONE
WITH
YARD BASIN

MONUMENTS SHOWN HEREON WERE VISITED ON OCTOBER 8, 2009.

U
XB

S

THE INFORMATION SHOWN ON THIS MAP REPRESENTS THE RESULTS OF A SURVEY MADE ON
THE INDICATED DATE AND CAN ONLY BE CONSIDERED AS THE GENERAL EXISTING
CONDITION AT THAT TIME.

OP
T
S

NO EASEMENTS, RESTRICTIONS OR RESERVATION OF RECORD WHICH WOULD BE
DISCLOSED BY A TITLE REPORT ARE SHOWN.

E

VERTICAL DATUM - NAVD 88
CONTOUR INTERVAL - 2 FOOT

STABILIZATION NOTES
TEMPORARY

1

STABILIZE PAVED AREAS WITH GRAVEL BASE

2

STABILIZE ALL OTHER AREAS WITH SEEDING &
4" STRAW MULCH

LEGEND

CONSTRUCTION SEQUENCE
CLEARING LIMITS
EXISTING FLOW PATH
PROPOSED FLOW PATH
CATCH BASIN INLET PROTECTION

PERMANENT

1
2

PRELIMINARY

STABILIZE PAVED AREAS WITH ASPHALT PAVING
PER APPLICABLE PAVING SECTION
STABILIZE ALL OTHER AREAS WITH LOW
MAINTENANCE, NATIVE LANDSCAPING & GRASS

4/2/17 REVISIONS PER CITY OF EDMONDS
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2 STOCKPILE
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PARCEL ' A '
27033600100200
11,915 SF

270

133.58'
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27033600101400
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CONC. FOUND
ATION
262
AL8
TO BE REMOVE
D

S 02°54'05" E

CLEARING
LIMITS
(TYP)

C14
C12

PL

AL22

EX FIRE HYDRANT

REVISIONS

EROSION CONTROL NOTE:
THIS SITE IS A CLOSED DEPRESSION AND THEREFORE, NO
SEDIMENT LADEN RUNOFF IS ANTICIPATED RESULTING
FROM THE PROPOSED CONSTRUCTION ACTIVITIES.

Attachment 4

1. ATTEND PRE-CONSTRUCTION MEETING WITH THE CITY OF EDMONDS.
2. CALL 811 FOR UNDERGROUND LOCATES PRIOR TO ANY SITE ACTIVITY.
3. DELINEATE CLEARING LIMITS IN FIELD, INSTALL FILTER FABRIC FENCING.
4. CLEAR & GRUB AREAS WITHIN CLEARING LIMITS AND FILTER FENCING.
5. STOCKPILE EXISTING TOPSOIL AND COVER.
6. PERFORM ANY NECESSARY GRADING FOR BUILDING PAD AND CONSTRUCT BUILDING.
7. SPREAD NATIVE TOPSOIL AROUND BUILDING, FINAL GRADE AND SEED.
8. INSTALL INFILTRATION TRENCHES PER PLANS.
9. REMOVE TESC MEASURES AFTER SITE IS STABILIZED AND PROJECT IS COMPLETE.
10. CALL FOR FINAL INSPECTION ON GRADING.

BENCH MARK: POINT NAME: SC31 Found 2" Brass Disk in Mon Case, ±6' S of c/l pvmt in
eastbound trav. lane of 92nd Ave W. Disk is 0.7' below paved surface. A 4' high fnc cor bears S 60°
W, 35.9 from pt. PP w/ luminair bears S 45° E, 32.0 from pt. Elev: 291.994.
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AL18
DF24

36 31
FOUND MIC, BRASS CAP W/
CENTER PUNCH, DOWN 0.7' S
11°23'06" W 0.08' FROM CALC'D
INTERSECTION FOUND 10-08-09

CONIFER TREE

OAK HARBOR, WA 98277

EX TOE

30

DECIDUOUS TREE

(360) 675-5973
(360) 794-7811
FAX: (360) 675-7255

268
C8

C20

C26

STORM DRAIN MANHOLE
SANITARY SEWER MANHOLE
WATER METER
WATER VALVE
FIRE HYDRANT
WATER FAUCET
CLEANOUT
FLOW DIRECTION
MAILBOX
FINISHED FLOOR ELEVATION
STORM DRAIN CULVERT
GATE POST
GAS METER
POWER METER
UTILITY POLE WITH UNDERGROUND DROP

EXISTING CONDITIONS,
DEMOLITION & SWPPP

268

C20

268

S 02°49'47" E

CLEARING NOTE:
ALL TREES WITHIN THE SUBJECT
PROPERTY LINES WILL BE
C12
REMOVED AS NEEDED.
C14

CB TYPE 1
GE 266.90
IE NE 263.30 18" PVC
BTM 261.80

TEMPORARY SITE BENCHMARK

840 SE 8th AVENUE, SUITE 102

C16

CH8
C10
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WESTGATE WOODS, LLC
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20'

25

EX TOP

N 88°12'27" E

10'

FOUND CASED MONUMENT, MARKED AS NOTED

STORM DRAIN LINE
SANITARY SEWER LINE
WATER LINE
ROAD RIGHT-OF-WAY
RIGHT-OF-WAY CENTER LINE
ADJOINING PLAT/TRACT
PROPERTY LINE
DITCH OR SWALE CENTER LINE
WIRE FENCE, AS DESCRIBED
CHAINLINK FENCE, AS DESCRIBED
WOOD FENCE, AS DESCRIBED
VEGETATION LINE
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CONC. GUTTER(TYP)
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SCALE: 1" = 20'

FOUND MIC, BRASS
CAP W/ CENTER
PUNCH, DOWN 1.0' S
18°12'34" W 0.07'
FROM CALC'D
INTERSECTION
FOUND 10-08-09

FOUND MIC, TACK
IN LEAD, DOWN 1.4'
FOUND 10-08-09
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SECTION LINE P5
N 88°12'27" E
2628.55'
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CB TYPE 1
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IE N 263.12 12" PVC
IE W 261.52 12" ADS

13.95'

31
FOUND MIC, BRASS
DISK W/ 'X' PUNCH
DOWN 0.3' FOUND
10-08-09

CB TYPE 1
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IE E 261.24 12" ADS
IE SE 264.64 8" PVC
EX STOP AHEAD
SIGN

FOUND IRON PIPE, MARKED AS NOTED

C/L

CB TYPE 1
GE 265.45
IE N 263.10 12" PVC
IE E 262.95 18" PVC
IE S 263.10 12" PVC

266

25

ST

228th

CONSTRUCTION REFERENCE C/L
EOA (TYP)

SW

FOUND REBAR WITH CAP, MARKED AS NOTED

20.03'

4" W

4" W

'

ASPHALT
DRIVEWAY

NG
CROSSWALK STRIPI

ASPHALT
GUTTER

73.71

GRAVEL
DRIVEWAY

CULVERT
IE E 265.74 12" PVC

LEGEND

N 02°36'38" W

CULVERT
IE E 270.11 12" CP

268

CULVERT
IE W 268.82 12" CP

CULVERT
IE E 268.29 12" CP

48" SSMH
RIM 267.04
IE W 261.39 8" CP
IE N 261.39 8" CP
IE E 261.39 8" CP
IE S 261.29 8" CP

CB TYPE 1
GE 265.42
IE W 263.52 12" PVC
IE S 263.12 12" PVC
IE E 263.22 12" PVC
BTM 261.82

48" SSMH
Rim 268.92
IE W 262.87 8" CP
IE E 262.77 8" CP
CULVERT
IE W 266.62 12" CP
STOP AHEAD SIGN

72" SDMH
GE 267.56
IE N 264.86 12" DI IE
E 261.76 30" CP
IE S 261.76 30" CP
IE SW 262.61 18" PVC
BTM 260.06
72" SDMH
GE 267.52
IE NE xxx.xx 18" PVC
IE E 262.32 30" CP
IE SW 262.62 18" PVC
IE W 262.12 30" CP
BTM 260.32

ENGINEERS
SURVEYORS

CB TYPE 1
GE 265.65
IE W 263.40 12" PVC
IE NE 263.40 12" PVC
BTM 262.25

WESTGATE WOODS

CB TYPE 1
GE 268.24
IE N 263.94 12" PVC
IE SW 263.99 12" PVC
BTM 262.94

2 8/22/17 REVISIONS PER CITY OF EDMONDS

NE1/4, NE1/4, SEC 36, TWN 27 N, RNG 3 E, WM, EDMONDS WA

DRAWN BY:
GTR
CHKD BY:
MER
DATE:
12/07/2016

16-241

APPROVAL
RESERVE

BENCH MARK: POINT NAME: SC31 FOUND 2" BRASS DISK IN LINE MEASURES 1" AT FULL
SIZE PLOT
MON CASE, ±6' S OF C/L PVMT IN EASTBOUND TRAV. LANE
OF 92ND AVE W. DISK IS 0.7' BELOW PAVED SURFACE. A 4'
IF SHEET SIZE IS OTHER THAN
HIGH FNC COR BEARS S 60° W, 35.9 FROM PT. PP W/
VERTICAL DATUM
22"X34" ADJUST SCALE
LUMINAIR BEARS S 45° E, 32.0 FROM PT. ELEV: 291.994.
NAVD88
ACCORDINGLY
UNPUBLISHED WORK COPYRIGHT

C

2015 BY HARMSEN & ASSOCIATES INC

C2
Packet Pg. 359

7.2.a

700 CY's
1,900 CY's

GRADING QUANTITIES GENERATED USING CIVIL 3D
SOFTWARE TO COMPARE TRIANGULATED IRREGULAR
NETWORKS (TINS). A PORTION OF EXCESS CUT MATERIAL
WILL BE SPREAD ON SITE. EXPORT IS EXPECTED AND
SHALL BE TRANSPORTED TO A SUITABLE DUMP SITE.
VOLUMES ARE FOR PERMIT ONLY. CONTRACTOR SHALL
PROVIDE INDEPENDENT TAKEOFF FOR BIDDING.

6" COMPACTED DEPTH GRAVEL
BORROW

3" COMPACTED DEPTH HOT MIX
ASPHALTIC (HMA), CLASS 1/2-INCH
3" COMPACTED DEPTH ASPHALT
TREATED BASE (ATB), OR HMA,
CLASS 1"

5" THICKCONCRETE
2" COMPACTED
DEPTH CSTC
COMPACTED
SUBGRADE

CROSS - PAVEMENT SECTION

B_

4/2/17 REVISIONS PER CITY OF EDMONDS

(360) 675-5973
(360) 794-7811
FAX: (360) 675-7255

ENGINEERS
SURVEYORS

FACE BUILDING

UNIT DRIVEWAY
PAVING

DRIVE AISLE PAVING

1

R/W

FOC F/L

SLP
VAR

PRIVATE DRIVE AISLE SECTION
N.T.S.

PEDESTRIAN HANDRAIL,
OR 4' HIGH FENCE ON
TOP OF CONC. WALL

1

6' x 8' x 1' THICK ROCK ENERGY DISSIPATION PAD w/ ASPHALT SPILLWAY THRU
CURB/WALL

2
3
4
5
6
7
8

8' x 16.5' PARKING STALLS

9

DRAINAGE INFORMATION
POLLUTION GENERATING IMP. SURF.

8,810 SF

NON-POLLUTION GENERATING IMP. SURF.

9,140 SF

DISTURBANCE AREA (INCL OFFSITE):

0.65 AC

NEW IMPERVIOUS ( ONSITE + 228th):

17,730 SF

REPLACED IMPERVIOUS (ONSITE + 228th):

220 SF

NEW + REPLACED IMPERVIOUS (ONSITE + 228th):
17,950 SF
ONSITE NEW + REPLACED IMPERVIOUS:

16,240 SF

ONSITE TOTAL PROPOSED IMPERVIOUS:

64.3%

OFFSITE NEW/REPLACED IMPERVIOUS:
(DRAINS TO EDMOND'S WAY BASIN)

1,520 SF

DRIVE
AISLE

CONCRETE RETAINING WALL w/HANDRAIL ON WALL, OR OPTION FOR A 4' HIGH FENCE.
EMERGENCY OVERFLOW VIA CB GRATE, RE = 264.00, IE = 261.2

DRIVE AISLE

EXISTING GROUND

EXTRUDED CONCRETE CURB
4" WHITE PAINT LINE

BIO-RETENTION CELL
RE 264.00

"NO PARKING - FIRE LANE" SIGN
30' WIDE CURBCUT PER CITY STDS. MAINTAIN 25' DRIVE AISLE FOR 30' MEASURED
FROM FOC TO TAPER A/P.

PROPOSED
RETAINING WALL

6" CONC BARRIER CURB & 5' CONCRETE S/W (DEPRESSED LIP OF 0.03' AT DRIVE AISLE
CURBCUT)

1.5' DEPTH
AMENDED SOILS

CURB (PLUG 12" SD SOUTH)

15 "NO PARKING" SIGN
16 REMOVE/RELOCATE EX "STOP AHEAD" SIGN
17 STORM TEE CONNECTION TO MAIN LINE
LANDING TO BE A MIN OF 4' WIDE x 5' LONG EXCLUSIVE OF CURB TOP
18 RECONSTRUCT
AND MEET WITH CURRENT ADA/PROWAG R302, R304 & R305. GRIND CONCRETE PAD

AROUND LIGHT STANDARD BASE AS NEEDED PER 2009 ANSI 117.1 403.5 AND TO MATCH
WIDTH AND SURFACE AROUND THE UTILITY POLE AND POLE BASE.

1

APPROXIMATELY 22 LF OF EX BARRIER CURB WITH NEW BARRIER C4
CURB AND
19 REPLACE
PROVIDE A MIN 5' x 5' CONCRETE ADA COMPLIANT "PASSING SPACE" PER PROWAG

MAX WS 264.0

BOTTOM 262.5

10 ADJUST EX CB FRAME & GRATE AS NEEDED TO MATCH F/L AT FACE OF PROPOSED
11 EXISTING CB(s) & STORM PIPE(s) TO BE REMOVED
& REPLACE RAMP, LANDING AND CLEAR SPACE BEHIND EXISTING
12 REMOVE/REGRADE
TRAFFIC CURB PER ADA/PROWAG R302, R304, & R305.

PROPOSED
RETAINING WALL

BOTTOM 261.0

12" OVERFLOW
DISCHARGE
TO PUBLIC
STORM

CB

C_

PRELIMINARY ROAD, GRADING
& DRAINAGE PLAN

NOTES:

8/22/2017

Attachment: PLN20160061 Design Review Staff Report with Attachments (Westgate Woods Townhomes Design Review Recommendation (PLN20160061))

SSMH (PER AB)
RE 270.00
IE 260.77 (8" N)
IE 258.94 (24" E/W)

-2%

-2%

EXTRUDED CONCRETE CURB
PLACED WHERE SHOWN ON PLAN

6" G

NEW ASPHALT
PAVEMENT

OAK HARBOR, WA 98277

EX WALK

STRIPING

10'
LANE

VARIES
5-11.8'
CONC
D/W

840 SE 8th AVENUE, SUITE 102

EX GROUND

10'
LANE

EDGE LANE

C/L

73.71
'
"E

17'10

N 17°

N.T.S.

WESTGATE WOODS, LLC

1+50

56
.34
'

"E

G
6"

SDMH
GE 270.86 UNABLE
TO MEASURE TOO
DANGEROUS

ADA COMPLIANT END OF WALKWAY TRANSITION TO EXISTING ASPHALT ROAD
13 PROVIDE
ALL UTILITIES TO BE FIELD LOCATED PRIOR TO ANY
SURFACE.
CONSTRUCTION ACTIVITY. LOCATIONS OF WATER, SEWER
AND GAS SHOWN ON THESE PLAN ARE APPROXIMATE AND
14 PROPOSED PAD MOUNDED TRANSFORMER LOCATION
TAKEN FROM AVAILABLE ASBUILT INFORMATION.

APPROXIMATE GRADING QTY's

228th ST SW FRONTAGE SECTION

C/L

ALL BUILDING ROOF DOWNSPOUTS ARE TO BE KEPT
SEPARATE (NOT TIED TOGETHER) FROM FOOTING
DRAINS FOR THIS SITE PER GEOTECH
RECOMMENDATIONS. FOOTING DRAINS TO BE
DISCHARGED DIRECTLY TO THE PUBLIC STORM
SYSTEM. ( REPORT DATED JUNE 10, 2016, PAGE 9
FOUNDATION AND SITE DRAINAGE )

SEE GEOTECHNICAL ENGINEER'S REPORT PREPARED BY
GEOTEST, DATED JUNE 10, 2016 FOR SITE EARTHWORK
INFORMATION AND RECOMMENDATIONS.

PRELIMINARY

128+50

C UTILITY NOTE:

ADA STANDARDS:
2011 PROWAG (CURRENT VERSION)
2009 ANSI 117.1 (CURRENT VERSION)

CUT:
STRUCTURAL IMPORT:

A_

REVISIONS

WESTGATE WOODS

46' ~ 1% 8" PVC SS

EX TOE

44
°49
'02

N

10'

262

88
(O LF ~
VE 1
RF 2"Ø
LO S
W) D

264
ATI
INFILTR ON
OVERFLOW

268

DRIVE AISLE 'A' 0+50

40' ~ 1% 6" PVC SS

1+00

191.22'
S 02°54'05" E
EX TOP

270

266 268

264
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264

E

US
B
X

ST

CROSS - PAVEMENT SECTION

FOUND MIC CONC
W/ PIN, DOWN 0.5'
N 02°49'17" W 0.05'
FROM CALC'D INTERSECTION

B DOWNSPOUT NOTE:

GRADING NOTE:

C

CB TYPE 2
GE 270.33 UNABLE
TO MEASURE TOO
DANGEROUS

10 INDIVIDUAL WATER METERS AND A SINGLE 1"
IRRIGATION METER ON MANIFOLD. "SPAGHETTI
LINE" TO INDIVIDUAL UNITS.

ADA REFERENCE NOTE:

3" THKASPHALT
3" COMPACTED
DEPTH CSTC
COMPACTED
SUBGRADE
6" CONC. BARRIER
CURB
NEW ASPH PVM'T
(MATCH EX SLP)

6" COMPACTED DEPTH GRAVEL
BORROW

30

10"

40' R/W

M
D
E

1.75%

C

A WATER NOTE:

126+50

FOUND MON IN
WATER VALVE CASE,
2" IP W/ LEAD PLUG.
PRC 126+26.58

TRAFFIC SIGNAL
POLE W/ 3 HEADS

ALK

O

OP

133.58'

/W

P3

R/W

N

266

W

'R

56.34'

55.35'

EX W

/W

40

CB TYPE 2
GE 264.44
IE 256.34

18

30' R/W
PROPOSED
SADDLE
SSMH
RE 270.8
IE 261.0

ADA LANDING CROSSWALK

EX. PAVEMENT SAWCUT 1'
VAR. 1-5%
SLP VAR.

3" COMPACTED DEPTH ASPHALT
TREATED BASE (ATB), OR HMA,
CLASS 1"

)
4
0

'R
40

END CONC
WALK
UPGRADE

21

DS

/W

T
WA B (
H R
SP CU
A
SD
C
C
EX ON
N
C
CO
"
X
6
E
3
EX

1.0%
59' ~ C
S
V
8" P S

10' EX
PAVEMENT

W

R/W

W

C

5'
S/W

EX FIRE HYDRANT

40' R/

50'

PROPOSED FH

1

270

6+46

268

266

S/W.1'
4±

C

R
Y
S
A(
W C

'R

)
YP

1+63

40

20
LK

6"

W

B

'

P4

7

ROOF INFILTRATION
(300 SF)
10

22

264

DIP

10'

D

4 O
26 M

'

264.7
LP YP)
(T
L
L
A
.W
6"

B

5

138' ~ 1% 8" PVC SS
TW 266.4
FG 265.9
WALL
3
268 TW 266.8 7 5
L
L
E 90 SF
FG 266.3
C
6
E
2
ION62.5 T
80°36'09"
N
N
2
E
T
-RE0 - BTM
65.0.5
2
W
.
BIO
T 262
264
S
BW
ALK20
W
W
T
1 WALL
270
AL
SPH )
A
C
EX (TYP
65.0.5
2
L
L
A
TW 262 64
C W 6" W 6" G
2
BW
N
CO
EX
E
NC
E
F LL
P
Y
INKF WA
STO
WA
L
D
D
S
S
N
I
A
N
U
O
A
O
B SIG
C
CH OP
TR
ON
L
C
19
A
EX ON T
H
36"
ASP 128+00
EX
268

10

1

TO

5+50 DRIVE AISLE 'B' P

20

PL

B_

4

CO / LP
IE 262.6

5

GF 265.3
SS IE 263.0 C_

LL

WA

EX

7

10'

)
PRV'T 6" SIDE SEWER (TYP
SSMH
(TYP)
6+00
SS IE: 261.6

10'

B_

R
25'
TW 265.5
BW 264.9

2

TW 265.6
BW 265.1

OE

GF 265.8

R

EX T

EX

4

SSCO
(TYP)

268

SSCO
(TYP)

266

D

264

P

25'

C4

266

266

EX TOE

EX TOP

6 17
5+00 26
0+89.46
SS IE: 263.0
26
6
2

PRV'T 6"
SIDE
3 SEWER
GF 266.3 (TYP)

TO

7

GF 267.0

268

GF 268.0

GF 267.5

266
264

GF 266.8

GF 266.5

GF 266.0

10

9

8

10' EX
PAVEMENT

20.17'
0.5'

3" COMPACTED DEPTH HOT MIX
ASPHALTIC (HMA), CLASS 1/2"

36 31
FOUND MIC, BRASS CAP W/
CENTER PUNCH, DOWN 0.7' S
11°23'06" W 0.08' FROM CALC'D
INTERSECTION FOUND 10-08-09

CB TYPE 1
GE 266.90
IE NE 263.30 18" PVC
BTM 261.80

268

S 02°49'47" E

20'

262

7

6

2E66X TOE

GF 267.3
SS IE 263.7

2

C

P2 .0'
5

0.4%
8" @
EX 130' R AB)
E
P
(
VC (75'±)
EX CONC
LK
EX ASPH WA

SS CO
IE 263.4

30' R/W

268

E

EX TO

266

36 LF ~ 12"Ø SD
EMERGENCY
OVERFLOW
TO PUBLIC
STORM SYSTEM

SDCO
(TYP)

266

266

5

1

GRADING
DAYLIGHT
(TYP)

E

EX TO

GRADING
DAYLIGHT
(TYP)

EX STOP P1
SIGN 12

137.43'
ROOF DRAIN
COLLECTION
(TYP)

95th

7

EX TOP

EX GROUND

D/W
EDGE LANE

8
26

14'

11'

16

A

15

15

25

FACE BUILDING

20.17'±

27
0

25'

N 88°12'27" E

40'

ADA LANDING
30.00'

5' SIDEWALK

OP
EX T 268

268

86.48'
268 14

11

20'

FOUND MIC, TACK
IN LEAD, DOWN 1.4'
FOUND 10-08-09

C/L

SECTION LINE P5
N 88°12'27" E
2628.55'
CLF POST

9

13.95'

31
FOUND MIC, BRASS
DISK W/ 'X' PUNCH
DOWN 0.3' FOUND
10-08-09

EX TOP

EX TOP

10'

4" W

0+00

25

CULVERT
6
IE NW 264.67 8" PVC
26

20.17'

13

CB TYPE 111
GE 266.19
IE E 261.24 12" ADS
IE SE 264.64 8" PVC
EX STOP AHEAD
SIGN

TYPE 1
11CB
GE 265.47
IE N 263.12 12" PVC
IE W 261.52 12" ADS

0

C/L

CB TYPE 110
GE 265.45
IE N 263.10 12" PVC
IE E 262.95 18" PVC
IE S 263.10 12" PVC

266

CONSTRUCTION REFERENCE C/LSAWCUT
EDGE
268.4
EOA (TYP)
0+09.71
9
8
268.5

SW

ST

228th

4" W

20.03'

4" W

4" W

SCALE: 1" = 20'

FOUND MIC, BRASS
CAP W/ CENTER
PUNCH, DOWN 1.0' S
18°12'34" W 0.07'
FROM CALC'D
INTERSECTION
FOUND 10-08-09

4" W

ASPHALT
DRIVEWAY

NG

CROSSWALK STRIPI

ASPHALT
GUTTER

12' LANE

N 02°36'38" W

GRAVEL
DRIVEWAY

CULVERT
IE E 265.74 12" PVC

A_

CULVERT
IE E 270.11 12" CP

CB TYPE 1
GE 265.42
IE W 263.52 12" PVC
IE S 263.12 12" PVC
IE E 263.22 12" PVC
BTM 261.82

CONC. GUTTER(TYP)

CULVERT
IE E 268.29 12" CP

48" SSMH
RIM 267.04
IE W 261.39 8" CP
IE N 261.39 8" CP
IE E 261.39 8" CP
IE S 261.29 8" CP

268

CULVERT
IE W 268.82 12" CP

48" SSMH
Rim 268.92
IE W 262.87 8" CP
IE E 262.77 8" CP
CULVERT
IE W 266.62 12" CP
STOP AHEAD SIGN

72" SDMH
GE 267.56
IE N 264.86 12" DI IE
E 261.76 30" CP
IE S 261.76 30" CP
IE SW 262.61 18" PVC
BTM 260.06
72" SDMH
GE 267.52
IE NE xxx.xx 18" PVC
IE E 262.32 30" CP
IE SW 262.62 18" PVC
IE W 262.12 30" CP
BTM 260.32

EX EOA

CB TYPE 1
GE 265.65
IE W 263.40 12" PVC
IE NE 263.40 12" PVC
BTM 262.25

C/L

CB TYPE 1
GE 268.24
IE N 263.94 12" PVC
IE SW 263.99 12" PVC
BTM 262.94

2 8/22/17 REVISIONS PER CITY OF EDMONDS

NE1/4, NE1/4, SEC 36, TWN 27 N, RNG 3 E, WM, EDMONDS WA

DRAWN BY:
GTR
CHKD BY:
MER
DATE:
12/07/2016

BIO-RETENTION CELL SECTION
SCALE: 1" = 2' V., 1" = 20' H.

16-241
APPROVAL
RESERVE

R302.4. SEE BARRIER CURB DETAIL 1.

ASPHALT SIDEWALK BETWEEN EXISTING TRAFFIC BARRIER CURB AND
20 EXISTING
2
EXISTING FENCE CURB TO BE REMOVED PER PLAN & REPLACED WITH CONCRETE.
IN ABSENCE OF A FENCE CURB, SIDEWALK SHALL BE 5 FT MIN WIDTH EXCLUSIVE
C4
OF CURB TOP. SIDEWALK WIDTH SHALL COMPLY WITH PROWAG R302.3 & R302.4.

21 REPLACE GAPS IN EX CHAIN LINK FENCING WITH SIMILAR NEW FENCE AS SHOWN.
22 CB RE= 263.5, IE = 260.0

Attachment 4

1" AT FULL
BENCH MARK: POINT NAME: SC31 FOUND 2" BRASS DISK IN LINE MEASURES
SIZE PLOT
MON CASE, ±6' S OF C/L PVMT IN EASTBOUND TRAV. LANE
OF 92ND AVE W. DISK IS 0.7' BELOW PAVED SURFACE. A 4' IF SHEET SIZE IS OTHER THAN
HIGH FNC COR BEARS S 60° W, 35.9 FROM PT. PP W/
VERTICAL DATUM
22"X34" ADJUST SCALE
NAVD88
ACCORDINGLY
LUMINAIR BEARS S 45° E, 32.0 FROM PT. ELEV: 291.994.
UNPUBLISHED WORK COPYRIGHT

C

2015 BY HARMSEN & ASSOCIATES INC

C3
Packet Pg. 360

7.2.a

EX ASPH PVM'T

TW 265.0

EX BARRIER, OR EX CONC VERTICAL
CURB TO REMAIN UNDISTURBED
EXCEPT NEAR ADA "PASSING SPACE"
(TYP)

(NOT TO EXCEED 2.0%)
1.75% SLOPE

1" R

EX ASPH PVM'T

FG 265.0

BOTTOM
262.5

EX BASE MTL's
REPLACED (NEW)
ASPH PVM'T

1:1
1.5:1
2:1

1.5' DEPTH
AMENDED SOILS

CONCRETE
BARRIER
CURB

BOTTOM 261.0
BIO-RETENTION
CELL

5" THICK CONCRETE
TO REPLACE
EXISTING ASPHALT
WALK PER PLAN
COMPACTED CSTC
AS NEEDED
(OR EX BASE MTL)

5" THICK CONCRETE
TO REPLACE
EXISTING ASPHALT
WALK PER PLAN
COMPACTED CSTC
AS NEEDED
(OR EX BASE MTL)

EX BASE MTL's

COMPACTED SUBBASE 95% MP

7.75"

BIO-RETENTION CELL SECTION

(ALSO SEE FIG. 403.5 ABOVE)
ALONG NORTH, EAST & SR 104 FRONTAGE
EXCEPT IN AREA OF "PASSING SPACE"

SCALE: 1" = 2' V., 1" = 20' H.

N.T.S.

6
GF 266.0
-2.00%

5
GF 265.3
0.50%

7
GF 266.5

2.00%

4/2/17 REVISIONS PER CITY OF EDMONDS

8/22/2017

WESTGATE WOODS, LLC

3
GF 266.3

P/L
R/W 95th PL W

STA 5+30.00
LP=265.42

P/L
EXISTING
MODULAR
WALL

8
GF 267.0

9
GF 267.5

10
GF 268.0

WESTGATE WOODS

4
GF 265.8

EXISTING
GROUND

INT D/W ACCESS

3
GF 266.3
-2.10%

PVIS: 1+55.16
PVIE: 265.03
P/L - R/W
EDMONDS WAY
( SR 204 )

2
GF 266.8

STRUCTURAL FILL
PER GEOTECHNICAL
RECOMMENDATIONS
DATED 06/10/2016

EXTRUDED
CONCRETE CURB

FINISHED GRADE @
DRIVE AISLE C/L
STRUCTURAL FILL
PER GEOTECHNICAL
RECOMMENDATIONS
DATED 06/10/2016
EXISTING GROUND

EXISTING GROUND

DRAWN BY:
GTR
CHKD BY:
MER
DATE:
12/07/2016

267.32
268.9

266.82
269.3

266.32
268.9

262.8

261.6

265.01
262.9

265.27
263.2

265.80
262.0

266.32
262.0

265.82
263.4

SCALE: 1" = 2' V., 1" = 20' H.

SCALE: 1" = 2' V., 1" = 20' H.
266.85
262.4

16-241

DRIVE AISLE 'B' PROFILE

DRIVE AISLE 'A' PROFILE
267.90
265.4
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2 CONCRETE SIDE WALK SECTION

N.T.S.

EXISTING ROAD/
WALKWAY SURFACE
PVIS: 1+40.00
PVIE: 264.96

1
GF 267.3

INT 0+89.46 D/W ACCESS

0%

EVCS: 0+53.00
EVCE: 266.79

BVCS: 0+33.00
BVCE: 267.49

-5.0

FINISHED GRADE @
DRIVE AISLE C/L

P:\Work (Sharefile)\Projects\2016\16-241 Westgate\CE\DWG\16-241 BASE.dwg, C4 PROF, 8/21/2017 3:52:18 PM, 1:1

CONCRETE BARRIER CURB

LOW PT STA: 0+53.00
LOW PT ELEV: 266.79
PVI STA: 0+43.00
PVI ELEV: 267.00
K: 6.90
LVC: 20.00

EX EOA
FOC F/L
PVIS: 0+17.50
BK S/W
PVIE: 268.27
R/W

APPROX C/L 228th ST SW

268.4

1

EXISTING WALL
(WHERE EXISTING)

EX SUB-BASE

IN AREA OF ADA "PASSING SPACE"

D

EXISTING "CURB"
ON TOP OF WALL
(WHERE EXISTING)

840 SE 8th AVENUE, SUITE 102

WS
PROPOSED RETAINING 264.0
WALL (TYP)

1

REVISIONS

(NOT TO EXCEED 2.0%)
1.75% SLOPE

Attachment: PLN20160061 Design Review Staff Report with Attachments (Westgate Woods Townhomes Design Review Recommendation (PLN20160061))

DRIVE AISLE

1/2" R

OAK HARBOR, WA 98277

TW 265.5

EX ASPH WALK DISTANCE VARIES (4'+ TYP)
REPLACEMENT WIDTH TO BE PER PLAN
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The General Contractor is to provide subgrades 4" below hard surfaces plus/minus .1 foot.
All rough grading shall be positive, draining away from all structures.
All stones larger than 1.5" diameter shall be removed from the growing medium.

ORIGIN

Topsoil shall be placed at a minimum depth OF 4" in all lawn and bed areas.

DESIGN GROUP

Topsoil shall be tilled into the existing subgrade to eliminate soil interface problems.

1031 185TH AVE NE
SNOHOMISH, WA 98290
TEL: 425.346.1905

All bed areas to receive 2" of fine ground fir or hemlock bark, composition mulches are not an acceptable
alternative.
Trees and shrubs are to be planted at a depth 3/4" higher than the level that they were grown in the nursery.
Bark mulch is not to be placed above the root crown.
All plants shall at least conform to the minimum standard established by the american association of
nurserymen.
Lawn areas are to be hydroseeded per manufacturer's specifications, or approved equal. Remove all stones
larger than 1" from lawn areas.

N

If the site work is different than shown on the Landscape Plan, or poor soils and debris are discovered,
requiring changes to the Landscape Plan, contact the Landscape Architect for instruction.

STATE OF
WASHINGTON
LICENSED
LANDSCAPE ARCHITECT

The Landscape Contractor is responsible for maintaining the landscape during installation, until final
acceptance by the owner's representative.

KRYSTAL LOWE
LICENCE NO. 1206

The Landscape Contractor shall warranty all materials and workmanship for a period of one year, from the
time of final acceptance.
During the warranty period, the Landscape Contractor will not be responsible for plant death caused by
unusual climatic conditions, vandalism, theft, fire, or poor maintenance practices. The Landscape Architect
shall have sole authority to determine the cause of death.

REVISIONS:

Plant counts provided are estimates only. contractor is responsible for calculating all final area and counts.

#

DESCRIPTION

DATE

1

SITE PLAN CHANGES

4-11-17

2

SITE PLAN CHANGES

8-8-17

3

STORM DRAIN CHANGES

8-21-17

ALL PROPOSED PLANTS ARE NATIVE OR NATURALIZED TO THE PACIFIC NORTHWEST AND
ARE DROUGHT TOLERANT. NO IRRIGATION IS NECESSARY.

ALL VEHICLE TRAFFIC SHALL BE ROUTED AWAY FROM SIGNIFICANT TREES DURING
CONSTRUCTION TO AVOID EXCESSIVE SOIL COMPACTION. WHERE VEHICULAR
TRAFFIC IS REQUIRED THE SOIL SHALL BE PROTECTED WITH A 10" LAYER OF WOODCHIPS
AND/OR PLYWOOD PLACED OVER THE PATH OF THE VEHICLE. THE WOODCHIPS MAY
BE REMOVED WHEN NO LONGER NEEDED.

WESTGATE WOODS

ALL SIGNIFICANT TREES TO BE SAVED AND/OR RETAINED SHALL BE PROTECTED WITH A 5'
HIGH CHAIN LINK OR PLASTIC NET FENCING PLACED AT TREE DRIPLINE OR 15' FROM
THE TREE TRUCK WHICH EVER GREATER DURING CONSTRUCTION. THE FENCING SHALL
NOT BE REMOVED WITHOUT THE AUTHORIZATION OF THE CONSULTING ARBORIST OR
SITE SUPERVISOR.
SIGNS MUST BE POSTED ON THE FENCE READING "TREE PROTECTION AREA".
TRENCHING WITHIN TREE DRIPLINES SHALL BE AVOIDED. TUNNELING AROUND PRIMARY
TREE ROOTS IS PERMITTED WHEN DISTURBANCE WITHIN DRIPLINES IS NECESSARY.
STUMP PULLING OF ALL TREES TO BE REMOVED IN THE VICINITY OF SIGNIFICANT TREES
TO BE RETAINED SHALL BE AVOIDED. STUMP GRINDING IS PERMITTED AS NECESSARY.
IT MAY BE NECESSARY TO PROVIDE SUPPLEMENTAL IRRIGATION DURING DRY PERIODS
WITHIN THE CONSTRUCTION PROCESS, AND MULCHING OVER THE ROOTS OF ANY OR
ALL PRESERVED TREES.
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Substitutions are strongly discouraged. If plant availability is a problem, contact the Landscape Architect for
sources or acceptable alternatives.
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ORIGIN
DESIGN GROUP

STATE OF
WASHINGTON
LICENSED
LANDSCAPE ARCHITECT

KRYSTAL LOWE
LICENCE NO. 1206
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DESCRIPTION
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1

SITE PLAN CHANGES

4-11-17

2

SITE PLAN CHANGES

8-8-17
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STORM DRAIN CHANGES
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WESTGATE WOODS

#
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ORIGIN
DESIGN GROUP

STATE OF
WASHINGTON
LICENSED
LANDSCAPE ARCHITECT

KRYSTAL LOWE
LICENCE NO. 1206

REVISIONS:
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#
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A. background
1. Name of proposed project, if applicable
Westgate Woods

2. Name of applicant
Westgate Woods, LLC
2817 NW 94th Sr.
Seattle, WA 98117

3. Address and phone number of applicant and contact person
John Bissell, AICP

HARMSEN ASSOCIATES, INC
125 East Main Sneet Ste. 104
Monroe, W1^98272

360-794-781r

4.

Date checklist prepared:

December

2I,2016

5. Agency requesting checklist:
City of Edmonds

6. Proposed timing

or schedule (including phasing, if applicable):

There will be no project phasing. The applicant anticipates building construction will start as soon as the
permitting phase is complete. We anticipate the permit processing period will last through mid to late
2017 . The bulk fof site development will likely be performed in dryer months, and so construction could
be as late as 2018, or2019.

Do you have any plans for future additions, expansion, or further activity related to or
connected with this proposal? lf yes, explain.

7.

No plans for future expansion.

8.

List any environmental information you know about that has been prepared, or will be

prepared, directly related to this proposal.

o
o
o

Geotechnical report prepared by Geotest
Drainage Report prepared by Harmsen
Critical Areas Investigation prepared by Pentech

SEPA Env¡ronmental chêcklist (WAC 197-ll-960)

July 2016
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g.
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Do you know whether applications are pending for governmental approvals of other
proposals directly affecting the property covered by your proposal? lf yes, explain.

None known

10. List any government approvals or permits that will be needed for your proposal, if known.

o
o
o
o
o
o
.
.

Site Plan Approval
ADB Approval
SEPA Threshold Determination
Building Permits with associated site development and grading permits
Possible, but unlikely need for an NPDES.
ROW permits with the City of Edmonds for connection to water, sanitary sewer and storm sewer.
Utility permits with the City of Edmonds for connection to storm sewer
Utility permits with Olympic View Water and Wastewater district for connection to water and

.
o

Hight Variance

sanitary sewer.
The applicant is proposing a Town House or Unit Lot Subdivision that would be subject to a
SEPA Threshold Determination. The City is in the process of adopting the ordinance for this
process, but the process is incomplete. Due to time constraints, the applicant will apply for the
m
code amendment so that the ordinance for a townhouse or unit lot subdivision can be
time for this application. Therefore, the applicant is including a 10 lot Unit Lot F
Subdivisions. This subdivision would be subject tot eh bulk standards and access requirements
the parent lot. Therefore, the site development plans submitted and the answers to the questions
in this checklist also include all the impacts that would be created through such a subdivision.
There would be no changes in access, dedication of public roads, or construction impacts that
differ from the proposal as submitted.

11. Give brief, complete description of your proposal, including the proposed uses and the size
of the project and site. There are several questions later in this checklist that ask you to
describe certain aspects of your proposal. You do not need to repeat those answers on this
page. (Lead agencies may modify this form to include additional specific information on project
description.)
The project site area is25,237 square feet 0.58 acres). The site is currently vacant though there is
evidence of a house on the site in the past. The site is bounded on the north east and south by City Streets,
with the access on the south side being Edmonds Way (SR 104), a five-lane state highway. The area
surrounding the site is developed with commercial to the east across 95ú Place West), , single family
residential to the north (across 228ü St SW) and west, and multiple family uses to the south across

Edmonds Way
The site is in a depression. The depression is not wet, and the geotechnical report confirms that the site
soils drain well. ft is clear that the topography of the site and surrounding area has been heavily modified
over the past century. There are indications in this location, as well as offsite locations nearby such as the
gravel parking lot séveral hundred feet to the west, and at the intersection of Edmonds Way and 100ù Ave
W. of past gravel excavation. It is also clear that that the super elevated curve on Edmonds Way raised
the elevation of the south property line of the subject property. Thus it is reasonable to assume that the
depression on site was created by a combination of these activities. - though it is not known how much of
thè depression was created by excavation, and how much was created by the elevation of he roadway.

SEPA Environmental checkllst (WAC 197-l l-960)

July 2016
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The site is vegetated with trees and shrubs. The site is a mix of native vegetation and ornamental
vegetation gone wild.
The existing topography creates several issues in preparation for development. The first issue is access.
In order to access the property, a drive aisle must transition down into the depression and then flatten out
at the bottom. And it must to this at a slope that allows for emergency vehicle access and building access.
Access also needs to be located in a location that will be safe for vehicles entering and exiting the site.
For safety reasons, the only possible access point from 2281h St SE, near the west property line. However,
this is also the location with the most difficult access topography. For these reasons, the access never
reaches the bottom of the depression creating a fill slope for the access and the building located along the
west property line. Because of these topographical problems, access problems and drainage issues, there
is not RM site design in which existing vegetation could be saved. The applicant has proposed a
landscape plan in compliance with the City Landscape Code to mitigate the loss of vegetation on the site.

12. Location of the proposal. Give sufficient information for a person to understand the precise
location of your proposed project, including a street address, if any, and secrtion, township, and
range, if known. lf a proposal would occur over a range of area, provide the range or
boundaries of the site(s). Provide a legal description, site plan, vicinity map, and topographic
map, if reasonably available. While you should submit any plans required by the agency, you
are not required to duplicate maps or detailed plans submitted with any permit applications
re¡ated to this checklist.
The site is located on the south side of 2286 St SW, the north side of Edmonds Way, at the intersection of
95'h Pl W. The site is addressed as 951 I and 9513 228th St SW, Edmonds. The site is located in Section
36, Township 27 N, Range

03 E, WM.

B.

eTUnONMENTAL ELEMENTS

1.

Earth

a. General

of the site
, hilly, steep slopes, mountainous,

(circle one)
other

b. What is the steepest slope on the site (approximate percent slope)?
25Yofor a rise

of8

feet.

c. What general types of soils are found on the site (for example, clay, sand, gravel,

peat,

muck)? lf you know the classification of agr¡cultural soils, specify them and note any
agricultural land of long-term commercial significance and whether the proposal results in
removing any of these soils.
The subsurface materials consist of top soils (duff) over unconsolidated human created fill. Under the
material that native soil is a sandy gravel consistent with Advance Outwash. (see submitted Geotech

fill

report)

d. Are there surface indications or h¡story of unstable soils in the immediate vicinity? lf so,
describe.
The geotechnical engineer did not see any surficial indications of instability within or adjacent to the
property boundaries (See accompanyrng geotechnical report)
SEPA Env¡ronmental checklist (WAC
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Describe the purpose, type, total area, and approximate quantities and total affected area of
any filling, excavation, and grading proposed. lndicate source of fill.

Attachment: PLN20160061 Design Review Staff Report with Attachments (Westgate Woods Townhomes Design Review Recommendation

e.

Preliminary Grading calculations indicate approximately 700 cubic yards cut and 1,900 cubic yards fill
be required to construct the proposed project. For the puq)oses ensuring that the threshold
determinaiion addresses the highest possible impact, we are adding al00o/o factor of safety for the

will

purpose of SEPA review. Thus we estimate 1,400 cubic yards of cut and 3,800 cubic yards of fill for the
p,rtpor.. of SEPA review. This number is not reflected on the development plans or application forms
the purpose of those plans is to produce the closest estimate of yards to be graded based on the

Lr*r"

submitted information.
The area to be graded is indicated on the preliminary grading plans submitted with this application and
shown with clearing limit designations. The grading will include areas required for utilities, roads, storm
drainage managemènt and lots as needed. The grading area is approximately 0.5 acres. All grading will
be evJuated according to City of Edmonds Standards. Any fill will be from onsite excavation material if
suitable. Any imporlexport will use County-approved sites.

Could erosion occur as a result of clearing, construction, or use? lf so, generally describe.

f.

Erosion is always a concern in site development as grading for access, building sites and utilities
required. However, the applicant proposes a temporary erosion control plan that will use best
management practices to avoid erosion to the maximum extent possible.

will

be

g. About what percent of the site will be covered with impervious surfaces after proiecf
construction (for example, asphalt or buildings)?
The development plans show approximately 58.5%

h. proposed measures to reduce or control erosion, or other

impacts to the earth, if any:

the short term, the applicant proposes to use best management practices in their temporary erosion
control plan during construction. Construction cannot start until said plan is approved by the City of
Edmonds. For the long term, the applicant proposes to use an engineered drainage system to manage
trn

storm water volumes, rates and quality.

2. Air
result from the proposal during construction,
project
is completed? lf any, generally describe and
the
when
operatiôn, and maintenance
give approximate quantities if known.

a. What types of emissions to the air would

Air quality may be temporally affected by the operation of heavy machinery on the site during the site
deveìopment pio..s. ihis impact would be minimal and temporary. Long term impacts are those
associáted wiih the increase population in the southern Snohomish and King Counties urban growth areas,
including vehicle emissions of residents and emission from natural gas.

b. Are there any off-site sources of emissions or odor that may affect your proposal?

lf

generally describe.

\

so,

k

-¡9\

-?ä.n

None known

?'
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Proposed measures to reduce or control emissions or other impacts to air, if any:
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c.

None proposed by the applicant. Emission mitigation for vehicles and natural gas are controlled by state
and federal law at the time of manufacture.

3. Water

a.

Surface Water:

1) ls there any surface water body on or in the immediate vicinity of the site (including
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)? lf yes, describe
type and provide names. lf appropriate, state what stream or river it flows into.
No water body nearby
2) Will the project require any work over, in, or adjacent to (within 200 feet) the described
waters? lf yes, please describe and attach available plans.

No
3) Estimate the amount of fill and dredge materialthat would be placed in or removed
from surface water or wetlands and indicate the area of the site that would be affected
lndicate the source of fill material.
None.

4) Will the proposal require surface water withdrawals or diversions? Give general
description, purpose, and approximate quantities if known.
No surface water withdrawals or diversions are proposed.

5) Does the proposal lie within a 1O0-year floodplain? lf so, note location on the site plan
The proposal is not located within the 100 year floodplain.

6) Does the proposal involve any discharges of waste materials to surface waters? lf so,
describe the type of waste and anticipated volume of discharge.
No.

b. Ground Water:
1) Will groundwater be withdrawn from a well for drinking water or other purposes? lf so,

give a general description of the well, proposed uses and approximate quantities
withdrawn from the well. Willwater be discharged to groundwater? Give general
description, purpose, and approximate quantities if known.
No groundwater withdrawals are proposed

sEPA Env¡ronmental checklist (wAc 197-l l-960)
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2) Describe waste material that will be discharged into the ground from septic tanks or
other sources, if any (for example: Domestic sewage; industrial, containing the
following chemicals. . . ; agricultural; etc.). Describe the general size of the system, the
number of such systems, the number of houses to be served (if applicable), or the
number of animals or humans the system(s) are expected to serve.
The applicant proposes on site infiltration of stormwater. The water will be cleaned by a system
meeting the20l2 (2014 update) DOE Westem Washington Stormwater manual.

c. Water runoff (including stormwater):
1) Describe the source of runoff (including storm water) and method of collection
and disposal, if any (include quantities, if known). Where will this water flow?
Will this water flow into other waters? lf so, describe.
Water runoff will be in the form of stormwater runoff originating from roads, driveways,
rooftops, patios, walkways and landscaped areas. Stormwater will be collected via catch basins
and piping, and will be routed to a stormwater management system, that includes stormwater
filtration for water quality, and infiltration into the ground. Please see the stormwater
construction plans, the attached Stormwater Report and the attached geotechnical report.

2) Could waste materials enter ground or surface waters? lf so, generally describe.
Stormwater will be collected. Pollutants will be removed though a filtration system prior to the
stormwater entering the ground.

3) Does the proposal alter or otherwise affect drainage patterns in the vicinity of the site? lf

so, describe.
The stormwater will not alter existing drainage patterns. The existing soil is porous and the
existing stormwater infiltrates as the site is in a depression with no outlet.

d. Proposed measures to reduce or control surface, ground, and runoff water, and drainage
pattern impacts, if any:
Water runoff will be in the form of stormwater runoff originating from roads, driveways,
rooftops, patios, walkways and landscaped areas. Stormwater will be collected via catch basins
and piping, and will be routed to a stormwater management system, that includes stormwater
filnation for water quality, and infiltration into the ground. Please see the stormwater
construction plans, the attached Stormwater Report and the attached geotechnical report.

4. Plants

a.

Check the types of vegetation found on the site

tree: alder, maple, aspen, other
-[deciduous
_X_evergreen tree: fir, cedar, pine, other

X
X

shrubs
grass

_pasture

_

crop or grain
Orchards, v¡neyards or other permanent crops
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wet soil plants: cattail, buttercup, þullrush, skunk cabbage, other
water plants: water lily, eelgrass, milfoil, other
other types of vegetation

b. What kind and amount

Attachment: PLN20160061 Design Review Staff Report with Attachments (Westgate Woods Townhomes Design Review Recommendation

_

of vegetation will be removed or altered?

The development plan is a somewhat high density urban proposal. Therefore, the entire site will need
to be cleared to allow construction at the required density. (See project description in Section A.l1 of
this document).

c.

List threatened and endangered species known to be on or near the site.
None known.

Proposed landscaping, use of native plants, or other measures to preserve or enhance
vegetat¡on on the site, if any:

d.

The City of Edmonds Code Section 20.13 contains requirements for compatible urban development
landscaping. This code section requires the submittal of a complaint landscape plan. Though the
landscape code does not specifically require native vegetation on site, the Design Review Board and
Staff have been encouraging the use of more native plants and more drought tolerant plants. The
applicant's consulting landscape architect has endeavored to use more native and drought tolerant
plants where practical.

e.

List all noxious weeds and invasive species known to be on or near the site
None known.

5. Animals
a. List any birds and g¡!þ¡ animals which have been observed on or near the site or are known
to be on or near the site. Examples include:

birds: hawk, heron, eagle, sonqbirds, other:
mammals: deer, bear, elk, beaver, other: raccoons. squirrels. rats.
fish: bass, salmon, trout, herring, shellfish,

other-

b. List any threatened and endangered species known to be on or near the site.
None known

b.

ls the site part of a migration route? lf so, explain.
Puget Sound Basin are part of the Pacific Flyway. However, this site
provides no special habiAt in that migration route. No other migration routes are present on the site.

All of the lowlands of the

d. Proposed measures to preserve or enhance wildlife, if any:
None
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e. List any invasive animal species known to be on or near the site
Eastern Gray Squirrel. Norway Rats.

6. Energy and natural resources
a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will þe used to meet
the completed project's energy needs? Describe whether it will be used for heating,
manufacturing, etc.
Electricity and natural gas will be the energy sources for this project.

b. Would your project affect the potential

use of solar energy by adjacent properties?

lf so, generally describe.
No.

in the plans of this proposal?
List other proposed measures to reduce or control energy impacts, if any:

c. What kinds of energy conservation features are included
The buildings
code.

will be constructed to the standards of the IBC/IRC and the Washington

State Energy

7. Environmental health
a. Are there any environmental health hazards, including exposure to toxic chemicals,

risk
proposal?
of
this
as
a
result
could
occur
of fire and explosion, spill, or hazardous waste, that
lf so, describe.

None known

1) Describe any known or possible contamination

at the site from present or past uses.

No known past contamination.

2) Describe existing hazardous chemicals/conditions that might affect project development

and design. This includes underground hazardous liquid and gas transmission pipelines
located within the project area and in the vicinity.

None Known

3)

Describe any toxic or hazardous chemicals that might be stored, used, or produced
during the project's development or construction, or at any time during the operating
life of the project.
During construction heavy machinery will operate on site. Fuel will be stored in the fuel tanks
of the machinery. After construction the site will be developed with townhouses. Hazardous
materials that are associated with residential uses will likely be found on the site including
paint, gasoline for lawn mowers, various insecticides and herbicides typical of hone use
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Describe special emergency services that might be required.
Attachment: PLN20160061 Design Review Staff Report with Attachments (Westgate Woods Townhomes Design Review Recommendation

4)

No special emergency services will be required

5)

Proposed measures to reduce or control environmental health hazards, if any:
None proposed

b. Noise

1)

What types of noise exist in the area which may affect your project (for example:
traffic, equipment, operation, other)?
Trafnic noise from Edmonds Way is audible at ttre site.

2)

What types and levels of noise would be created by or associated with the project on a
short-term or a long-term þasis (for example: traffic, construction, operation, other)?
lndicate what hours noise would come from the site.
Short term bases construction noise from the operation of heavy machinery and from the
construction of houses. On a long term basis the site will grenade noise consistent with
moderate density multiple family townhouse site.

3) Proposed measures to reduce or control noise impacts, if any:
Constriction operations will be limited to typical working hours and construction equipment

will

L

be muffled as required.

Land and shoreline use

a. What is the current use of the site and adjacent properties? Will the proposal affect current
land uses on nearby or adjacent properties? lf so, describe.
The project site area is25,237 square feet 0.58 acres). The site is currently vacant though there is
evidence of a house on the site in the past. The site is bounded on the north east and south by City Streets,
with the access on the south side being Edmonds Way (SR 104), a fiveJane state highway. The area
surrounding the site is developed with commercial to the east across 95ù Place West), , single family
residential to the north (across 228ü St SW) and west, and multiple family uses to the south across
Edmonds Way
The site is in a depression. The depression is not wet, and the geotechnical report confirms that the site
soils drain well. It is clear that the topography of the site and surrounding area has been heavily modified
over the past century. There are indications in this location, as well as offsite locations nearby such as the
gravel párking lot séveral hundred feet to the west, and at the intersection of Edmonds Way and l00th Ave
W. of past gravel excavation. It is also clear that that the super elevated curve on Edmonds Way raised
the elevation of the south property line of the subject properly. Thus it is reasonable to assume that the
depression on site was created by a combination of these activities. - though it is not known how much of
the depression was created by excavation, and how much was created by the elevation of he roadway.
The site is vegetated with trees and shrubs. The site is a mix of native vegetation and ornamental
vegetation gone wild.

SEPA Environmental checkl¡st (WAC 197-1 1.960)

July 2016

Attachment 7

Page 10 of 16

Packet Pg. 378

The existing topography creates several issues in preparation for development. The first issue is access.
In order to access the properfy, a drive aisle must transition down into the depression and then flatten out
at the bottom. And it must to this at a slope that allows for emergency vehicle access and building access.
Access also needs to be located in a location that will be safe for vehicles entering and exiting the site.
For safety reasons, the only possible access point from 228th St SE, near the west property line. However,
this is also the location with the most difficult access topography. For these reasons, the access never
reaches the bottom of the depression creating a fill slope for the access and the building located along the
west property line. Because of these topographical problems, access problems and drainage issues, there
is not RM site design in which existing vegetation could be saved. The applicant has proposed a
landscape plan in compliance with the City Landscape Code to mitigate the loss of vegetation on the site.

The proposal should have limited to no affect on the surrounding uses. The area is in transition, so there are a
number of different types of uses. This project simply adds to that cunent diversity.

b. Has the project site been used as working farmlands or working forest lands? lf so, describe.
How much agricultural or forest land of long-term commercial significance will be converted to
other uses as a result of the proposal, iÎ any? lf resource lands have not been designated,
how many acres in farmland or forest land tax status will be converted to nonfarm or
nonforest use?
There is no historical record that this site was a working farm or working forest.

the proposal affect or be affected by surrounding working farm or forest land normal
business operations, such as oversize equipment access, the application of pesticides,
tilling, and harvesting? lf so, how:

1) W¡ll

It is not likely that the proposal will be affected by working farms or forests. The surround uses
suburban or urban residential and the comprehensive plan intends for area to increase in residential
density.

c.

Describe any strucfures on the s¡te.
There are no structures on site. There is a partial foundation on site.

d. Will any structures

be demolished? lf so, what?

There are no structures on site. There is a partial foundation on site. The partial foundation
removed.

will

be

e. What is the current zoning classification of the site?
RM

1.5

-

Multiple family residential, Density allowed: one unit per 1,500 square feet of lot area.

f. What is the current comprehensive

plan designation of the site?

Edmonds Way Conidor

g. lf applicable,

what is the current shoreline master program designation of the site?

N/A

h.

Has any part of the site been classified as a crit¡cal area by the city or county? lf so, specify
No - No portion of the site is a critical area. (See submitted CA Determination)
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people would reside or work in the completed project?
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i. Approximately how many

Assuming 2 per residence, the completed proìect would house 20 people.

j.

Approximately how many people would the completed project displace?
Assuming 2.5 per residence, the project would eliminate housing for 0 people.

k. Proposed measures to avoid or reduce displacement impacts, if any:None
r-.

Proposed measures to ensure the proposal is compatible with existing and projected land
uses and plans, if any:
In addition to compliance with the zoning and the comprehensive plan, and the design standards,
the City has a Design Review Board charged with reviewing projects for compliance with these
standards to ensure compatibility.

m. Proposed measures to reduce or control impacts to agricultural and forest lands of long-term
commercial significance, if anY:

N/A

9. Housing
a. Approximately how many

units would be provided, if

any? lndicate whether high, middle, or

low-income housing.
The proposed project

will provide l0 new middle income townhouse units.

b. Approximately how many units, if any, would be eliminated? lndicate whether

high,

middle, or low-income housing.
Zero housing unit will be removed.

c.

Proposed measures to reduce or control housing impacts, if any:
None

10. Aesthetics

a. What is the tallest height of any proposed structure(s), not including antennas; what

is

the principal exterior building material(s) proposed?
The buildings are designed to be no more than 30 feet from slab to peak. However, due to the need
to fill portions of the site, some portion of the units will measure as tall as 35 feet from the original
grade as measured by the City height calculations.

b. What views

in the immediate vicinity would be altered or obstructed?

None
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Proposed measures to reduce or control aesthetic impacts, if any:
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c.

None

11. Light and glare

a. What type of light

or glare will the proposal produce? What time of day would it mainly

occur?
Street lights, porch lights and automobile lights are the likely sources of light and glare. This light
would be produced at night

b. Could light or glare from the finished project be a safety hazard or interfere with views?
No.

c. What existing off-site sources of light

or glare may affect your proposal?

None.

d. Proposed measures to reduce or control light and glare impacts,

if any:

None

12. Recreation

a. What designated and informal recreational opportunities are in the immediate vicinity?
Parks abound in the City of Edmonds and the soundingarca.
o Elm Street Park
o Chase lake Park

o
o
o

o
o
o
o

.
.

Inter-urban nail

1.0

mile

1.0 mile
1.3 miles

Pine Ridge Park
Lake Ballenger Park,

1.4 miles

Playfields and recreation area
Frances Anderson Community Center
Edmonds Civic Center Playfields and Skate Park

1.6 miles
1.8 miles
1.9 miles

City Park

2.0 miles

Edmonds Waterfront including

o
o
o

Waterfront Trail
Brackets Landing Park
Marina Beach Park
Richmond Beach Salt Water Park
City of Mountlake Terrace Community Center Pool, Gym, Park, Trails and Ultimate Frisbee park

2.4 miles

2.4miles
2.9 miles
2.9 miles
3.7 miles

b. Would the proposed project displace any existing recreational uses? lf so, describe
No
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c. proposed measures to reduce or control
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impacts on recreation, including recreation
project
or applicant, if any:
provided
the
by
be
opportunities to
None proposed

1

3. Historic and cultural preservation

a. Are there any buildings, structures, or sites, located on or near the site that are over 45 years
old listed in ol eligiblefor listing in national, state, or local preservation registers? lf so,
specifically describe.

There are no buildings located on the subject site. The Stâte Department of A¡cheology and
Historic preservation on line data base (WISAARD) shows no indication of historically significant
buildings on or near the site.

or other evidence of lndian or historic use or occupation?
cemeteries. Are there any material evidence, artifacts,
or
old
burials
human
inciude
This may
the site? Please list any professional studies
near
on
or
or areasof cultural importance
resources.
conducted at the site to identify such

b. Are there any landmarks, features,

No evidence or known landmarks. No studies have been performed.

c.

Describe the methods used to assess the potential impacts to cultural and historic resources
on or near the project site. Examples include consultation with tribes and the department of
archeology and historic preservation, archaeological suryeys, historic maps, GIS data, etc.
The Søte Department of Archeology and Historic Preservation GIS (WISAARD) was consulted.
That websiteìndicates that the sub¡ect site is medium risk for archeological artifacts. However, it
appears that this moderate rating is based on existing topography, as the neightoring hillsides have
a low risk rating and other areal with lower slopes have the moderate rating. It's important in this
case to note that the topography in this location has been heavily modified, both excavated and

filled.
It appears that this site was used as a quarry sometime in the last 150 years, probably when the
dernand for logging railroads was very high in the late 1800. After the site was excavated, it was
partially filled on two occasions, once when a building was constructed (removed prior to site
iecords), and a second time when Edmonds Way (SR 104) was rebuilt several decades ago.
Because of these site modifications the odds of finding archeological artifacts is very low for two
reasons: 1.1, the assumptions of archeological finds based on existing topography is not correct
because the nature of the existing topography is unknown. 2nd, even if his site had been used by
early settlers or native Americans, all evidence will have been removed and destroyed during
development over the past 150 years.
Also The site also does not list historic buildings on the site.

d. proposed measures to avoid, minimize, or compensate for loss, changes to, and disturbance
to resources. Please include ptans for the above and any permits that may be required.

will be no additional
and if archeological
construction,
during
permitting required. The applicant will keep close watch
regulations.
èvidence is found, the applicant will report the findings per State
Since there is no evidence of archeological impacts on the site, there
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14. Transportation
ldentify public streets and highways serving the site or affected geographic area and
descriúe proposed access to the existing street system. Show on site plans, if any.

Attachment: PLN20160061 Design Review Staff Report with Attachments (Westgate Woods Townhomes Design Review Recommendation

a.

The site has frontage on Edmonds Way (SR 104), 228'h St SW, and 95th Place West.

b.

ls the site or affected geographic area currently served by public transit? lf so, generally
describe. lf not, what is the approximate distance to the nearest transit stop?
The site is served by Community Transit bus service with a stop on the Edmonds Way frontage.

c.

How many additional parking spaces would the completed project or non-project proposal
have? How many would the project or proposal eliminate?
The project will create a minimum of two parking spaces per dwelling unit an the applcint is also
proposing two non-required guest stalls for a total of 22 parking spaces. Zero parking stalls will be

eliminated.
pedestrian,
generally
describe
bicycle br étate transportatiôn facilities, not including driveways? lf so,
(indicate whether public or private).

d. Willthe proposal require any new or improvements to existing roads, streets,

The Edmonds Way Frontage has an existing sidewalk. The City Code indicates that frontage
improvements are requir"d to b. installed on228'h St SW and 95'h Pl. W. However, the City PreApp meeting notes indicate that the City will not be requiring improvements on those streets'
Because of these notes, the applicant has proposed no improvements.

e. Willthe project or proposal use (or occur

in the immediate vicinity of) water, rail, or air

transportation? lf so, generally describe.
No

f.

How many vehicular trips per day would be generated by the completed project or proposal?
lf known, jndicate when peak voiumes would occur and what percentage of the volume would
be trucks (such as commercial and nonpassenger vehicles). What data or transportation
models were used to make these estimates?
This project is small enough that no transportafion or traffic report is required, and so the
appliòant has not consulteã with a transportation engineer. The current ITE estimates of
townhouse traffic varies depending on several factors from less than 6 ADT per DU to nearly
(but just under ) l0 ADT pèr DU, with on AM and or PM daily peak trip perDU. In this case
ten units are proposed, and therefore the new ADT will be befween 60 and 100 trips with l0
peak hour trips.

g. Will the proposal interfere with, affect or be affected by the movement of agricultural and
forest products on roads or streets in the area? lf so, generally describe.

No
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h. Proposed measures to reduce or controltransportation impacts, if any:
Payment of required mitigation fees.

15. Public services
in an increased need for public serv¡ces (for example: fire protection,
police protection, public transit, health care, schools, other)? lf so, generally describe.

a. Would the project result
No

b. Proposed measures to reduce

or control direct impacts on public services, if any

None

16. Utilities

a.

Circle utilities currently available at the site:
system

b. Describe the utilities that are proposed for the project, the utility providing the service,
and the general construction activities on the site or in the immediate vicinity which might
be needed.
Electricity: PUD #1
Natural Gas: Puget Sound Energy Services
Vy'ater & Sewer: Olympic View Water and Wastewater District
Telephone: Frontier Communications

C. Signature
The above answers are true and
lead agency is relying

I understand that the

to the
ake its

Signature
John Bissell, AICP

Name of
Position a

nization Planning Director, Harmsen Associates, lnc

Date Submitted: December 29, 2016,

\r" vt ))
t)

{

l-/Ll'tz
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AVENUE NORTH, EDMONDS, WA 98020 (4251771-0220

'TH

WAC 197-11-970 Determination of Nonsignificance (DNS)

DETERMINATION OF NONSIGNIFICANCE

Description of proposal: The applicant is proposing to construct a 10-unit multi-family development.
The 10 units are proposed in two structures each containing five dwelling units. The applicant is also
seeking height variances for each structure due to special circumstance at the subject property. Access
to the proposed development will be taken off 228th Street SW. (P1N20160060 and P1N20160061)
Proponent: Westgate Woods, LLC
Location of proposal, including street address if any: 9511 and 9513 Edmonds Way, Edmonds, WA
Tax Parcel Numbers: 27033600101400 and 27033600100200
Lead agency: City of Edmonds

The lead agency has determined that the requirements for environmental analysis and protection
have been adequately addressed in the development regulations and comprehensive plan adopted
under chapter 36.70A RCW, and in other applicable local, state, or federal laws or rules, as
provided by RCW 43.21C.240 and WAC 197-11-158 andlor mitigating measures have been applied
that ensure no significant adverse impacts will be created.

An environmental impact statement is not required under RCW a3.21C.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 on request.
There is no comment period for this DNS.

XX

This DNS is issued under 197-1l3a0Q); the lead agencywill notacton this proposalfor 14
Februarv 16-2017
days from the date below. Comments must be submitted by

Project Planner: Kernen Lien, Senior Planner
Responsible Official: Rob Chave, Planning Manager
Contact lnformation: City of Edmonds | 121 íth Avenue North, Edmonds WA 98020 | 425-771-0220

Date:

XX

XX

) -?- \J

Signature:

Planning Manager, a|121 5th Avenue
You may appeal this determination to Robert
North, Edmonds, WA 98020, by filing a written appeal citing the specific reasons for the
appeal with the required appeal fee, adjacent property owners list and notarized affidavit form
You should be prepared to make specific factual
no later than February 23. 2017
objections. Contact Rob Chave to read or ask about the procedures for SEPA appeals.
Posted

on

Februaw

2.2017

, at the Edmonds Public Library and Edmonds Public Safety

Building. Published in the Everett Herald. Emailed to the Department of Ecology SEPA
Center (SEPAunit@ecy.wa.gov). Mailed to property owners within 300 feet of the site.

XX

Distribute to "Checked" Agencies below.

The SEPA Checklist, project plans, location map, and DNS are available at https://permits.edmonds.wa.us/citizen.
Search for file number PLN20160060. These materials are also available for viewing at the Planning Division
located on the second floor of City Hall: 121 1th Avenue North, Edmonds WA 98020.
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Notice Mailed to the following

XX
XX

xx

COMCAST

Outside.plant Engineer, North Region
1s2s 7dn st. sw-sre 2óo
Everett, WA 98203

Edmonds School District No. 15
20420 68th Avenue West
Lynnwood, WA 98036-7400
Community Transit

Washington State Dept. of Transportation
Attn: Ramin Pazooki
SnoKing Developer Services, MS 221
15700 Dayton Ave. N.

Attn.: Kate Tourtellot
7100 Hardeson Road
Everett,

XX

PO Box 330310
Seattle, WA 98133-9710

WA 98203

Olvmoic View Water & Sewer District
B12B'229'h

Edmonds,
Tulalip Tribal Council
6700 Totem Beach Road
Marysville, WA 98270

XX

XX

Seattle District, U.S. Army Corps of
Engineers
P.O. Box 3755
Seattle, WA 98124-3755
Snohomish County Boundary Review
Board
Snohomish County Courthouse
Everett, WA 98201

XX

Snohomish County Fire District No.
Headquarters Station No. 1
Attn.: Director of Fire Services
12310 Meridian Avenue South
Everett, WA 98208-5764

xx

Department of Archaeology & Historic
Preservation
PO Box 48343
Olympia, WA 98504-8343

XX

Puget Sound Energy
Attn: David Matulich
PO Box 97034, M/S BOT-1G
Bellevue, WA 98009-9734
david. matulich(ôpse.com

XX

M. L. Wicklund
Snohomish Co. PUD
PO Box 1 107
Everett, WA 98206-1107

1

Attachments
pc:

File No.
SEPA Notebook

Paee2
SEPA-DETERMINATION.DOC

2lutT.sEPA

st. sw
WA 98026
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FILE NOS.: PLN20160060 and PLN20160061
Applicant: Westgate Woods, LLC

DECLARATION OF MAILING
On the 2"d day of February,2017, the attached Notice of Application and SEPA Determination
was mailed by the City to property owners within 300 feet of the property that is the subject of
the above-referenced application. The names of which were provided by the applicant.

Denise Nelson, hereby declare under penalty of perjury under the laws of the State of
V/ashington that the foregoing is true and correct this 2no day of February, 2017, at Edmonds,

I,

Washington.

Signed:

{BFP747887.DOC;

I

\00006.900000\ }
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FILE

NOs.: PLN2OI600ó0 ond PLN2OI600ól
Applicont Westgole Woods, LIC

DECLARATION OF POSTING

On the 2"o doy of Februory,2017,lhe ottoched Amended Notice of Applicotion
ond SEPA Determinotion wos posted of the subject property, Civic Holl, Librory
ond Public Sofety buildings.

l, Kernen Lien, hereby declore under penolty of perjury under the lows of the
Stote of Woshington thot the foregoing is true ond correct this 2no doy of
Februory, 2017, of Edmonds, Woshington

ò
Signed:

{BFP747893.DOC; l\00006.900000\ }

Attachment 9

Attachment: PLN20160061 Design Review Staff Report with Attachments (Westgate Woods Townhomes Design Review Recommendation

7.2.a

Packet Pg. 388

Notice of Application and SEPA Determination - File
Numbers PLN20160060 (Height Variance) and
PLN20160061 (Design Review)
c.t8

NOTICE OF APPLICATION
Description of Proposal: The applicant is proposing to construct a 1O-unit multi-family development. The 10
units are proposed in two structures each containing five dwelling units. The applicant is also seeking height
varianceJ for each structure due to special circumstance at the subject property. Access to the proposed
development will be taken off 228th Street S'W. Design review projects which trigger SEPA and variance
application are both Type III-B decisions. Pursuant to ECDC 20.01.002.8, the applications are being
còmbined and the hearing examiner will issue the decision regarding both design review and the variance
requests. The site is located within the RM-1.5 zone (One dwelling unit per 1,500 square feet of lot area).
Name of Applicant: Westgate Woods, LLC
'WA,
Tax Parcel Numbers 27033600101400 and 27033600100200
Location: 9513 and 9511 Edmonds,

File No.: PLN20160060 (Height Variance) and PLN20160061 (Design Review)
Date of Application: December 29,

2016

Date of Completeness: January 27 , 2077

Date of Notice: February 2,2077
Requested Permits: Height Variance and Design Review. Notice of Public Hearing will be provided once a
date has been scheduled.

Required Studies: None

Other Required Permits: Building permits.

Existing Environmental Documents: Critical Areas Determination, SEPA Environmental Checklist, Storm
Water Drainage Report and Geotechnical Report

Comments on Proposal Due: February

17

" 2017

.

Any person has the right to comment on this application during the public comment period, receive notice and
participate in any hearings, and request a copy of the decision on the application. The City may accept public
ãomments at any time prior to the closing of the record of an open record predecision hearing, if any, or, if no
open record predecision hearing is provided, prior to the decision on the project permit. Only parties of record
as defined in ECDC 20.07.003 have standing to initiate an administrative appeal.
Information on this development application can be viewed or obtained at the City of Edmonds Development
Services Department, 127 - sthAve. N, Edmonds, WA 98020. Office hours are Mondays, Tuesdays,
Thursdays and Fridays from 8:00 a.m. to 4:30 p.m., and Wednesdays from 8:30 a.m. to noon. Information can
also be viewed online through the City's website at https://permits.edmonds.wa.us. Search under permit

number PLN20160060.
C

ity Contact : Kernen Lien, (425)

77 7

-0220, kernen. lien@edmondswa. gov

*SEPA NOTICE ON REVERSE SIDE*
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7.2.a

STATE ENVTRONMENTAL pOLrCy ACT (SEPA) NOTTCE
DETERMINATION OF NONSIGNIFICANCE
Lead Agency: The City of Edmonds is SEPA lead agency for the proposed subdivision (File No.
PLN20160060 and PLN20160061 ).
SEPA Determination: Notice is hereby given that the City of Edmonds has issued a Determination
NonsignifÏcance @NS) under WAC 197-1t-340(2) for the above project.

of

Date of Issuance: February 2,2017
SEPA Comments Due: February 16,2017
SEPA Appeal Deadline: February 23.2017 at 4:00 p.m. Appeals must be filed in writing citing the specific
reasons for appeal with the required fee to the City of Edmonds Planning Division, 121
sthAve. N,

-

Edmonds, WA 98020.
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Affïdavit of Publication
State of Washington )

County of Snohomish Ì

SS

Kathleen Landis being first duly swom, upon
oath deposes and says: that he/she is the legal
representative of the Everett Daily Herald a
daily newspaper. The said newspaper is a legal

by order of the superior court in the
county in which it is published and is now and
has been for more than six months prior to the

newspaper

date of the first publication of the Notice
in the English
language continually as a daily newspaper in
Snohomish County, Washington and is and
always has been printed in whole or part in the
Everett Daily Herald and is of general
circulation in said County, and is a legal
newspaper, in accordance with the Chapter 99
of the Laws of 1921, as amended by Chapter
213, Laws of 1941, and approved as a legal
newspaper by order of the Superior Court of
Snohomish County, State of Washington, by
hereinafter referred to, published

order dated June 16, 1941, and that the annexed

is a true copy of EDIJ742I53 PLN20160061 as
it was published in the regular and entire issue
of said paper and not as a supplement form
thereof for a period of I issue(s), such
publication commencing on 0210212017 and
ending on 02102/2017 and that said newspaper
was regularly distributed to its subscribers
during all of said period.

The amount

of the fee for

such publication is

s113.52.

A-'n
Subscribed and sworn before

me on

DEBRA ANN GRIGG

NolorY Public
Stote of Woshington
My Commlssion Exp¡res
Oclober 3l ,2O17

this

day of

2slt
Notary Public in and for the State of
Washington.
Ciry ofEdJtron& -

LEGALADS | 14101416
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CITY OF EDMONDS
Notice of Application alld
File Numbers PLN201

and

PLN2O1

propos¡ng to construct a

square f€st of
and 27033600100200
Var¡ance) and
Review)

Eilelgas;

20r6
,2017
and Desiqn Review. Nolice of
once a clâtê has lEen scheduled.
penn¡ls.
None

Critical Areâs Detêrrninal¡on,
Wâ1er Drâinage Beporl and

Citv Contact: Kornen Lion, (425) 771-0220,
kern e n.l ie n @-èdmôn dst¡la"ggJ
STATE EÑv¡RONI\rtNTAL POLICY ACr (SEPA) NOTICE
DÊTEBMINATION OF NONSIGNIFICANCE
Lêad Aoencv: The Citv ot Edmonds ¡s SEPA lsad agency for the

piõpõìãdlubdivilion {File Nos.
pt

P

LN20

1

60060 and

N20160061.l.

SEPA Deterrir¡nation: Nolice is hereby given lhat the Cily.ol
Edmonds has ¡ssued a Determination ol Notsigdleanc.e.LuN9.)

under WAC 197-1 1-340(2) lor lhe above prolect.
Þale ollssllaoçq Febtuaty 2,2017
SEPA Comments Due: February 16. 2017

SepATuoeal Datàoline: Februarv 23. ?017 al 4:00.-pJû Appeals
must be f¡led in writ¡no c¡linq the specif¡c reasons lor apÞeal wlln
the required fee to lhð C¡ty-of Edmonds Planning D¡v¡sion, 121 '

ft5'\

sth Ave. N, Ëdmonds, WA 98020.
tPublished: February 2, 201

tt
lr

;/.
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@

Províding quality water, power and service at a competitive price that our customers value

February 16,2017
Kernen Lien
City of Edmonds
l215th Avenue North
Edmonds, WA 98020

RECËíVË
FFB

t I Nî7

PI"Á,T,V/,VÇ

Ð

p6i)ï

Dear Mr. Lien:
Reference:'Westgate Woods

District DR Number: 17-029
The District presently has sufficient electric system capacity to serve the proposed
development. However, the existing District facilities in the local area may require upgrading.
Existing PUD facilities and easements may need modifications or relocations at the developer's
expense. Any relocation, alteration or removal of District facilities to accommodate this project
shall be at the expense of the project developer, and must be coordinated with the PUD in advance
of final design. Please include any utility work in all applicable permits.
Cost of any work, new or upgrade, to existing facilities that is required to connect this
proposed development to the District electric system shall be in accordance with the applicable
District policy. The developer will be required to supply the District with suitable
locations/easements upon its property for any electrical facilities that must be installed to serve the
proposed development.
Please contact the District prior to design of the proposed project. For information about
specific electric service requirements, please call the District's South County office at425-610-3200

to contact a Customer Engineer.

Sincerely

Edward Pride
Interim Senior Manager
Planning, Engineering, & Technical Services

1802
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75th Street S.W. o Everett, WA o 98203 I Mailing Addre,ss.' P.O. Box 1107 o Everett, WA o 98206-1107
425-783-4300 o Toll-free in Western Washington atl-877-783-1000, ext. 4300 o www.snopud.com

-
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From:
To:
Subject:
Date:

coopernwelectric@gmail.com
Lien, Kernen
Fwd: Sepa determination PLN20160060 , PLN20160061
Saturday, February 04, 2017 7:30:59 PM

Sent from my iPad
Begin forwarded message:
From: coopernwelectric@gmail.com
Date: February 4, 2017 at 7:27:32 PM PST
To: kernen.lie@edmondswa.gov
Subject: Sepa determination PLN20160060 , PLN20160061
Hello Kernen ,
I have a couple of concerns regarding the above notice I received today .
1) The Height variance is not mentioned , what is the total finished height of all
the proposed structures ?
2) 228th St SW has no sidewalks on either side of the proposed street access and
they are not shown in the plan submitted to me .
3) What provisions are to be made at this location to prevent a vehicle from
entering these structures via SR 104 ? I have been a resident of his area for 30+
years this corner has had numerous cars leave the road and crash into the exact
spot were this project is located , you can visit this area today and see the fence ,
curb and structures that have been damaged by these accidents . The state has
lowered the speed limit with no result .
4) I also see on the site plan that there is one exit stop sign , along with this if
sidewalks will be included there should be " no parking " along 228th as these
developments have no provisions for additional parking for guests .
5) At the top of 228th St SW and 96th Ave W there is a three way stop , this is
temporary and should be made permanent as traffic will increase from North on
96th Ave W.
This is a response to the proposed project , I have no issue with this project other
then the concerns listed above and would like to be notified for the public hearing
.
Sincerely ,
Mark Cooper
22628 96th Ave W
Edmonds , WA. 98020
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Sent from my iPad
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El

Pw-rngineering

OF EDMONDS - PLANNING DIVi'
STAFF COMMENT FORM

Fire El pw - Mointenonce E

ports & Rec.

El

sriloing

I PLN20 I 6fì061

Project Numb

pr N2016fì(l60

Applicant's Name

WESTGATE WOODS. LLC.

Property Location

951

I - 9s13

)N

/

JOHN

LL

EDMO NÍIS WAY

Date Application Routed

Date Applicat ion Received: t2.29.L6
Zoning ' Rn/l-l -q

1.08.17

Project Description: CONSOLIDATED PERMITS FOR ADB REVIEW,& HEIGHT VARIANCE FOR 10SE IN TWO s.UNIT BLDGS.
UNIT TOWN

lf you have any questions or need clarification on this project, please contact:
Responsible Staff

Name of lnd

IFN MÂCI{UGA

Ext.

al Submitting Comments

- lo'-

Title:

E

hor" reviewed this tond use proposolfor
my deportment ond have concluded thot

t

II

WOULD NOT AFFECT MY DEPARTMENT. SO
I have no comments. My deportment moy
olso review this proiect during the building
permit process (if applicoble) ond reserves

hove reviewed this land use proposolfor
department ond have concluded thot
WOULD AFFECT MY DEPARTMENT, SO I
hove provided comments or conditions

II

below or attoched.

the right to provide odditionol comments ot

that time.

Comments (please attach memo if additional sp ce is needed)

The following conditions should be attached to this permit to ensure compliance with the
requirements of this department (please attach memo if additional space is needed):
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OF EDMONDS - PLANNING DIVI¡'ON
STAFF COMMENT FORM

E Pw-rngineering El r¡r" E
Project Number

P1N20160060

Applicant's Name

WFSTGATF

Property

Location: 9511-

/

E

pw - Molntenonce

ports & Rec.

R¡uildins

p1N20160061
Lr

r / rôHN R¡sqFt

I

9513 EDMONDS WAY
Date Application Routed

Date App lication Received: L2.29.L6

L.O8.t7

Zoning : RM-1.5

Project Description: CONSOLIDATED PERMITS FOR ADB REVIEW & HEIGHT VARIANCE FOR 10UNITTOWNHOUSE IN TWO s-UNIT BLDGS.

lf you have any questions or need clarification on this project, please contact
Responsible Staff

JEN

UGA

Ext

.

1224

oT

Name of lndividual Submitting Comments

t'i

Title

É-i
o

¡ou" reviewed this lsnd use proposal for
department and have concluded thøt IT

^y
WOULD

NOT AFFECT MY DEPARTMENT,

SO

A

t how reviewed this tqnd use proposolfor
my department ond have concluded that

WOULD AFFECT MY DEPARTMENT,

SO

I have no comments. My deportment moy

hove provided comments or conditions

olso review this project during the building
permit process (if applicoble) ond reserves
the right to provide odditionol comments ot

below or attoched.

!!

I

thot time.
Comments (please attach memo if additional space is needed)

The following conditions should be attached to this permit to ensure compliance with the
requirements of this department (please attach memo if additional space is needed):
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MEMORANDUM

Date:

September 27, 2017

To:

Kernen Lien, Senior Planner

From:

JoAnne Zulauf, Engineering Technician

Subject:

PLN20160060/61 – Design Review
Westgate Woods Multi Family
9511-13 Edmonds Way

Engineering has reviewed the design review application for the proposed multi-family
buildings for the location of 9511-13 Edmonds Way. Approval of the design review
application shall not be interpreted to mean approval of the improvements as shown on the
preliminary plans. The information provided is consistent with Title 18 Edmonds Community
Development Code & Engineering standards. Compliance with Engineering Division
standards will be verified during the building permit process.
The comments noted by the Engineering Division in the memo dated May 25, 2017 and
Febuary 7, 2017 have been adequately addressed for design review purposes.
A complete waiver request was received September 19, 2017 and is currently under
consideration by the Public Works Department. The request is to waive the 5 ft minimum
width sidewalk requirement to install the new sidewalk in the same footprint as the existing
sidewalk with widths between 4 ft and 5 ft. A determination shall be made before October 5,
2017.
Traffic impact fees and general facility charges will be assessed at the time of building permit
issuance.
Thank you.
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