
NOTICE OF DECISION 

City of Woodinville 

Development Services Department 
425-489-2754 •17301133rd Avenue NE • Woodinville, WA 98072 
Desk Hours • Monday- Thursday 7:30am- 5:00pm • Friday 7:30am- 4:00pm 

The City of Woodinville has issued a Notice of Hearing Examiner Decision for the following 
project: 

Project Name: Brickyard Ridge Subdivision 

Proponent: Tom DeDonato, on behalf of Brickyard Ridge LLC 

Project Number: PPA 13002/SEP13019 

Description of proposal: Preliminary plat application to subdivide an existing 6.12 acre 
property consisting of three (3) legal parcels into thirteen (13) single-family residential lots in the 
R-1 and R-6 zoning districts. Construction will include approximately 27,000 cubic yards of 
grading, erosion control, street frontage, tree protection, and drainage improvements. SEPA is 
required for developments of five or more lots. 

Project Decision: Approved with Conditions 

Project Location: 15215 NE Woodinville Duvall Road, Woodinville, WA. 

Notice of Decision Date: March 31, 2014 

End of Appeal Period Date/Time: April14, 2014 by 4:00p.m. 

Project Permit Expiration Date: March 31, 2021 

A public hearing was held before the Woodinville Hearing Examiner on March 12, 2014 for 
review of the Preliminary Plat application. After considering comments by the public, City staff, 
and outside agencies, the project was approved with conditions by the Woodinville Hearing 
Examiner, subject to the attached Findings of Fact, Conclusions and Decision. 

The Preliminary Plat shall be valid for seven (7) years from the date of this Notice of Decision. If 
final plat approval is not obtained within this period, the Preliminary Plat shall become null and 
void, and a new application would need to be submitted. 

The Preliminary Plat shall also be declared void if there is a failure to comply with the approved 
plans or conditions of approval. 

The application, supporting documents, and studies are available for review at the City of 
Woodinville, 17301 133rd Avenue NE, Woodinville, WA 98072. Contact: Erin Martindale, 
Project Manager, at (425) 877-2283. Email address: erinm@ci.woodinville.wa.us. 
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Appeals 

A party of record may appeal this decision to the Woodinville City Council. There are specific 
code requirements for filing an appeal, including using a City form and paying an appeal fee. 
Appeals should be filed with the Development Services Department in City Hall, 17301 133rd 
Avenue NE, Woodinville, WA 98072. An appeal must be filed within 14 days of the date of 
issuance of this decision, by 4:00 p.m., on April 14, 2014. Appeal filings must be in 
conformance with Chapter 2.30 and 17.17 WMC. Contact the project manager listed below if 
you would like to file an appeal, to ensure the appeal is filed correctly. 

Affected property owners may request a change in valuation with King County for property tax 
purposes notwithstanding any program of revaluation. For information regarding property 
valuations and/or assessments, contact the King County Assessor's Office at 206-296-7300. 

Contact person: Erin Martindale, Project Manager 
Email address: erinm@ci.woodinville.wa.us 

(425) 877-2283 

Date: March 31, 2014 
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Project Name: Brickyard Ridge Subdivision 
File Numbers: PPA 13002/SEP13019 

Location Map 
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BEFORE THE HEARING EXAMINER 
FOR WOODINVILLE 

In the Matter of Application of 
Tom DeDonato (Brickyard Ridge LLC) 
Applicant · 
For approval of a Preliminary Plat 

) 
) 
) 
) 

NO. PPA13002/SEP13019 

FINDINGS, CONCLUSIONS AND 
DECISION 

SUMMARY OF DECISION 

1 

Based on the Findings of Fact and Conclusions and the testimony and evidence provided in the 
administrative record at the open record hearing, it is hereby ordered that the preliminary plat to subdivide 
6.12 acre property (consisting of three parcels) into thirteen single-family residential lots. The subject 
property is in R-1 and R-6 zoning districts. Construction will include grading, erosion control, street 
frontage, tree protection, and drainage improvements. The property is located at 15215 NE Woodinville 
Duvall Road, Woodinville, Washington. Plat approval is subject to conditions as set forth herein. 

SUMMARY OF RECORD 
Request: 
Tom DeDonato, on behalf of Brickyard Ridge LLC (Applicant), applied for a preliminary plat for the 
subdivision of 6.12 acres of property (consisting of three parcels) into thirteen single-family residential 
lots. The subject property is located in R-1 and R-6 zoning districts. Construction will include grading, 
erosion control, street frontage, tree protection, and drainage improvements. The property is located at 
15215 NE Woodinville Duvall Road, Woodinville, Washington. 1 

Hearing Date: 
A hearing on the request was held before the Hearing Examiner of Woodinville March 12, 2014 

Testimony: 
At the hearing, the following individuals presented testimony under oath: 
Erin Martindale, City of Woodinville 
Thomas Hansen, City of Woodinville 
Rick Roberts, City of Woodinville 
Tom DeDonato, Applicant 
Gary Penitsch, Applicant representative 
Jamie Schroeder, Applicant representative 
Rick B. Powell, Applicant representative 
Mary Cox, public witness 
Charles D'Ambrosia, public witness 
Mary D'Ambrosia, public witness 

Exhibits of Evidence: 

RECEIVED 
MAR 2 4 2014 

CITY OF WOODINVIL.l.t 
DEVELOPMENT SERVICES 

At the Hearing the following Exhibits were submitted and admitted as part of the record in this 
proceeding: 
Exhibit 1 
Exhibit 2 
Exhibit 3 

Staff Report 
Application forms received June 4, 2013 
Preliminary Plat Map, Preliminary Civil Plans submitted June 4, 2013, December 16,2013 and 
February 4, 2014, prepared by CPH Consultants; Preliminary Landscaping and Tree Plans 

1 Reference is made to the extensive legal description of the entire site found on page 2 of Exhibit 1. 
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submitted October 7, 2013 and December 16, 2013, by Cramer Design Consultants 
Certificate of Water Availability dated April29, 2013 
Certificate of Sewer Availability dated Apri129, 2013 
Northshore School District School Walk Safety Assessment submitted June 4, 2013 
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Exhibit 4 
Exhibit 5 
Exhibit 6 
Exhibit 7 Declaration of Protective Covenants, Conditions and Restrictions of the Plat of Brickyard Ridge, 

submitted December 16, 2013 
Exhibit 8 
Exhibit 9 
Exhibit 10 

Exhibit 11 

Exhibit 12 

Exhibit 13 

Exhibit 14 

Exhibit 15 

Exhibit 16 

Title Reports submitted June 4, 2013 and October 7, 2013 
Title Report dated November 13, 2012 
Downstream Storm Drainage Capacity Analysis, prepared by CPH Consultants, dated February 4, 
2014 

Downstream Storm Drainage Conveyance Calculations, prepared by CPH Consultants, dated 
February 26, 2014 

Storm Drain Conveyance System Calculations, submitted March 4, 2014 

Revised Geotechnical Report prepared by Robinson Noble, dated December 12, 2013 

Supplemental Slope Stability Letter, prepared by Robinson Noble, dated February 3, 2014 

Wetland Determination, prepared by Paul C. Hamidi, dated April 2, 2013 

Fish and Wildlife Habitat Conservation Area Report, prepared by Talasaea Consultants, Inc. dated 
May 22,2013 

Exhibit 17 Updated Traffic Impact Analysis, prepared by Gibson Traffic dated September 2013 

Exhibit 18 Arborist Report prepared by American Forest Management, updated September 17, 2013 

Exhibit 19 Memo :Regarding Neighboring Trees, prepared by American Forest Management, dated December 
3,2013 

Exhibit 20 Letter of Complete Application issued June 27, 2013 

Exhibit 21 Notice of Application issued July 8, 2013 

Exhibit 22 Public Comments Received 

Exhibit 23 Response to Public Comments, prepared by Tom DeDonato, submitted October 7, 2013 

Exhibit 24 Minimum Lot Size Averaging Analysis prepared by CPH Consultants, dated September 24, 2013 

Exhibit 25 Deviation Request/ Approval 

Exhibit 26 Agency Comments Received 

Exhibit 27 Comment Response Letter, prepared by Tom DeDonato and Cramer Design Consultants, 
submitted October 7, 2013 

Exhibit 28 Comment Response Letter, prepared by Tom DeDonato, submitted December 16,2013 

Exhibit 29 Retaining Wall Detail submitted December 16, 2013 

Exhibit 30 

Exhibit 31 

Exhibit 31 

Exhibit 32 
Exhibit 33 

Exhibit 34 

Exhibit 35 

SEPA Determination issued February 3, 3014 and SEPA Checklist dated June 4, 2013 

SEP A Addendum issued March 3, 2014 

Notice of Public Hearing issued February 24, 2014 

Lot Dimension Calculations 
Minimum Lot Size Averaging Analysis prepared by CPH Consultants, dated September 24, 2013 

Staff Power Point Presentation 

Sign up Sheet 
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Based on the testimony and evidence submitted at the open record hearing, the Hearing Examiner enters 
the following Findings and Conclusions to support the final decision: 

FINDINGS 

3 

1.) The Applicant applied for a preliminary plat to subdivide 6.12 acres of property (consisting of 
three parcels) into thirteen single-family residential lots. The subject property is located in R-1 
and R-6 zoning districts. Construction will include grading, erosion control, street frontage, tree 
protection, and drainage improvements. The property is located at 15215 NE Woodinville Duvall 
Road, Woodinville, Washington. Exhibit 1, pg. 1 

2.) The subject property, a 6.12 acre parcel ofland, includes three separate parcels. There are two 
zoning designations for the property: Rl--4.13 acres of the site with an allowed maximum density 
of 1 unit per acre; and R6--1.98 acres of the site with an allowed density of 6 units per acre. The 
Comprehensive Plan designation of the site is Low Density Residential and Moderate 
Density Residential. Exhibit 1, pg. 1; Exhibit 3, pg. 1 

3.) The subject property currently is developed with two single-family residences that are 
proposed to be removed prior to final plat approval. The site is vegetated with mature trees and has 
slopes that are greater than 40%. There are no wetlands or streams on the property. Exhibit 1, pg. 
3; Exhibit 15; Testimony of Mr. DeDonato. 

4.) The surrounding properties have the following uses and zoning designation: 
• North, south and east -Single family residences-R-1 (1 unit per acre) 
• West-Single family residences-R-6 (6 units per acre) 

Exhibit 1. pg. 3 

5.) Utilities are available to the site. Water and sewer will be supplied by Woodinville Water District; 
Electricity and gas will be provided by Puget Sound Energy; and Telephone and Cable are 
provided by Comcast and Frontier. Exhibit 1. pg. 3; Exhibits 4 and 5. Fire service will be 
provided by the Woodinville Fire and Rescue. The site is in the Northshore School District. 
Exhibit 1, pg.1 

6.) Although the subject property fronts the NE Woodinville Duvall Road, there will be no direct 
access to or from the Road. The general access to the plat will be off 151 st A venue NE. 
The immediate access will be from the west on NE 185th Court, which is being constructed 
through Woodridge, an adjoining plat. NE 185th Court is a public right of way that is expected to 
be completed in 2014. As it extends through the subject property, the road will be a public right of 
way through most of the proposed plat, but will tum into a private lane at the northeastern part of 
the plat. The private road will terminate at the eastern boundary and the only access onto NE 
Woodinville Duvall Road will be for emergency vehicular access. Bollards or other traffic barriers 
will be placed at the end of the road. Lots 1 through 9 will access off the public portion of the 
internal road and will be developed to public road standards. Street improvements are, also, 
proposed toNE Woodinville Duvall Road, although no access will occur directly to this road. 
Exhibit 1, pg. 3; Exhibit 3, pg. 11; Testimony of Mr. Hanson 

7.) The City of Woodinville's standard for right-of-way width is 60 feet and the standard for roadway 
width is 36 feet. The Applicant submitted, and the City's Public Works Director approved, a 
deviation request from the standard public right-of-way improvements for the new internal public 
road within the plat. The Director's approval allows the Applicant to construct a roadway of 28 
feet of pavement and a 5-foot sidewalk, a 5.5-foot planter and a 6.5-foot sidewalk on 
the south side of the road. Parking will be permitted along one side of the road. Exhibit 1, pg. 7; 
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Exhibit 25 

8.) Two hammerhead turnarounds proposed for the plat must comply with distance 
requirements as established in International Fire Code (IFC). Currently there is an existing 
turnaround on the western edge of the subject property that provides fire and emergency access to 
the Woodridge Plat. This turnaround must remain and be maintained until 
construction of the Brickyard fire turnarounds are complete and accepted by the 
City. The said turnaround for the Woodridge plat shall be extinguished once the Brickyard 
turnarounds are completed. Exhibit 1, pg. 7. 
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9.) As part of the requirement to provide a safe pedestrian circulation, the Applicant must make 
improvements toNE Woodinville Duvall Road, including 20 feet of dedication of right-of-way, 
curbs and gutter, a 6 foot planter and a 5 foot sidewalk. Testimony of Mr. Roberts; Exhibit 1, pg. 8; 
Exhibit 3 

10) As part of the design, the Applicant was required to submit a drainage plan consistent with the 
criteria of the 2009 King County Surface Water Design Manual. The submitted plan included a 
detention vault for detention and water quality improvements for stormwater generated as a result 
of the development of the plat. Drains within the plat will be tight-lined to the storm drainage 
system and the system will connect to the City's existing storm drainage system on 
Woodinville-Duvall Road. The vault will be timed for drainage control. The storm water 
collection, conveyance, detention and water quality systems that have been proposed, and accepted 
by the City, will provide adequate measures to collect and convey increased surface water runoff 
and will mitigate potential downstream systems. Exhibit 9, pg. 5. The downstream properties will 
not be impacted by the increased storm drainage from the plat. Exhibit 1 0; Exhibit 11; Exhibit 12; 
Exhibit 1, pg, 7; Testimony of Mr. Schroeder. 

11) WMC 21.24.310(1)(b) requires submittal of a specific geotechnical study to evaluate subsurface 
conditions for any development with 40 percent or greater slopes. These slopes are designated by 
the City as landslide hazard areas (see: WMC 21.24.290(2)(b)(vi). The Applicant submitted a 
geotechnical report that identified 13 areas of potential landslide hazard area. (These areas are 
depicted on the development plans in figure 6 of the report). Area A, B, C and D will be 
completely removed for site development; A portion of Area E is proposed to be modified for road 
construction;. and Areas G, H, I, J and K are manmade slopes that were altered for an old 
road/driveway. The areas that will not be altered include the remaining portion of Area E and all of 
Areas F, L, and M, which will have a Native Growth Protection Easement (NGPE). A 10' buffer 
from these slopes will be required and will be part ofthe NGPE. Exhibit 1, pg. 6; Exhibit 13, pg. 
22. 

12) Robinson Noble, Inc, the engineering firm that conducted the Geo-Tech study, and the Applicant 
reviewed development options. In doing so they reviewed an existing geotechnical report and took 
samples of the subsurface soils and groundwater conditions. Robinson Noble prepared the Geo
Tech study for the proposed project and reached a conclusion with conditions that supports the 
proposed plat development. Exhibit 13, pg. 4. It was recommended that construction occur during 
drier summer months. Exhibit 13, pgs 8 and 9 

13) The City's Engineering Department concluded that criteria ofWMC 21.24.310(1)(b) have been 
satisfied for the slope area alterations proposed to be altered. In addition, other development 
criteria have been met. Exhibit 1, pg. 6; Testimony of Mr. Roberts; Testimony of Mr. Hanson 

. 14) A wetland study concluded that no wetlands or streams are located on site. Exhibit 15, pg. 2. 
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No opposing opinion was submitted. 

15) As noted in Finding number 1, the subject property has two zoning designations, R~1 and R~6. For 
R-1 properties in Woodinville, the minimum lot area is 35,000 square feet: All of the R-1lots 
satisfy this standard. The required lot width standard for R -1 lots is 1 00 feet. The width of the lots 
of the proposed ranges froml36 to 229 feet. Each proposed R-1 zoned lot satisfies the minimum 
100 foot lot width as measured by lot width circle and lot width at the street. Exhibit 3, pg. 1 

16) For R-6 properties in Woodinville, the minimum lot area is 6,000 square feet: The average R-6lot 
of the proposed plat is 6,001 square feet, with the smallest lot size of the plat being 5,700 square 
feet, or 98% of the allowed minimum lot size. Pursuant to WMC 21.12.180, a lot may be 0.85 
times the minimum lot area when lot size averaging is allowed. The required lot width standard 
for R-6lots is 50 feet. The width of the R-6lots range from 55 to 98 feet. Each proposed R-6 
zoned lot satisfies the minimum lot width circle and lot width at the street. Exhibit 3, pg. 1; 
Exhibit 1, pgs 4 and 5. 

17) For R-1 and R-6lots in Woodinville, the minimum ratio standard for lot depth to lot width is 
1: 1. The proposed lots of the plat have a depth to width ratio that ranges from 1: 1.03 to 1 :2.25. 
The depth of the R-1lots range from 265 to 310 feet: The depth ofthe R-6lots ranges from 73 to 
115 feet. Exhibit 1, pg. 5 

18) The allowed density for R-1 zoned properties is one lot per acre. The R-1 zoned land 
on site is 4.13 acres, has an allowed density of four lots. The proposed four R-1 zoned lots 
satisfy the density standard. Exhibit 1, pg. 4; Exhibit 3, pg.1. The allowed density for R-6 zoned 
properties is six lots per acre, with a minimum of75% of base density. The proposed plat includes 
1.98 acres ofR-6 zoned property. There are no submerged lands area on site. The maximum 
allowed base density would be 12lots and the minimum allowed density would be 8 lots. The 
Applicant's proposal calls for 9lots, which is in the allowed density range. Exhibit 1, pg. 4; 
Exhibit 3, pg.1 (project summary) 

19) Landscaping improvements will be part of the developed plat. As part of the internal street design: 
street trees are proposed; the perimeter of the drainage tract will be landscaped with Type II 
landscaping; and the open space tract, east oflot 9, will be re-vegetated with native vegetation after 
grading is complete. Exhibit 1, pg. 5; Exhibit 3, pgs.11-13 11-13; Testimony of Ms. Martindale 

20) In addition to landscaping improvements, tree retention is required within the 6.12 acre plat. 
A final tree plan that is to be submitted prior to site development permit must include "Tree 
Typing" for all trees on-site. The plan must, also, provide identification of trees 
that are to be removed and the trees that will be retained. The acreage for tree retention 
calculations is 5.35 net acres (the gross acreage reduction of right-of-way dedication). The City 
submitted that 321 tree credits are required in the area of clearing limits, and in areas of the site 
outside clearing limits, 526.8 tree credits are required. Not to be included in these calculations are 
the trees that are to be planted on the individual lots and trees that will be planted in the storm 
drainage tract. The Applicant did not submit any objections to the City's calculations or 
requirements. Exhibit 1, pg. 5. 

21) An arborist retained by the Applicant submitted a report on the condition of trees on site. The site 
is classified as second growth native forest, regenerated naturally. The oldest trees on the property 
are approximately 75 to 80 years of age. Tree species are a mix of big leaf maple, red 
alder, black cottonwood, bitter cherry, Douglas-fir, western red cedar and western hemlock 
Exhibit 18, pg. 3. Of the 151 trees that were assessed in the tree preservation area, 136 trees were 
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considered viable. According to the arborist, most of the trees are in a sound, healthy 
condition. The trees to be retained at the site are primarily Douglas-fir, big leaf 
maple, western hemlock and western red cedar. The arborist recommended that "Due to 
the known presence of root-rotting pathogens in the subject area, a follow-up tree risk assessment 
is warranted after site clearing and prior to final occupancy". Exhibit 18, pg. 6 

22) In a memo to the Applicant, the arborist stated that significant trees on the neighboring property 
to the south (lots 8 and 9) are within close proximity to the property line. To protect these trees 
a 10-foot setback is required to preserve the critical root zones of the trees. Exhibit 19 
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23) As part of the platting process, street lighting is required to satisfy Woodinville infrastructure 
standards. The street lighting plan for this project that must be installed is subject to a final 
approval prior to construction permit issuance. Street lights and other frontage improvements must 
be installed on NE 1851

h Court and NE Woodinville-Duvall Road prior to plat recording. Exhibit 1, 
pg.6 

24) Access to the proposed subdivision is via a southern turn offNE North Woodinville Way onto 
151 stAve. NE. Exhibit 17, pg. 4. This intersection is the only one that will be impacted with 10 
or more PM peak-hour trips. The 12 new units of the Brickyard Ridge subdivision are 
anticipated to generate 114 new average daily trips with 9 new AM peak-hour trips and 12 
new PM peak-hour trips. Exhibit 17, pgs, 5 and 6. The existing level of service (LOS) for 
the AM peak hour at the NE North Woodinville Way/151 stAve. NE intersection is LOS C; 
the existing level of service (LOS) for the PM peak hour at the NE North Woodinville 
Way/151 stAve. NE intersection is LOS D. These LOS will remain the same with the 
proposed development. Exhibit 17, pgs. 9-16; Exhibit 1, pg. 8 

25) Traffic and park impact mitigation fees are to be paid at the time of building permit issuance for 
each lot. Payments for the fees will be based on adopted City formulas. There will be 
credit for the two existing single family residences for which a note will be placed on the face of 
the final plat. Exhibit 1, pg. 8 

26) The subdivision will be in the Northshore School District. The following schools will be attended 
by the children living in the subdivision: 

• Elementary School: Wellington 
• Junior High School: Leota 
• High School: Woodinville 

All students living in the homes in the subdivision will be bussed to these schools. The closest bus 
stop is at 151 st A venue NE and Woodinville-Duvall Road. After development of the instant plat, as 
well as the adjacent plat to the west, Woodridge Plat, a sidewalk will be on the public road for the 
entire way to the bus stop. Exhibit 1, pg. 8; Exhibit 6 

27) Fire hydrants to be located in accordance with the International Fire Code (IFC). 
The fire flow will be in accordance with Fire Department and Water District standards. 
There are two turnarounds within the plat and they comply with the IFC Appendix D. Exhibit 1, 
pgs. 6 and 7 

28) The City of Woodinville Comprehensive Plan designates the subject property as Low Density 
Residential and Moderate Density Residential. The City Planning Department reviewed the 
project with the goals and policies of the Comprehensive Plan and determined that the proposed 
development will be consistent with the Plan and the designation. In particular, the City noted 
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that the following sections of the Plan are satisfied for the public good: 
a) GOAL LU-1: To guide the City's population growth in a manner that maintains or 

improves Woodinville's quality of life, environmental attributes, and northwest woodland 
character. 

b) Policy LU-1.2 Encourage future development in areas: 
1. With the capacity to absorb development (i.e., areas with vacant 

or underdeveloped land and available utility, street, park, and school capacity, or 
where such facilities can be cost effectively provided), and 

2. Where adverse environmental impacts can be minimized; and where such 
development will enhance the area's appearance or vitality 

c) Policy LU-3.1 Encourage development that complements the existing residential 
development patterns in Woodinville's neighborhoods. 

Testimony of Ms. Martindale; Exhibit 1, pg 3 

29) Pursuant to the Washington State Environmental Policy Act (SEPA) (RCW 42.21C), the City of 
Woodinville was designated as the lead agency for review of potential environmental impacts. On 
February 3, 2014 the City issued a Determination ofNonsignificance (DNS) under Washington· 
Administrative Code 197-11-340(2). No appeals were filed and the DNS remains as issued. A 
SEP A Addendum was issued on March 3, 2014, and no appeals were filed. Exhibits 3 0 and 31 

30) The following public agencies submitted comments on the proposed plat: Woodinville Public 
Works Department; Woodinville Fire Department; Woodinville Parks and Recreation and 
Woodinville Water District. 

a. Woodinville Public Works Departments-the comments of the Public Works have been 
addressed in the above findings and the conditions of this decision. Exhibit 26 pgs 7 and 
8. 

b. Woodinville Building and Fire Department-stated that the road must be at least 26 feet 
wide and that fire lanes are to be delineated on plans. Exhibit 26, pg.3 

c. Woodinville Water District- an extension agreement for water and sewer services is 
required. Exhibit 26, pg. 4 

d. Woodinville Parks and Recreation-an open space or recreational tract should be 
dedication to the Home Owners' Association. Exhibit 16, pg. 5 

The Woodinville Police Department did not submit comments. Exhibit 1, pg. 9 

31) Pursuant to RCW 36.70B.040 Determination of Consistency and WMC 17.13.100, and based on 
the exhibits of evidence and testimony at the public hearing, the proposed plat has been reviewed 
for consistency with Woodinville's development regulations. Included in the review were 
considerations of the following: 

a. Type of land use; 
b Level of development, such as units per acre or other measures of density; 
c. Infrastructure, including public facilities and services needed to serve the 
d. development; and 
e. The characteristics of the development, such as development standards. 

Exhibits. 1-33 and Testimony of Ms. Martindale and Mr. Hansen; and Mr. Roberts 

32) Public testimony submitted at the open record hearing. A summary of the comments are: 
a. Charles D'Ambrosia and Mary D'Ambrosia. Both witnesses testified that their 

property is directly south of the proposed plat and there is an unimproved road 
separating the properties. The road does not provide service of any sort to the subject 
property or the D'Ambrosia's property and its only use appears to be a location for 
garbage to be thrown. The witnesses desire resolution of the situation. 
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b. Mary Cox. The witness submitted that she lives in the area of the proposed plat and is 
concerned about the construction noise that will be generated by the construction. She 
requested that the allowed hours of construction be restricted . In response, the City 
submitted that the hours of construction are established by the standards as set forth in 

WMC 8.80. Testimony of Mr. Hanson 
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34) Prior to the hearing, written public comment letter was received by the City Planning Department 
and was included in the documents presented at the open record hearing. The letter written by K 
and S Penny contended that the noise from construction will create an impact in the same manner 
that other construction in the area has done. They, also, submitted that litter will be a problem with 
the proposed construction. In response, the City submitted that the issues raised by K and S Penny 
had been addressed in the conditions recommended by the City. Exhibit 22; Exhibit 1, pg. g2 

34) Notice of this application has been provided in accordance with the requirements of the City of 
Woodinville and the State ofWashington. 

CONCLUSIONS 
Jurisdiction: 
The Hearing Examiner is granted jurisdiction to hear and decide applications for preliminary plat permits 
pursuant to RCW 36.70B and Woodinville Municipal Code (WMC) 17.07.020. 

Applicable Ordinances and Regulations 

17.13.010 Determination of consistency. 
(1) Purpose. When the City receives a project permit application, consistency between the proposed 
project and the applicable regulations and Comprehensive Plan should be determined through the process 
in this chapter and the City's adopted SEPA ordinance, Chapter 14.04 WMC. 
(2) Consistency. During project permit application review, the City shall determine whether the proposed 
project is consistent with the applicable development regulations. In the absence of applicable 
development regulations, the City shall determine whether the City's adopted Comprehensive Plan 
contains policies which address the unregulated impacts. This determination of consistency shall include 
the following: 

(a) The type of land use permitted at the site, including uses that may be allowed under 
certain circumstances, if the criteria for their approval have been satisfied; 

(b) The level of development, such as units per acre, density of residential development in 
urban growth areas or other measures of density; 

(c) Availability and adequacy of infrastructure, public facilities and services identified in 
the Comprehensive Plan and needed to serve the development; and 

(d) Character of the development, such as development standards. (Ord. 496 § 2 (Att. B), 2010; 
Ord. 143 § 1, 1996) 

. !h~ f<? l.l<?"Y~1~g se.~Y()?~ ()fWMC:: h::tY.e. 9e.e.~ Ee.Yie.'\\'<::4. ?1.14 i11.1Pl ~~e.l:l!e.~ f<?t!h~ Te.Yie.\¥ <?f~he. p~(lt: ..... . 
21.12 Development Standards - Density and Dimensions 
21.14 Development Standards - Design Requirements 
21.15 Development Standards- Tree Protection 
21.16 Development Standards - Landscaping 
.~} ~1 ~ . Re.ye.l()p~()l1~ ~~C11.14::trc:ls-: J:>l1r~1.1g (11.1d gi~'?l.l!(lti()J:l ... 

2 Subsequent to the hearing the Hearing Examiner received an email from a member of the public. Because the 
administrative record had been closed, the email was not included in the record for this request. It is also noted that 
the Hearing Examiner did not read the email. 
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21.20 Development Standards- Signs 
21.37 Development Agreement Procedure and Criteria 
21.40 Application and Notice Requirements 
~1. A~ ~eview Procedures 

Conclusions based on Findings 
1.) The Applicant applied for a preliminary plat to subdivide 6.12 acre property (consisting of three 

parcels) into thirteen single-family residential lots. The subject property is in R-1 and R-6 zoning 
districts. Construction will include grading, erosion control, street frontage, tree protection, and 
drainage improvements. The property is located at 15215 NE Woodinville Duvall Road, 
Woodinville, Washington. Finding of Fact No.1 

2.) The proposed plat is a permitted use in the R-1 and R-6 zoned districts of Woodinville. The 
density and dimensions of the proposal are consistent with the allowed standards of each zone. 
The Applicant's proposed project is consistent with the applicable development regulations. 
Findings ofFactNos.2, 5-11, 13, 15-16, 18-20,23-25. 

3.) The requirements and criteria for lot size averaging (WMC 21-12-180) are satisfied. Finding of 
FactNo.18 

4.) The protection of trees, including the removal of same for construction and the replanting during 
plat and private lot developments, is consistent with the standards of the City. Findings of Fact 
Nos. 17, 18 and 19. Wetland and mitigation review of the site has been completed. There are no 
wetlands on site. Findings of Facts Nos. 20-22,· Finding of Fact No. 14 

5.) The plans for the internal roads have been reviewed, and approved. Finding of Fact No. 6-9. The 
City determined that deviations of right-of-way and roadway standards are permissible. Findings 
of Fact No. 7. The City's standards for parking and circulation are satisfied with the proposal. 
Finding of Fact No. 7 

6.) Infrastructure, public facilities and services required per the Comprehensive Plan to serve 
the development are available and adequate. Findings of Fact Nos.5-27 
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7.) Pursuant to the Washington State Environmental Policy Act (RCW 43.21(C), the City of 
Woodinville was designated as the lead agency for identifying environmental impacts from the 
construction of the project. As the lead agency the City of Woodinville reviewed the request, the 
Environmental checklist and other documents submitted by the Applicant, public comments and 
the applicable law related to the request. A DNS was issued and no appeals were filed. A review 
of environmental impacts has occurred. Finding of Fact No. 29 

8.) The City ofWoodinville has reviewed the public use and interest proposed to be served by the 
proposed subdivision. Based on the review it has been determined that: (a) appropriate 
provisions are made for, but not limited to, the public health, safety, and general welfare, for open 
spaces, drainage ways, streets or roads, alleys, other public ways, transit stops, potable water 
supplies, sanitary wastes, parks and recreation, playgrounds, schools and schoolgrounds. Findings 
of Fact Nos. 5-29. The City has considered all other relevant facts, including sidewalks and other 
planning features that assure safe walking conditions for students who only walk to and from 
school. Findings of Fact Nos. 26. The public interest will be served by the subdivision. Finding of 
Fact No. 5-29 
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9.) The proposed project is consistent with the applicable, zoning standards, development 
regulations, Woodinville Comprehensive Plan, environmental and wetland regulations, 
subdivision ordinances of the City of Woodinville and the subdivision statutes of the State of 
Washington. Findings of Fact 1-33 

1 0) Notice and review procedures have been properly followed. Finding of Fact No. 34 

DECISION 
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Based on the preceding Findings of Fact and Conclusions and the testimony and evidence provided in the 
administrative record at the open record hearing of the request, it is hereby ordered that the preliminary 
plat to subdivide 6.12 acre property (consisting of three parcels) into thirteen single-family residential 
lots. The subject property is in R-1 and R-6 zoning districts. Construction will include grading, erosion 
control, street frontage, tree protection, and drainage improvements. The property is located at 15215 NE 
Woodinville Duvall Road, Woodinville, Washington. Plat approval is subject to the following 
conditions:3 

Final Plat/Site Plan 
1. All improvements shall be constructed in accordance with the approved Preliminary Plat Map 

submitted February 4, 2014. The Planning Director may approve minor modifications of the plans if 
the modifications are consistent with the Findings of Fact or the Conditions of Approval. 

2. The following notes and information shall appear on the face of the final plat map. All signature 
blocks shall be in accordance with City Standards. 

a. "The use and development of the property included within this plat shall be governed by the 
Conditions of Approval imposed through File Number PPA13002/SEP13019 and shall be 
binding upon the land until that approval is amended, revoked or expires." 

b. A free consent statement in conformance with City of Woodinville and King County standards 
shall be acknowledged by property owners and shall be notarized. 

c. "All property owners shall maintain, in a uniform manner, the City right-of-way located 
between their property lines and the back of adjacent curbs or street lines to the maintenance 
level or standard applied to City parks. In such cases where the City is required to perform 
such maintenance, the City shall bill the property owners for the cost of such maintenance, 
including administration costs". 

d. Designate on plat map which lots will receive traffic and park impact fee credit for the two 
existing homes. 

e. A private road agreement must be designated on the face of the plat and must specify the use 
and maintenance of the private facilities. 

f. "No lot may take direct access toNE Woodinville Duvall Road." 

g. "With application for each building permit, a tree planting plan shall be submitted, in 
conformance with the approved planting plan, prepared by , and approved by the 
City on . The required trees shall be planted prior to final inspection for the 
residence." 

3. The following changes shall be made to the final plat map: 

a. Remove trees and topography from the map. 

b. Remoye setbacks, driveway lines, the street improvement details, and other items not relevant 
to the plat recording. 

3 Whenever the term Applicant is used in the conditions it refers to the Applicants, its agents and it successors in 
interest of the plat and the individual lots. 
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c. Add the bearings for the lot lines. 

d. Show all existing and proposed easements and tracts; show the proposed easements and tract 
ownership and maintenance responsibilities. 

e. If any financial institutions appear in the title report at the time of final plat application, their 
signature must be added to the plat map. 

f. Include the requirement that the homeowners association is responsible for maintaining the 
landscaping in stormwater tract, and any irrigation systems in the planter strips and the 
stormwater tract, including payment for any water usage. The City will maintain the storm 
drainage vault/system within this tract. 

4. A ten foot utility easement along all public street frontages shall be dedicated as part of the plat. 

5. The portion ofNE 185111 Court that fronts Lots 1 through 9 shall be dedicated to the public prior to, or 
as part of, the final plat approval. 

6. Dedication of 20 feet of frontage along NE Woodinville Duvall Road shall be completed prior to, or 
as part of, the plat recording. 

7. Prior to recording of the final plat of the Brickyard Ridge Subdivision, NE 185111 Court at the point 
where it extends through the Woodridge Subdivision to the west must be dedicated as a public road. 

8. An existing turnaround on the western edge of the property that provides fire access to the Woodridge 
Subdivision to the west shall remain in place until construction of the Brickyard fire turnarounds are 
complete and accepted by the City. The turnaround for Woodridge shall be removed when the 
Brickyard turnarounds are complete and accepted. 

9. The following items must be shown on the face of both the final plat map and supplemental map prior 
to final approval. The required language for these items may be obtained from the City: 

a. Surveyor Certificate; 

b. Correct legal description of all lots; 

c. Owners Statement; 

d. All new easement(s) over the property, their legal description(s) and associated dedication 
block(s); 

e. Recording block/Certification block for Planning Director and Public Works Director 
approval; 

f. Certification of Payment of Taxes and Assessments; 

g. Auditor's Certificate; 

h. North arrow; 

i. The survey control scheme, monumentation and references. 

10. The Applicant shall submit a copy of the covenants, conditions and restrictions with the application 
for final plat approval. 

11. All improvements shall be constructed in accordance with the approved site development plans and 
shall be installed prior to final plat approval. 

12. As part of the application for final plat approval, as-builts must be submitted that depict all public 
improvements. The submitted as-builts shall be in the format required by the City's Infrastructure 
Design Standards and Specifications. The Applicant shall have a licensed surveyor or engineer 
prepare and/or supervise the preparation of the record drawings that are to be reviewed, approved and 
signed by the Public Works Director upon satisfactory installation of the constructed infrastructure 
improvements and site work. The City requires one (1) reproducible (mylar), one (1) signed blueline, 
one ( 1) 11" x 17" reduced copy, and one ( 1) electronic file in CAD format of the drawings shall be 
approved prior to final plat approval. 
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13. All permanent survey control monuments shall be provided in accordance with the City's 
Infrastructure Standards prior to final plat approval. Additional monumentation shall be installed as 
required by the Public Works Director. 

14. Prior to acceptance of improvements, a final inspection shall be completed by the Planning and Public 
Works Departments. 

Site Development 

15. All work within public right-of-way requires a right-of-way permit, including site, frontage and utility 
improvements. Right-of-way permits must include a traffic control plan, an erosion control plan, and 
all frontage improvements proposed for the site. 

16. All work on private property requires a site development permit, including site, drainage, 
landscaping, mitigation and utility improvements. The site development permit application must 
conform to the conditions of approval in this decision. 

17. Final civil plans depicting the proposed improvements and erosion control methods shall be 
submitted to the City for review and approval prior to issuance of any permits. The improvements 
shall be designed in conformance with the City's Municipal Code and Infrastructure Standards. 

18. Construction vehicles are required to be parked on the site. Construction vehicles may only directly 
access from NE Woodinville Duvall Road with a specific plan that is approved by the Public Works 
Director. All other construction access must be from NE 1851

h Court. 

19. All walls over four ( 4) feet in height and those that carry a surcharge require a separate building 
permit. Such walls must be designed by a professional engineer licensed in the State of Washington. 
Permits for the walls shall be submitted, reviewed and approved prior to construction of the wall. 
Walls within public rights-of-way shall have an architectural finish, climbing vines, and Type I 
landscaping screening, as approved by the Public Works Director. 

20. The two existing single-family residences on site shall be removed prior to final plat. A demolition 
permit issued by the City is required to complete this work. 

21. The stormwater detention tract shall be landscaped on the border of NE Woodinville Duvall Road and 
Lot 7 with a minimum of 5-feet of Type II landscaping, in a manner consistent with the preliminary 
landscape plans. A final landscaping plan with detailed landscaping for this area shall be submitted to 
the City for review and approval prior to issuance of any permits. The landscaping and irrigation 
shall be designed in conformance with the City's Municipal Code and Infrastructure Standards. A 
final irrigation plan shall also be provided for this landscaping. 

22. The Applicant shall provide permanent irrigation for the street tree planter within the public rights-of
way. A final irrigation plan shall be provided for these trees. 

23. The Applicant shall provide a re-vegetation plan for the open space tract, using native vegetation 
appropriate for sloped areas. The geotechnical engineer shall review and provide an addendum on the 
landscaping plan. 

24. The Applicant shall provide a re-vegetation plan for the area of the unopened right-of-way that will 
be disturbed by construction of the project. 

25. A final tree retention, removal, and protection plan shall be submitted to the City for review and 
approval prior to issuance of any permits. The tree plan shall be designed in conformance with the 
City's Municipal Code and fufrastructure Standards. The approved plat shall have a Type III tree 
plan. The site area, after right-of-way dedication, is 5.35 acres. The site shall have 321 tree credits 
(pursuant to Chapter 21.15 WMC). Outside the clearing limits, there will be a total of 526.8 tree 
credits, which does not include any replanting for the individual lots or for the stormwater drainage 
tract. The final plans shall include the following revisions: 

a. Submittal of tree typing for all existing on-site trees. Trees designated as Type I trees per 
Chapter 21.15 WMC may be required to be retained. 
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b. If each lot does not meet tree credit requirements on that lot, the Applicant shall designate the 
tree credits required per lot on the final plat map. 

c. Show clearly trees to be removed and trees to be retained on the civil plans. 

d. Tree protection details shall be shown on the civil plans, per WMC 21.15.080. Tree protection 
for the trees on neighboring properties shall be called out specifically. 

e. The Applicant must revise the clearing and grading plan per arborist memo to show a 10 foot 
setback from any grading activities on Lots 8 and 9. However, some other protective measures 
may be allowed, subject to approval by the Public Works Director. 

26. The stormwater detention design and stormwater discharge shall utilize the Best Management 
Practices of the 2009 King County Surface Water Design Manual and the current Department of 
Ecology National Pollutant Discharge Elimination System (NPDES). Drainage facilities must be 
designed for maximum impervious surfaces allowed, or a note shall be placed on the final plat map 
stating the impervious surface maximums allowed. All development shall proceed in accordance with 
the recommendations listed in the Preliminary Technical Information Report, prepared by CPH 
Consultants, dated May 30, 2013; Downstream Storm Drainage Capacity Analysis, prepared by CPH 
Consultants, dated February 4, 2014; Downstream Storm Drainage Conveyance Calculations, 
prepared by CPH Consultants, dated February 26, 2014; and Storm Drain Conveyance System 
Calculations, submitted March 4, 20 14; and any further addendums as accepted by the Public Works 
Director. A final Technical Information Report shall be submitted, reviewed and approved prior to 
construction permit issuance. 

27. Prior to final plat approval, all existing and proposed overhead utilities, both on site or on adjoining 
public rights-of-way, shall be placed underground as required under Chapter 15.39 WMC. 

28. A temporary erosion and sedimentation control plan, prepared in accordance with the 2009 King 
County Surface Water Design Manual, shall be submitted, reviewed and approved by the City, and 
temporary erosion and sedimentation control measures shall be installed and inspected prior to 
commencing construction. Temporary erosion and sedimentation control measures shall be 
maintained at all times during construction. 

29, The clearing limits of the approved plans shall be clearly delineated in the field. Where such limits 
are in proximity to property boundaries or native growth protections easement (NGPE), barrier 
fencing or siltation fencing shall be installed before any site disturbance, and it must be done in 
accordance with the approved temporary erosion and sedimentation control plan. 

30. A minimum four (4) foot tall chain link fence, or other fence that is approved by the Planning 
Director pursuant to WMC 21.15.080, shall be installed around all trees designated to remain as part 
of the Tree Plan. The installed fence shall be located five ( 5) feet beyond the drip lines of retained 
trees and shall surround the protected area of all retained trees, groups of trees, and their understory. 
A sign shall be installed every 15 feet along the entirety of the fence that states "Tree Protection Area, 
Entrance Prohibited, call425-489-2754 to Report Violations". 

31. Prior to any tree removal, the contractor shall mark each tree to be removed, and the City shall inspect 
and approve the trees that are designated to be removed. 

32. All development shall proceed in accordance with the recommendations listed in the Revised 
Geotechnical Report prepared by Robinson Noble, dated December 12, 2013; and Supplemental 
Slope Stability Letter, prepared by Robinson Noble, dated February 3, 2014; and any further 
addendums as accepted by the Public Works Director. 

a. Areas E, F, Land M, as designed in Figure 6 in the geotechnical report, have a Native Growth 
Protection Easement (NGPE) designated on the final plat map. A 10' buffer from these slopes 
will be required, and the buffer shall be required to be part of the NGPE. 

b. An addendum to the geotechnical report shall be submitted with the final stormwater design. 
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33. All construction shall meet the development criteria in WMC 21.24.310, including design standards, 
requirement for retaining vegetation, seasonal restrictions, utility lines and pipes, and point 
discharges. 

34. All costs of any new or upgrade work to the existing utilities system and facilities required for this 
project shall be the responsibility of the Applicant. 

35. All construction of water and sewer facilities shall be in accordance with the standards, specifications 
and regulations of the Woodinville Water District. Written verification from the District stating that 
all required improvements have been installed must be submitted with application for Final Plat. 

36. The mailbox location shall be approved by the Woodinville postmaster and the City Engineer prior to 
installation to ensure there is no interference with traffic sight distances. 

3 7. All construction shall proceed in conformance with the requirements of the International Fire Code, 
including water supply, hydrant, access, addressing, fire sprinkler, fire detection or alarms, and fire 
extinguishers. Additional fire protection conditions include: 

a. Notify the Woodinville Fire and Rescue Fire Marshal's Office twenty-four (24) hours in 
advance before closing a lane of traffic or any water shut off. They may be contacted at 425-
483-2131. 

b. Fire turnarounds shall be in accordance with Appendix D of the 2012 International Fire Code. 

c. Hydrant markers shall be installed in the roadway to indicate each fire hydrant location. It 
shall be placed directly across from the hydrant location, offset one (1) foot from the roadway 
center toward the hydrant. 

38. All construction equipment, building materials, and debris shall be stored on the Applicant's property, 
and off the public right-of-way. No access to any private or public property shall be blocked or 
impinged without prior consent from the affected property owners and a right-of-way permit obtained 
from the City of Woodinville. 

39. If anytime during clearing, grading and construction the streets are not kept clean and clear, all work 
will stop until the streets are cleaned and maintained in a manner acceptable to the Public Works 
Director. 

40. The Applicant and contractor shall attend a pre-construction meeting with City staff to discuss 
expectations and limitations of the project permit before starting the project. 

41. One week prior to the start of construction on the site, the Applicant shall provide written notification 
to all neighboring property owners within 300 feet and to all property owners with access to the site 
through NE 1851

h Court and 151 st A venue from NE Woodinville Duvall Road (Woodridge and 
Tanglin Subdivisions). The written notification shall include important information relating to the 
work that will occur within the neighborhood. The notice shall include a description ofthe project, 
the name of the developer and contractor, and a 24-hour contact person with phone number and 
email. The Applicant shall provide a declaration of mailing with a copy of the mailing labels to the 
City. 

42. A Heavy Hauling permit is required if there are more than five truck loads per day into or out of the 
site. 

43. A National Pollutant Discharge and Elimination System permit may be required from the Washington 
State Department of Ecology. If required, the permit must be obtained prior to any site disturbance. 
All construction shall proceed in conformance with the permit. The Applicant shall contact the state 
directly to determine the requirements and if a permit is required. 

44. A Forest Practices Permit may be required from the Washington State Department of Natural 
Resources. If required, the permit must be obtained prior to any site disturbance. All construction 
shall proceed in conformance with the permit. The Applicant shall contact the state directly to 
determine the requirements and if a permit is required. 
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45. Construction activity is not permitted anytime on Sundays and holidays, nor outside the hours of7:00 
a.m. through 7:00p.m., Monday through Friday and 9:00a.m. through 5:00p.m. on Saturday. If 
construction occurs during the period from Memorial Day to Labor Day, construction activity is not 
permitted anytime on Sundays and holidays and outside the hours of7:00 a.m. through 9:00p.m., 
Monday through Friday and 9:00a.m. through 5:00p.m. on Saturday. 

46. The Development Services Director and/or the Public Works Director have the authority to direct the 
Applicant/developer or the Applicant/developer's on-site representative to immediately cease 
activities and redirect their attention to resolving any problem, particularly any environmental 
degradation, which in the Director's opinion needs immediate resolution. Failure of the developer or 
his representative to redirect such labor and equipment shall result in immediate project closure and 
resolution of the problem by the City. 

47. Should archaeological materials (e.g. bones, shell, stone tools, beads, ceramics, old bottles, hearths, 
etc.) or human remains be observed during project activities, all work in the immediate vicinity must 
stop. The State Department of Archaeology and Historic Preservation (360-586-3065), the City 
planning office, the affected Tribe(s) and the county coroner should be contacted immediately in 
order to help assess the situation and determine how to preserve the resource(s). Compliance with all 
applicable laws pertaining to archaeological resources (RCW 27.53, 27.44 and WAC 25-48) is 
required. Failure to comply with this requirement could constitute a Class C Felony. 

48. Prior to final plat approval, the Applicant shall provide, and record, a tree preservation and 
maintenance agreement, pursuant to WMC 21.15.1 00. 

49. A performance guarantee, in the form of a surety bond, assignment of funds or cash deposit, in the 
amount of 150 percent of the total project (public and private improvements, landscaping, and tree 
planting) as determined by the City, shall be submitted by the Applicant prior to site development 
permit issuance. The Applicant shall submit a completed site improvement quantity worksheet as part 
of the site development permit for determination of the amount. 

50. A maintenance guarantee, in the form of a surety bond, assignment of funds or cash deposit, in the 
amount of 20 percent of the total project (public and private improvements, landscaping, and tree 
planting) as determined by the City, shall be submitted by the Applicant prior to City acceptance of 
the improvements and final plat recording. 

51. Maintenance periods shall begin when the City has accepted all required site improvements. The 
maintenance periods are as follows, but may be extended by the City if on-site conditions warrant an 
extension: 

a. Site, frontage, and lighting improvements -Two (2) years 
b. Landscaping & Irrigation- Three (3) years 
c. Tree Protection- Five (5) years 

52. The City shall inspect the infrastructure at the end of the maintenance period. Any infrastructure that 
appears defective or has deteriorated beyond what is normal wear and tear for the period of the 
guarantee, as determined by the Public Works Director, shall be repaired by the Applicant to the 
satisfaction of the City. 

53. A separate sign permit shall be required for any new or altered signs. 

54. The Applicant shall pay park impact mitigation fees or other forms of negotiated impact mitigation 
for all lots consistence with the provisions ofWMC 3.36. Payment of the park impact mitigation shall 
be made to the City of Woodinville at the time of building permit issuance. The total fee or mitigation 
amount shall be based on the mitigation fee established in WMC 3.36 in effect at the time of fee 
payment. There shall be a credit for the two existing single family residences. Allocation of those 
credits shall be specified by the Applicant on the final plat map. 
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55. The Applicant shall pay transportation impact mitigation fees for each new average daily trip 
generated by the proposed development for all lots consistent with the provisions ofWMC 3.39. 
Payment of the traffic impact mitigation shall be made to the City of Woodinville at the time of 
building permit issuance. The total fee or mitigation amount shall be based on the mitigation fee 
established in WMC 3.39 in effect at the time of fee payment. There shall be a credit for the two 
existing single family residences. Allocation of those credits shall be specified by the Applicant on 
the final plat map. 

Dated this 24th day of March, 2014. 
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