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Project Description

 Preliminary plat application to 

subdivide one parcel totaling 1.7 
acres into 10 residential lots in the 

R-6 zoning district

 Construction will include grading, 

frontage improvements, tree 

protection, and 

stormwater/drainage 

improvements

 Access is provided directly from NE 

205th Street and 132nd Avenue and 

a private street off 132nd Avenue 

NE.

 Class 3 wetland is located on the 

south property line, near the 

center of the lot.
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Site Plan

 All lots meet dimensional 

standards for the R-6 zone.

 All frontage improvements and 

new road meet the infrastructure 
standards.

 The following deviation was 

granted: 

 A reduced separation between 

the driveways for Lot 3 and 4 and 

the intersection of 132nd Avenue 

NE and NE 205th Street.
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Critical Areas

 Class 3 wetland is located on 
the south property line, near the 

center of the lot.  Standard 

buffer is 50 feet and may be 

reduced to 25 feet with 

enhancement.

 The wetland and its buffer have 

experienced significant 

degradation due non-native 
and invasive species intruding in 

the buffer.

 Proposed restoration and 

enhancement includes removal 
of all existing invasive species, 

planting of dense native trees 

and shrubs, fencing, and a five 

year monitoring plan
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Administrative Procedure

 Preliminary plat application and critical areas review applications 

submitted July 2, 2015 and determined complete August 20, 2015. 

 Notice of Application was sent, published and posted on August 31, 
2015.

 SEPA Determination of Nonsignificance issued March 21, 2016.

 Notice of Public Hearing was sent, published and posted on March 

21, 2016.
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Public Comments
Agency 
Comments:

The following agencies had comments regarding the proposal:

On September 8, 2015, a letter was received from Karen Mooseker of the Northshore 

School District stated the District’s requirements for Standards Safe Walk Routes and that 

these should be considered during the decision making process.

On September 8, 2015, a letter was received from Dee Lofstrom of the Woodinville Water 

District stating that a water and sewer main extension will be required as part of the 

proposed lot configuration.

An email, received on September 15, 2015, November 12, 2015, January 8, 2016, and 

April 4, 2016 from Karen Walter of the Muckletshoot Tribes was received regarding 

concerns about critical areas.  Ms. Walter states that the reports needs to include a figure 

of the delineated wetland and buffers and mitigation plantings and well as address 

mitigation sequencing.  Ms. Walter also pointed out that the wetland may also meet the 

requirements for a stream, which need to be evaluated.  Lastly, additional information 

should be provided to address how stormwater will be treated.    A revised report was 

resubmitted with figures showing the wetland and mitigation planting as well as 

addressed mitigation sequencing.  Staff visited the site and concluded that the critical 

area is not a stream.  Public Works completed a review of the drainage design and 
found it to be preliminarily consistent with the city’s stormwater requirements. 
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Public Comments

Public Comment:  The following public comment letters were received during the public comment

period (Exhibit 27):

On September 15, 2015, the City received a letter from Doug and Susie Smith.  Mr. and 

Mrs. Smith had the following concerns regarding this proposal:  the size and density of 

the project, limited parking, adequate utilities and installation of street improvements, 

adequate protection of the wetland and tree preservation, stormwater management, 

impacts on views and the need for additional recreation areas (parks).  The letter also 

stated concerns regarding additional noise from HVAC or other mechanical 

equipment with the construction of the new residences.
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Staff Recommendation

 Staff recommends approval of the preliminary plat based on 

findings of fact in the staff report, subject to 35 conditions.
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Conditions of Approval
FINAL PLAT/SITE PLAN

1. All improvements shall be constructed in accordance with the approved Preliminary 

Plat Map submitted March 3, 2016.  The Planning Director and/or Public Works 

Director may approve minor modifications of the plans submitted if the 

modifications do not change 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 PPA15001 

/ SEP15005 / CAA15002 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 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”.
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Conditions of Approval
d. A private road agreement for Tract 997 must be designated on the face of the 

plat and must specify the use and maintenance of the private facilities.

e. Provisions for maintenance and protection of Tracts 998 and 999 and public 

rights-of-way by the homeowner’s association (lot owners) shall be designated on 

the face of the plat.

f. “With application for each building permit, a tree planting plan shall be 

submitted, in conformance with the approved planting plan, prepared by 

Andrews Landscape Architects, and approved by the City on ________. The 

required trees shall be planted prior to final inspection for the residence.”

g. Vehicle access onto Tract 997 shall be limited to Lots 8, 9, and 10 only.

h. Vehicle access to Lots 6 and 7 will be restricted to NE 205th Street only
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Conditions of Approval

3. 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. Remove trees and topography from the map.

b. Remove setbacks, driveway lines, the street improvement details, and other items 

not relevant to the plat recording.

c. Add the bearings for the lot lines.

d. Show all existing and proposed easements and tracts; show the easement 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 and irrigation systems in the recreation tracts, 

stormwater tract, and planter strips adjacent to the tracts, including payment for 

any water usage.

g. The NGPA will remain undisturbed by future property owners
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Conditions of Approval

4. A ten foot utility easement along the public street frontage shall be dedicated as part 

of the plat.

5. The following items are required to 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. Owners Statement;

c. All new easement(s) over the property, their legal description(s) and associated 

dedication block(s);

d. Native growth protection area tract shall be maintained by the homeowners 

association; 

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, monuments to be set, and 

references.
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Conditions of Approval

6. Prior to final plat approval, a copy of the covenants, conditions and restrictions with 

the final plat application shall be submitted for review and approval. 

7. As-builts shall be submitted showing all public improvements with application for final 

plat. 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 record drawings to be 

reviewed, approved and signed by the Public Works Director upon satisfactory 

installation of the constructed infrastructure improvements and site work. The City will 

require 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.

8. 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.

9. Prior to acceptance of the improvements, a final inspection shall be completed by 

the Planning and Public Works Departments.

10. The applicant shall be required to construct frontage improvements on 132nd Avenue 

NE and NE 205th Street for the length of the property including curb and gutter, road 

widening, enclosed stormwater drainage, sidewalks, planter strips, street trees, street 

illumination, and landscaping as shown on the preliminary plans dated March 3, 2016 

or minor modifications as approved by the Public Works Director.
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Conditions of Approval

SITE DEVELOPMENT

11. All improvements shall be constructed in accordance with the conditions of this 

approval, approved site development plans and right-of-way construction plans.  

The right-of-way permit must include a traffic control plan, erosion control plan, and 

all frontage improvements proposed for the site. The site development permit shall 

include site, drainage, landscaping, mitigation and utility improvements. All 

improvements shall be installed prior to final plat approval. A financial security may 

be posted for final asphalt lift and landscaping pursuant to WMC 20.06.210 as 

approved by the Development Services and Public Works Directors.

12. The applicant must obtain all necessary state and federal permits and approvals 

prior to starting of any construction activities.

13. A Heavy Hauling permit from the City of Woodinville will be required.

14. All walls over four (4) feet in height or 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.

15. A separate sign permit shall be required for any new signs.

16. The applicant must obtain updated water and sewer availability certificates prior to 

final plat approval.
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Conditions of Approval
17. 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 dated June 25, 2015, prepared by Insight 

Engineering Co. and any further addendums as accepted by the Public Works Director.

18. All new utilities and existing utilities shall either be installed and/or relocated to an 

underground location within the development including existing utilities in the 136th

Avenue NE and NE 205th Street rights of way that front this proposed subdivision prior to 

final plat approval per WMC 15.39.010.

19. The applicant shall provide an updated plan showing street lighting at site development 

permit. Lighting shall be installed according to the approved plan.
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Conditions of Approval
20. A final tree preservation, maintenance agreement and replanting plan for the individual lots 

shall be submitted to the City for review and approval prior to final plat approval.  The tree plan 

shall be designed in conformance with the City’s Municipal Code and Infrastructure Standards.  

The lot and tracts are 1.69 acres and the applicant is required to provide a total of 50.7 tree 

credits through replanting or other mitigation requirements consistent with WMC 21.15.070(2)(e). 

The final tree density credits totals will be evaluated in the landscape plan and tree inventory 

report submitted at final plat approval. The landscaping plan submitted by the applicant 

provides 48.75 credits.  The applicant shall comply with the requirements of Chapter 21.15 WMC 

by planting additional trees or paying in to the City tree fund for the 1.95 tree credits, prior to 

final plat approval.

21. The clearing limits of the approved plans shall be clearly delineated in the field. Where such 

limits are in proximity to property boundaries or NGPAs, barrier fencing or siltation fencing shall 

be installed before site disturbance in accordance with the approved temporary erosion and 

sedimentation control plan.

22. All development shall proceed in accordance with the recommendations listed in the Wetland 

Delineation and Buffer Enhancement Plan prepared by Skagit Wetland & Critical Areas and any 

further addendums as accepted by the Development Services Director.

23. The monitoring reports for the stream mitigation shall begin with a baseline report, due at the 

time that the mitigation work is inspected and approved by the City, in conformance with the 

recommendation of the reports. Five (5) years of monitoring reports shall be submitted to the 

City on an annual basis after that date.  The applicant shall be responsible for correcting any 

areas identified in those reports that are not in compliance with the goals and objectives stated 

in the mitigation plan.
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Conditions of Approval

24. All development shall proceed in accordance with the recommendations listed in the 

Geotechnical Report dated May 5, 2015, prepared by LIU & Associates, Inc. and any further 

addendums as accepted by the Public Works Director.

25. Construction noise is not permitted anytime on Sundays and holidays. Hours of construction are 

limited to the hours of 7:00 AM through 7:00 PM Monday through Friday, and 9:00 AM through 5:00 

PM on Saturday; or, from Memorial Day to Labor Day, 7:00 AM through 9:00 PM Monday through 

Friday, and 9:00 AM through 5:00 PM on Saturday.

26. The Development Services Director and/or the Public Works Director shall have the authority to 

direct the developer or the 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.

27. 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 should 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.
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Conditions of Approval
28. If at any time 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 in accordance with the Woodinville Municipal Code.

29. 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. 

30. One week prior to starting construction on the site, the applicant shall notify all neighboring 

property owners within 300 feet that the work will be occurring within the neighborhood.

31. All construction traffic shall take access off 136th Avenue NE.  The applicant shall not use any other 

public road for construction access without a permit from the City of Woodinville Public Works 

Department. All construction equipment, building materials, and debris shall be stored on the 

applicant’s property, out of the public right-of-way.  In no case shall the access to any private or 

public property be blocked or impinged upon without prior consent from the affected property 

owners and a right-of-way permit obtained from the City of Woodinville.

32. The applicant shall pay park and transportation impact mitigation fees or other forms of 

negotiated impact mitigation for all lots in accordance with WMC 3.36 and 3.39.  Payment of the 

park and transportation impact mitigation fee or mitigation amount shall be made to the City of 

Woodinville at the time of building permit issuance.  The total fee shall be based on the mitigation 

fee established in WMC 3.36 and 3.39. Impact fee credits will be established based on the 

requirements in WMC 3.36.110 and 3.39.110.
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Conditions of Approval
33. A performance guarantee, in the form acceptable to the City, in the amount of 150 

percent of the total project (public and private infrastructure improvements, landscaping, 

tree planting, and stream mitigation) as determined by the City, shall be submitted by the 

applicant prior to site development permit issuance.

34. A maintenance guarantee, in the form acceptable to the City, in the amount of 20 percent 

of the total project (public and private improvements, landscaping, tree planting, and 

stream mitigation) as determined by the City, shall be submitted by the applicant prior to 

City acceptance of the improvements and final plat recording.  The City shall inspect the 

infrastructure at the end of the maintenance period. Any infrastructure that appears 

defective or has deteriorated beyond normal wear for the period of the guarantee shall be 

repaired by the applicant to the satisfaction of the City.

35. Maintenance periods shall begin when the City has accepted all required site 

improvements.  The maintenance periods are as follows, and may be extended by the City 

if on-site conditions warrant an extension:

 Site, frontage, and lighting improvements – Two (2) years

 Landscaping & Irrigation – Three (3) years

 Stream Mitigation – Five (5) years
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