HEX STAFF REPORT - EXHIBIT 1

City of

8 VERNON

MASTER LAND USE APPLICATION FORM
FILE NUMBER: /L |0 - 150

PROPERTY OWNER(S): PROJECT INFORMATION
(If there is more than one legal owner, please attach an additional
notarized Master Application for each owner)
NAME: Project or development name:
Mary Margaret Kiesel East Village
BDRRESS: Property/project address(s)/location:
2437 E. Blackburn Road _
2437 E. Blackburn Road Mount Vernon, Wa. 9827
CITY/STATE: zp: A copy of the site legal description from either: 1) a recent title report; or
Mount Vemon, Wa. 98274 2)a description written and/or reviewed by a P.LS., must be attached.
TELEPHONE NUMBER and EMAIL ADDRESS: Skagit County Assessor’s parcel number(s):
(360)391-2582 maggiewallace55@gmail.com
P28003
APPLICANT (if other than owner):
Existing land use(s):
NAME:
Dave Prutzman . .
Residential/vacant land
COMPANY: - Samish Bay Land Company LLC
(If applicable) Proposed land uses:
ADDRESS: : . Residential
T ALS Montapveny
C § Existing Comprehensive Plan designation:
CITY/STATE: Z[g': s
SF-Med.
Mount Vermnon, Wa. 98274
Proposed Comprehensive Plan designation (if applicable):
TELEPHONE NUMBER and EMAIL ADDRESS:
SF-Med. (TBD)
(425)308-9397 samishbay@gmail.com
Existing Zoning designation:
CONTACT (if this section is completed, correspondence will R-1,4.0
only be sent to this individual, if left blank, materials will only be
sent to the property owner): Proposed Zoning designation (if applicable):
NAME: R-1,4.0
Dave Prutzman
ADDRESS: Site Area (sq. ft. or acreage):
2.05 ac.
= 5] Project value:
CITY/STATE: 2IP:
Mount Vernon, Wa. 98274 $475,000
TELEPHONE NUMBER and EMAIL ADDRESS: Is the site located in any type of environmentally sensitive area?
(425)308-9397 samishbay@gmail.com Yes

Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave. — Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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PROJECT CONTACTS

It is imperative that the members of the City Council, Planning Commission and that the Hearing Examiner know all
of the people involved with your application so that they can act without any conflict of interest charges or
violations of the appearance of fairness doctrine. Therefore, the following information MUST be complete and
MUST be updated when new companies or individuals become involved with your project. The following persons

are associated with this project. Attach additional pages as necessary to ensure complete disciosure:

Developers:

Address:

Phone and Email Address:

Samish Bay Land Company LLC

4703 Parkview Lane Mt. Vernon,

(425)308-9397 samishbaygmail.com

Architect:

Address:

Phone and Email Address:

N/A

Engineer:

Address:

Phone and Email Address:

Dale Herrigstad

4320 Whistle Lake Road Anacori]

(360)299-8804 dale@herrigstad.com

Surveyor:

Address:

Phone and Email Address:

Dale Herrigstad

4320 Whistle Lake Road Anacortg

(360)299-8804

Title Company:

Address:

Phone and Email Address:

Chicago Title Insurance

425 Commercial St. Mount Verng

(360)424-1700 marty.lehr@ctt.com

+
Lender/Loan Officer: Address: = Phone and Email Address:
Private

Attorney: Address: Phone and Email Address:
N/A

Contractors: Address: Phone and Email Address:
TBD

Real Estate Agents: Address: Phone and Email Address:
N/A

Investors: Address: Phone and Email Address:
N/A

Other parties providing similar, Address: Phone and Email Address:

significant services:

Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave. — Mount Vernon, WA 98273
(360) 336-6214 ~ www.mountvernonwa.gov
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RS —

[ ACKNOWLEDGEMENTS
The following statements MUST be read and initialed by the property owner. Land Use applications involve many
steps and processes; and most applications are conditioned through the process. The following disclosure
statements involve items that the Community & Economic Development Department wishes to bring to your
attention at the beginning of a project. The following statements in no way contain all of the conditions that could
be applied to your project, but rather, are conditions that could seem out of the ordinary to an applicant who does
not regularly work with land use codes.

OWNER'’S LAND USE PERMITTING DISCLOSURE STATEMENTS:
INITIALS:

| understand that land use permits do not authorize earth disturbing activities, the removal of
vegetation, or the construction of buildings. | understand that additional permits will be required
after my land use permitting process is completed. | understand that no earth disturbing activities
(including the removal vegetation) may take place until after my land use process is complete, and
only after | have received additional permits such as Fill & Grade, Utility, or Right-of-Way permit(s).
Additionally, | understand that structures can not be constructed until after my land use permitting
processes are complete and | receive a Building Permit(s).

| understand that if critical areas (wetlands, streams, steep slopes, et cetera) are found on or near my
property | will be required to leave an undisturbed buffer area around the critical area. 1 also
understand that depending upon the size and scope of my project that | may be required to enhance
a critical area buffer.

| understand that depending upon the size and scope of my project, | may be required to provide
maintenance and/or performance bonds for items such as landscaping, public roads and/or public
utilities that | construct or install.

| understand that depending on the type of critical areas on or near my property | may be required to
provide both monitoring and maintenance bonds for work within a critical area buffer. | also
understand that if | choose to utilize the ecosystem alternative within the City’s Critical Areas
Ordinance | will be required to “buy down” the buffer and to enhance the buffer areas left on my
property.

| understand that | am solely responsible for providing complete and accurate information to the City.
1 understand that if my application is missing information or if inaccurate materials are submitted, my
land use process will be delayed. | understand that depending on how inaccurate and how
incomplete my application is or becomes, the Community & Economic Development Department
could require an entirely new application to be submitted. 1 understand that when and if conditions
change from that which my application originally represented, | am responsible for letting the planner
assigned to my project know.

| understand that | am applying for permits from the City of Mount Vernon only; and that additional
permits from other Federal and State agencies will likely be required. | understand that the City of
Mount Vernon can not advise me of permits that are required from other agencies, and that | must
contact these agencies to make sure | comply with their requirements. These agencies include (but
are in no way limited to): Corps of Engineers, Department of Natural Resources, Department of
Ecology, and Northwest Clean Air Agency.

| understand that | may be required to properly and timely post a pink land use sign on my property
during my land use permitting process. | understand that | am responsible for making sure that this
sign continues to be posted on my property until my land use process is completed; and | understand
that | am responsible for removing and disposing of this sign once my land use process is completed.

| understand that | will be responsible for paying consultants that the City may deem necessary to
review certain aspects of my application. 1 understand that these consultant reviews could include
traffic concurrency, critical area, landscaping, et cetera.

Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave. — Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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Fee Calculations
Please note that CEDD staff uses this area to calculate the application fees for all submittals.
iy g
Annexation S Plat, Preliminary 43¢ fee s x UL
Binding Site Plan S Planned Unit Development
Boundary Line Adjustment S Rezones S
Comprehensive Plan Amendment S Shoreline Permits:
Conditional Use Permit, Administrative S Conditional Use $
Conditional Use Permit S Substantial Development $
Critical Area Permit $ Variance S
Design Review $ Short Plat, Preliminary 4| 6()00)( @ $ M
Environmental Review (SEPA) $ (pO0CO Site Plan Approval $
Environmental Review with critical areas  $ L Special Use Permit $
Fill and Grade Permit S Special Use Permit for ADU $
Landscape Modifications S Temporary Use Permit $
Major Modification S Transportation Concurrency $
Master Plan S Variances, Administrative $
Non-Conforming S Variances $
Other Permit Write in Below: V24,09 T /7 ‘ w2
/PO\D\\' (oK NONS ( 2, )= 4 1% O‘:]-— Postage $ L
‘7{2‘¥5X'4? SM LandUseSigns:)(% $ LB‘CO
AFFIDAVIT OF OWNERSHIP
Only the property owner or an authorized representative may sign this form. If your title report lists a company, partnership or
other owners you must submit evidence that you are authorized to sign on behalf of the entity or others that are listed. If you
are an authorized representative you must provide a signed and notarized statement from the property owner(s) that you are
authorized to sign on their behalf. Please attached additional signature sheets if there are more than one owner.

, Mary Margaret Kiesel X

, declare that | am (please check one) the owner

of the property involved in this application, the authorized representative to act for the property owner (proof of
authorization must be attached), and that the statements and answers herein contained and the infroamtion herewith submitted are in all respects

true and correct to the best of my knowledge and belief.

Applicant Signature: )

On this, the Q ‘l - day of MM\ , 20 l (I

before personally appeared

IN WITNESS WHEREOF, | hereunto set my hand and official seal.

O N~ o~~~

Notary Publw and for the State of Washi’igion
Residing at /bf-’
My Appointment Expires 3"1 S -Qo.%

Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave. — Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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CHICAGO TITLE INSURANCE COMPANY _ GUARANTEE/CERTIFICATE NO. 620026827

ISSUING OFFICE:

Title Officer: Residential Unit
Chicago Title Company of Washington
425 Commercial
Mount Vernon, WA 98273
Phone: (877)602-2190 Fax: (866)827-8844
Main Phone: (425)258-3683

Email:_snotitie@ctt.com

SCHEDULE A
Liability Premium Tax
$1,000.00 $250.00 $21.25

Effective Date: December 14, 2016 at 08:00 AM

The assurances referred to on the face page are:

That, according to those public records which, under the recording laws, impart constructive notice of matter relative to
the following described property:

For APN/Parcel ID(s): P28003 and 340428 2 007 0102

That portion of the East ¥ of the Southwest % of the Northwest % of Section 28, Township 34 North,
Range 4 East, W.M., described as follows:

Beginning at the Southeast corner of said subdivision;

thence North 0°54'33" East along the East line of said subdivision, a distance of 30.02 feet to a point on
the North fine of Blackburn Road, and which point is the true point of beginning of this description;
thence continuing North 0°54°33" East along the East line of said subdivision, a distance of 1,284.15 feet
to the Northeast corner of said subdivision;

thence South 89°22'21" West, along the North line of said subdivision, a distance of 461.22 feet to a
point that bears North 89°22'21” East a distance of 194.40 feet from the Northwest corner of said
subdivision;

thence South 0°50'47" West, parallel with the West line of said subdivision, a distance of 1,019.12 feet to
a point on the North line of that tract conveyed to Robert B. Lindbloom, et ux, by instrument recorded

under Auditor’s File No. 573266;
thence North 88°43'35" East along the North line of said Lindbloom tract, a distance of 20.02 feet to the

Northeast comer of said Lindbloom tract;
thence South 1°16'25" East, along the East line of said Lindbloom tract, a distance of 270.00 feet to a

point on the North line of Blackburn Road:
thence North 88°43'35” East, along the North line of Blackburn Road, parallel with, and 30.00 feet North
of, when measured at right angles from the South line of said subdivision, a distance of 429.95 feet to the

true point of beginning.
Situate in the City of Mount Vernon, County of Skagit, State of Washington.
Title to said real property is vested in:

Mary Margaret Kiesel, as her separate estate

subject to the matters shown below under Exceptions, which Exceptions are not necessarily shown in the order of their
priority.
END OF SCHEDULE A

Subdivision Guarantee/Certificate Printed: 12.18.16 @ 10:00 AM
Page 2 WA-CT-FNRV-02150.620019-SPS-1-16-620026827
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Ledger

Receipt Number: 2016004992

Receipt Date: 12/29/2016

Date Paid: 12/29/2016

Full Amount: $3,156.69

Payment Details: Payment Method Amount Tendered Check Number

Check $3,156.69 070153/07929

Amount Tendered: $3,156.69

Change / Overage: $0.00

Contact: SEAS INC

Site Address: 2437 BLACKBURN ROAD
FEE DETAILS:

Fee Description Reference Number Amount Owing Amount Paid
ENG Subdiv Constr Plan Review - 4080 PL20160000150 $1,200.00 $1,200.00
Misc Planning Fee - 4110 PL20160000150 $28.00 $28.00
Enviromental Review Sensitive Lands - PL20160000150 $400.00 $400.00
4110

Postage Fee - 6060 PL20160000150 $115.62 $115.62
SEPA - 4110 PL20160000150 $200.00 $200.00
Short Plat Base Fee - 4100 PL20160000150 $800.00 $800.00
Misc Permit Fee - 6060 PL20160000150 $413.07 $413.07
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o o

Ledger
Receipt Number: 2017005137
Receipt Date: 03/03/2017
Date Paid: 03/03/2017
Full Amount: $4,500.00
Payment Details: Payment Method Amount Tendered Check Number
Check $4,500.00 07970
Amount Tendered: $4,500.00
Change / Overage: $0.00
Contact: Dave Prutzman, Address:4215 Montgomery
Site Address: 2437 BLACKBURN ROAD
FEE DETAILS:
Fee Description Reference Number Amount Owing Amount Paid
Developer Reimbursement Fee - PL20160000150 $4,500.00 $4,500.00

001.345.89.00

City of Mount Vernon
360-336-6202

13 City Hall
06202-1 03/03/2017 BR103 T10
i Mar03,2017 02:43PM Trans#26-26
ne: DAVE PRUTZMAN
$4500,00 2000 - DEV SERVICES
lesc.: PL2016150 BLACKBURN RD
: R 001.345.89.00
.uem Amt: $4500.00
1 ITEM(S): TOTAL: $4500.00
Check (07970) PAID $4500.00

Have a great day!
Dupl '~
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PROJECT NARRATIVE: EAST VILLAGE SHORT PLAT

L 0

A. Name of Project: East Village Short Plat. 9 lot short plat on 13 acres conslstilp%on lots plq.fr
storm water tract located on the northern most 2.2 acres of a total 13 dcre parcel. The
developed portion is sited north of Maddox Creek and its’ associated 150’ Critical Area Buffer.
The 9" lot is the residual 10 acres located south of Maddox Creek down to East Blackburn Road.

B. Zoning and Comprehensive Plan designation: Currently zoned R-1,4.0 and designated as
Medium Density Residential on Comprehensive Plan. Adjacent uses consist of Elementary
School (Little Mountain Elementary) to the North; Park Village mobile home subdivision to the
NorthEast; Big Fir North and South age restricted residential communities to the West; and
single family residential to the East.

C. Current use of Site: There are 2 single family residences on the South 300 feet, the balance of
the site is vacant pasture and forested.

D. Special Site Features: Maddox Creek bi-sects the site about 350’-400’ from its’ northern
property line. Initial surveys have shown potential for wetlands on pasture areas in southern
portion of site although these are not found on City’s wetland maps. A 10,000 sq. ft. artificially
created wetland has been created on the westerly end of the developed area of the site and will
be mitigated via wetland banking (see attached report and mitigation plan). 150’ Critical Area
Buffers will be in place on both North and South sides of Maddox Creek.

E. Soil types and Drainage Conditions: Two soil units are mapped by NRCS on the site: 1) Bow
gravelly loam, permeability of the Bow soil is slow and available water capacity is high, 2)
Skipopa silt loam, permeability of the Skipopa soil is very slow and available water capacity is
high.

F.  Proposed use of the property and scope of proposed development: Development will occur
over the northern most 2.2 acres of a total 13 acre site. The 7 lot residential development will
utilize an extension of Balsam Lane the utilities therein. The residential lots and improvements
will all be sited between the 150’ Critical Area Buffer from Maddox Creek and the Northern -
property boundary, and is sited 1,300 feet from East Blackburn Road. The homes built are
anticipated to be approximately 1,800 s.f.-2,500 s.f. with 2-3 car garages and all structures will
be built compliant with City codes.

G. Proposed off-site improvements: It is not anticipated there will be any off-site improvements for
2 reasons: 1) the improvements for the 7 residential lots is a mere extension of the existing Big
Fir North improvements, and 2) City Ordinances would require improvements along East
Blackburn Road. We are requesting an exemption, and staff has said it will support, from this
requirement because of the 1,300’ distance between the residential lots and East Blackburn
Road and the site’s capacity to eventually accommodate residential on south portion at which
time the Blackburn improvements would be a requirement of any such development.

H. Total estimated construction cost and estimated fair market value: Estimated construction costs
{without land and soft development costs): $300,000; Estimated market value: $600,000.

I Estimated quantities and type of fill/excavation: 1,300 c.y. fill of excavation from roads and
storm pond; 450 c.y. of fill for road base and road grading.

1. Number, type and size of trees to be removed: From Rebecca Lowell email of January 8, 2016:
“.... you will be placing the standard buffer on the stream and wetland areas- which means that
the tree information in not necessary”.
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K. Explanation of any land to be dedicated to the City: There will be no property dedicated
to the City. Streets, curbs, sidewalks and storm tract will all be private and maintained

by the Homeowner’s Association.
L. For Subdivision applications: The 7 lots will all exceed 10,000 s.f. in size with a density

of 8 lots maximum.
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RECEIVED

SLLY OF MOUNT V
East Village Short Plat: Request for Waiver of Requirements, Chapter 1é.§i.6éo

Improvements

Referenced Chapter 16.32.060 requires improvements in the following areas:

B. Sanitary sewers. sub-paragraph 4. Sewer lines shall be extended to the boundary of the (short) plat
at the discretion of the Public Works Director.

D. Streets. Sub-paragraph 3. ......"subdivision boundary to subdivision boundary.”
16.20.020 Waiver of Requirements.

1. Any request shall be received concurrent with plat application.
2. Said request shall include all details necessary to support the application.
3. Any waiver shall be granted at the discretion of the Hearing Examiner.

This request is for a waiver of the requirements of East Blackburn Road being improved to the East
boundary of Lot 9 of the proposed short plat.

Basis for Request of Waiver of Requirements:

1. Actual development will occur at the very northerly end of the total site, a distance of 1,300’
(1/4 mile) from East Blackburn Road. This is approximately the same distance as Fowler Street
to East Blackburn Road on the perimeter of Hillcrest Park. The actual development is separated
from East Blackburn Road by Maddox Creek and over 300’ of Critical Area buffers. Lot 9 is the
residual lot in the short plat and has existed as such for over 50 years. It is anticipated that the
required improvements would occur at such time as any future development occurs on that iot
in coordination with other Blackburn Road sites.

2. Improvements would involve sanitary sewer, curb, sidewalks, relocation of existing power poles,
enclosing existing open drainage ditch, and full % street improvements. Conservatively the cost
would exceed $300,000 plus engineering, permits, fees, etc...... approximately $60,000 per lot.
That is a figure a small project such as this cannot absorb and would render it un-developable.

Sincerely,

David Prutzman
Managing Member
Samish Bay Land Company LLC
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East Village Short Plat: Justification for Proposal

This proposal meets zoning codes, Comprehensive Plan designation and development standards in an
environmentally sensitive manner. All utilities have already been extended to the site. It observes
existing Critical Area buffer setbacks. It will help the City meet its’ targets for providing new homes over

the next 20 years.

RECEIVED
CITY OF MOUNT VERNCN
DEC 29 206
C.E.D. DEPARTMENT
BY-
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CONSTRUTCTION MITIGATION DESCRIPTION: EAST VILLAGE SHORT PLAT

A. Construction Dates: Spring 2017 through Summer 2017.

B. Hours of Operation: 7:00 a.m. to 6:00 p.m.

C. Proposed Hauling/Transportation Routes: Ingress/Egress to site will be via Balsam Lane
and through Big Fir North community.

D. Mitigation Measures for Traffic/Transportation Impacts: Hauling of import materials
will be minimal with most construction traffic impacts relating to removal of clear/grade
materials. We anticipate use of street washing, street sweeping combined with the
limited construction hours. We will be applying to the City for relief from the Ordinance
which restricts site clearing to 10’ back of utilities. Allowing clearing of the site at one
time will reduce the length of time that trucks would be hauling logs through the Big Fir
North community. |

E. Special hours proposed for construction hauling: None at this time.

F. Preliminary Traffic Control Plan: We anticipate providing manual traffic control at the
intersection of LaVenture Road and Grand Avenue (Big Fir North) for trucks entering on

to LaVenture Road South.

N
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1ty of
DENSITY WORKSHEET FOR
STANDARD PLATS
1. Gross area of property: square feet
2. Public streets and right-of-way: square feet
3. Open water area of lakes, streams, tidal lands, and square feet

the area of delineated wetlands (without buffers)

4. Subtract lines 2 and 3 from line 1 for net area: square feet
5. Divide line 4 by 43,560 for net acreage: n acres
6. Multiply line 5 by the maximum density allowed units

per the Zoning code (MVMC Title 17):

THIS IS THE MAXIMUM NUMBER OF LOTS THAT COULD BE PLACED ON A LOT THROUGH A STANDARD SUBDIVISION
PROCESS, PLEASE NOTE THAT RIGHT-OF-WAY ABUTTING A SITE CAN NOT BE INCLUDED IN THE GROSS AREA OF A
PROPERTY AND THE MOUNT VERNON MuniciPAL CODE DOES NOT ALLOW UNITS TO BE ROUNDED UP.

EXAMPLE:

A 45 acre parcel zoned R 1 4 0 that has 9 acre of publicroad and nght of way and .37 acre of
open water area of a stream

1 Site Area 4.5 acre
2 Minus(9row + 37wetland 127) 1.27 acre
3 Net Site Area 3.23 acres
4 Multiply ine 4 by the maximum density allowed 14 units

Per the Zoning code (3 23 acres x 4.54 = 14 66 units)

Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave. — Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov



HEX STAFF REPORT - EXHIBIT 4a

City of

MOUNT
VERNON

PRE-APPLICATION MEETING REQUEST

roecr: EAST \\LLAGE
LOCATION OF PROJECT: (EAST oF 6A LSAM LAN & EXTENDED.
PARCEL NUMBER(S): \J?\/YOOS (NorT™H K74 )

7

SEZ ATTACHED

BRIEF DESCRIPTION OF PROJECT (Size, Scope, etc.):

APPLICANT: AGENT/CONTACT PERSON:

PHONE: E-MAIL:

ADDRESS:

NUMBER OF REPRESENTATIVES IN ATTENDANCE: _ |

Will your project utilize or benefit from fiber optics/telecommunication infrastructure? OYes [INo

Applications are processed on a first-come, first-served basis. The first available meeting date will be scheduled at
the time of submittal of the application packet (see below). If no larger than 11x17 in size please submit one copy
of this application and one copy of the following to this office OR the email address below; otherwise 10 sets of
each. Faxed applications are not accepted.

Project Description/Narrative

Site plan (to scale, with dimensions)

Vicinity map

Plans (if available)

List of questions -- what information do you wish to gain from this meeting; i.e. zoning, drainage,
building code, street improvements, fire flow requirements?

e wNneR

Please ensure that the application is completely filled out, and that all plans and maps are folded, not rolled.
Meetings are held every Tuesday of the month with the first scheduled to start at 9:30 a.m. Representatives from the
applicable City Departments will be in attendance. Due to the number of agenda items, discussion wili generally be
limited to 45 minutes per project. However, if you feel you may require additional time, please inform our office so
we may adjust the schedule accordingly.

Staff Contact: Linda Beacham, Community and Economic Development; 360-336-6214; or email:
lindabe@mountvernonwa.gov

STAFF USE ONLY:
Scheduled Date of Meeting: Time:

Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave. — Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernanwa onv
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WALLACE/KIESEL PRE-APPLICATION CONFERENCE COMMENTS

Applicant:

Samish Bay Land Company LLC
Dave Prutzman

4703 Parkview Lane

Mt. Vernon, Wa. 98274
samishbay@gmail.com
(425)308-9397

Brief Description of Site/Project. Property is approximately 2.05 acres (460'x194’) lying
between north property line of P28003 and buffer line which is 150’ from top of bank (OHWM)
of Maddox Creek.

Our project will consist of short-platting the subject site into sfr lots under the City’s R-1,4.0
zoning. We anticipate naming the community East Village.

The site will be served by an extension of Balsam Lane at the NE corner of the Big Fir North
project. Sanitary sewer will be provided by either extended the line from Balsam Lane or
accessing the existing line that parallels the site running from Little Mountain Estates to
LaVenture Road. Water will be provided by Skagit PUD; electricity by PSE and natural gas by
Cascade Natural Gas. Storm water detention/treatment will be provided on-site and released
directly into Maddox Creek under WDFW/DOE permits.

Presently we are considering 2 options for the site:

Option A. 7 sfr lots served by a 325 I.f. 30’ ROW and improvements matching Balsam Lane with
vertical curb on south side of street and integrated curb/sidewalk on north side. No parking on
south side against buffer zone line. 25’ driveway easements to serve as turnaround for
fire/emergency services. Street trees on north side of street.

Option B. 4 sfr lots served by a 242 |.f. 26’ ROW with no curbs or sidewalks. 25’ driveway
easements for fire/emergency services tunaround. No parking on south side of street against
buffer line.

Questions.

1. Can we access the sanitary sewer line parallel our north property line via a series of 2”
lines directly from the homes?

2. Can we create a walking path within the buffer area and north of the top of bank of
Maddox Creek using wood chips from site clearing for path bedding?

3. Would like comments on traffic, especially during the initial clearing/grading.
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PLANNING WORKSHEET

Project: Single-Family Residential Short Plat

Zoning: Single-Family Residential (R-1, 4.0)

Site Address: NA

Comprehensive Plan:
Density (SF-MED)

Single-Family Residential Medium

Parcel Number(s): P28003

Lot Size: TBD

Previous City Permit(s): Yes, please see
staff notes below.

Proposed Uses:

9 permitted [ Accessory [] Adm.CUP [ CUP

[ Special Use

[0 Undetermined [} Not Permitted

Process to Approve: The options presented cannot be processed
by City Staff.

[ Type ! (Adm. Review without Notice)

Type Il (Adm. Review with Notice) Short Plat

[ Type it (Hex Review with Public Hearing)

[J Type v (Hex or PC Recommendation to CC for Final Decision)

L1 Type v (CC Review with Public Hearing)

Undetermined:

SEPA Required? [] Yes [ No Undetermined — SEPA will likely be

Critical Areas:

B Wetland indicators
Streams

[ slopes in Excess of 15%
[ other

3 No Indicators

Critical Areas reports that comply with MVMC 15.40 are required for this

project.

required due to critical areas on/near the site

Setbacks: Flood Zone: No
Frolrllt: ' 25 feet bn arterials and 20 feet on all other streets. Buildings on
corner fots and through lots shall observe the minimum sethack
on both streets.
Side/Side: | Minimum of 5 feet with the two side yards when added being Max. Building Height (if applicable): Two stories but not more than
no less than 15 feet 35 feet.
Rear: 20 feet Max. Lot Area (if applicable): 35%
‘ : Parking: ~ Landscaping:
i of Existing Spaces: | NA Overall Percentage: | NA
Parking Ratio Each residential structure built following the short Street Frontage: NA
Required: plat will be required to have a two car garage and a {both public and private
parking pad to accommodate an additional two roads, not driveways or
vehicles. pedestrian walks)
# of Spaces Needed: | NA Parking Lot: NA
Parking Space and Aisle Dimensions: TBD, see MVMC 17.84.060 to Screening No
ensure compliance. Required?

Note: turning radi per Fire Code is 28 feet inside/45 feet outside and if
access to a fire hydrant is required the travel path is required to be
widened to 26 feet,

ADA Compliant? TBD

Stormwater Facility
Screening?

Yes, if the side slopes of this facility are 5:1 or
steeper the facility shall be screened according
to MVMC 17.93.040(C)
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SIBRARG: 1 o

. Other:
Existiﬁg: NA | see Sta'fif-N'otés,.bélvd\)\:w T
| Proposed: NA
Staff Notes:

1. Toview the historic permits for this site visit the City's website at: www.mountvernonwa gov, then click on ‘Departments’,
‘Community & Economic Development’, ‘Community Development’, and then ‘Property Information’. Once at this page enter the site

parcel numbers to download the historic materials.

2. Staff has completed a preliminary review of the pre-application materials for the above referenced development proposal. The
following comments on development and permitting are based on the pre-application submittals made to the City of Mount Vernon by
the applicant and the code in effect on the date of review. The applicant is cautioned that information contained in this summary may
be subject to madification and/or concurrence by official decision-makers; e.g., the Hearing Examiner, the CEDD Director, the Planning
Commission and/or the City Council. Review comments may be revised based upon site planning and other design changes as required
or made by the applicant. The applicant is encouraged to review all applicable sections of the Mount Vernon Municipal Cade (MVMC).
The Development Regulations are available on-line and for purchase at the Community & Economic Development Department.

The codes referenced in this memo are only requirements imposed by the City of Mount Vernon. The applicant needs to be aware
that other Federal and State requirements (WA State Department of Ecology, Department of Natural Resources, Department of Fish &
Wildlife, Federal Corps of Engineers, etc.) may apply to their proposal and that the City of Mount Vernon is not responsible for
informing or enforcing requirements from other agencies.

Project permit applications requiring a pre-application conference must be submitted to the City and accepted as counter complete
pursuant te MVMC 14.05.180 within six months of a written summary of the pre-application conference. If an application is not
submitted within six months, the proposal shall require another pre-application conference to take into account any new City

policies and changes to the MVMC or Comprehensive Plan.

3. PERMITS/PROCESS REQUIRED:
= SEPA Process;

s iminary Short Plat; \ Wlo\}“/(“ -
@__Land Clearing Permit (maybe) > s | ODO \'}’(\ *\MW Mé‘. _\_ W\]‘V\‘

T Fympor tmponl &
. Flll&GradePermit;' Sd/ M\)\V\ﬁ/ ] 5\{

®  Right-of-Way and Utility Permits (maybe).

4. ITEMS AVAILABLE TO DOWNLOAD FROM CITY WEBSITE: Please visit the City's website at: www.mountvernonwa.gov; once on the
City’s website click on ‘Municipal Code & Amendments’ under the ‘Your Government’ menu for these documents:

® Chapter 15.40 Critical Areas Ordinance;
= Chapter 17.15 R-1 zone;

® Density Worksheet;

® Master Land Use Application; and,

= Affidavit of Labels.
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16.16.040 Private streets.

A. The purpose of private street standards is to provide an option that reduces the cost of serving infill lots, and provide flexibility when
public streets are not needed for public circulation. Following are the minimum requirements for private streets:

1. Private streets may be approved for four or fewer lots if any of the lots are less than 10,000 square feet in size. Private streets can be
approved for up to nine lots when all of the lots are greater than 10,000 square feet in size.

2. A private access easement that is at a minimum of 26 feet wide with a 20-foot-wide paved surface shall be the minimum standard for.
private streets.

3. Private streets shall be constructed of a minimum of two inches of asphalt pavement, three inches of crushed rock, and six inches of
gravel base.

4. Curbs, gutters, and sidewalks are required when more than four lots are being accessed, or when deemed necessary by the
community and economic development director.

5. Streets previding fire hydrant access shall provide an all weather driving surface not less than 26 feet in width.

a. No parking shall be allowed within the 26-foot easement; however, parking may be allowed in portions of easements exceeding 26
feet in width,

6. Private streets shall be no longer than 150 feet in length, or serve more than four lots without an approved turnaround.

7. All lots accessing the private street shall be equally liable for its maintenance.

8. The grade shall not be more than 10 percent unless approved by the fire chief.

9. Internal traffic calming devices or traffic circles may be required at the discretion of the community and econamic development

department and fire chief.

B. Approval Criteria — General. The community and economic development director in consultation with the public works director shall
determine when private streets are appropriate based on the following approval criteria:

Private streets are not allowed:

1. When they conflict with the comprehensive plan; or

2. When they are needed for public circulation; or

3. When they connect two public roads, except for commercial or industrial uses; or when they serve more than nine potential
residential lots; provided, that where expansion of a public street is not presently feasible, the limitations of this subsection shall not
apply if the affected internal and frontage streets are improved to public standards and dedicated to the city, with the acceptance of
such dedication(s) being deferred until extension of a public street allows connection. '

4. When the private street could be extended in the future to serve more than nine lots.

C. The following statement is required on the face of any plat, short plat, site plan, or binding site plan containing a private street:

The City of Mount Vernon has no responsibility to improve or maintain private streets contained within or providing access to the
property described in this document. Any private street shall remain a private street unless it is upgraded to public street standards at
the expense of the developer or adjoining lot owners. No private street will be accepted as a City street until such time that it meets
current City standards to the satisfaction of the City Engineer and Fire Chief,
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City of

MVOUNT o <
“ \

VERNON

Pre-application Meeting, PL15-093
East Village Short Plat - P28003
E of Balsam Lane — W of Big Fir North
September 15, 2015

The applicant is proposing to subdivide the parcel indicated on the site plan provided. Two options
are proposed: one with 7 lots and one with 4 lots.

The project shall comply with all City standards and codes.

F/G Permit is required for any on-site grading activity greater than 50 cubic yards.
Right-of-way Permit is required for any work within City right-of-ways.

Sanitary Sewer permit is required for new/extension/repair

Security requirements apply to all work within City right-of-ways.

Bonding requirements apply for civil improvements before Final Plat

Engineering Fees area attached

Compliance with ADA standards are required

Traffic Concurrency:

Traffic concurrency review is required.

* The applicant shall submit a Traffic Report/Concurrency form and narrative to the City for
review. Frontage, offsite improvements, access management and traffic mitigation fees will be
determined with this review.

e Atruck route will also be required be submitted to the City of review and approval

Street Improvements:

» Type 3 street is required. See attached chart.

Stormwater Flow Control and Water Quality:

» Detention and water quality are required. Refer to MVMC Title 13.33 for StormWater
requirements. '

* Project will require a stormwater analysis prepared by a licensed civil engineer addressing
stormwater quantity and quality in accordance with City of Mount Vernon Municipal Code and
the 2005 Washington State Department of Ecology Stormwater Management Manual for
Western Washington.

* Low Impact Development is encouraged when sites meet the requirements. Refer to MVMC
Title 13.33, DOE 2005 Storm water Manual and the Puget Sound LID Technical Guidance
Manual.

 Copies of other agencies required permits shall be provided to the City before issuance of Fill
& Grade Permit, Storm Water permit and/or Clearing permit

NPDES Requirements-Construction General Stormwater Permit:
Page 1 of2

Post Office Box 809 | 910 Cleveland Avenue, Mount Vernon, Washington 98273 | www.mountvernonwa.gov | (360)336-6211

“
M
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The following links/web sites are for the construction and industrial NOI (Notice of Intent):
¢ https://fortress.wa.gov/ecy/publications/SummaryPages/ECY02085.html
o https://fortress.wa.gov/ecy/publications/summarypages/ecy02084.html
°*  www.mountvernonwa.gov
Current NPDES requires that the City “Provide copies of the Notice of Intent for Construction
Activity and Notice of Intent for Industrial Activity to representatives of proposed new
development and redevelopment. (S5.C.4.d)"
 Erosion and sediment control (SWPPP and PCPP) to be provided in accordance with Chapter
13.33 MVMC, Engineering Standards Chapter 2 and 2005 Washington State Department of
Ecology Storm water Management Manual for Western Washington.

Sanitary Sewer: _
e Sanitary sewer connection and extension is required. There is an existing sewer main which

appears to terminate at a manhole. Each individual lot is required to provide its own sanitary
sewer lateral and/or side sewer connection. Pump Systems are reviewed in a case by case
basis and are required the design and report from a registered Civil Engineer

Street lights:
» LED street lights are required to be designed by PSE and submitted to the city for review and

approval.

Fiber Optic:
e The project is required to construct and install telecommunication conduit for future fiber optic

per MVMC Title 12 and 17

City Standards and Policies:

e The project is required to comply with most current City Standards, policies as well as WSDOT
Standard specifications for municipal construction. Other manuals and technical guidance may
apply to ensure compliance with most current design and construction standards.

Comments noted above are based on information submitted to date. Project requirements may be
revised due to future information submittals.

Ana Chesterfield
Engineering Services Manager

Page 2 of 2
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City of
m \I\;IyEORNON

it
FIRE DEPARTMENT

v a,S ‘s B a o
S eve R s, “e s
T Se t r , 05
astvi e
Parel # 80

Thank you for participating in the Pre- p lication eeting and sharing your vision and
future project with the City of ount Vernon. Listed below are the Fire Department's
recommendations and requirements b sed on the information you've submitted. If you
ha e any questions or require an additional meeting with Fire Department personne,
please feel free to co tact us at the numbers rovided above.

Best of luck with your project!
ir F e ur e s:

1) The required fire flow for our project is 1000 GP . The fire flow is based on the
residential uni s being Type V-B construc ion at appro imately less than 3600
square eet in s'ze including the garage.

2) A fire flo statement ill be required from t e Skagit County PUD (360- 24-
7 0 ) prior to construc ‘on.

3) 1 new fire hydrant maybe requ'red. aximum d'stance between fire hydrants n
residential zones is 500 feet.

) t e aterline serv'ng the fire hydrant(s) is greater than 100 feet in distance, the
ine sh Il be a m'n'mum of 8 inch ductle iron.

CC Ss e uir e

5) The minimum road width for the proposed project s 20 fe t, Where hydrants are
present the min‘mum fire access shall be 26 feet

6) No Parking signs shall be located the south s'de of the road and for the entre
hammer head or curb striping may be used for fire lane markings

7) The maximum road grade shall be 10%. Grades over 10% equired an approved
fire sprinkler system to be installed.

8 The driveway and/or roads shal have a maximum 28 inside, minimum 45'
outside turning radius.

9) Hammerheads, cul-de-sacs and roads shall be built to engineering and fire
department standards. ‘nimum width is 26 feet wide each eg shall be a
minimum of 60 long from roads center line.

1901 K. LaVenture R Mount on, Washington 98273 | www mountvernonwa ov mvfre@mountve onwa. ov P (360) 336-6277 F (360) 336 6247
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VERNON

COMMUNITY & ECONOMIC DEVELOPMENT

City of *
MOUNT
e

December 30, 2016

Mr. Dave Prutzman
4703 Parkview Lane
Mount Vernon, WA 98274

Reference: East Village Short Plat, File #: PL16-150, Technically Complete Determination
Dear Mr. Prutzman:

Consistent with Mount Vernon Municipal Code (MVMC) 14.05.110(C)(4) the East Village Short Plat, File
#: PL16-150 was deemed counter complete on December 29, 2016.

Following this counter complete determination | am now deeming this application technically complete
per MVMC 14.05.110(D) as of today, December 30, 2016.

This determination of technical completeness means that you have submitted the items requested by
staff per MVMC 14.05.210. | am pointing this out because as the review process for this project
commences there will likely be questions from staff and/or the need to have additional materials
submitted.

If you have any questions about the contents of this letter; or if you need additional information, please
do not hesitate to call me at (360) 336-6214; or to email me at: rebeccab@mountvernonwa.gov
Thank you,

e

Rebecca Lowell,
CEDD, Senior Planner

Post Office Box 809 | 910 Cleveland Avenue, Mount Vernon, Washington 98273 | www.mountvernonwa.gov | mvced@mountvernonwa.gov | P: (360) 336-6214 F: (360) 336-6283
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VERNON

COMMUNITY & ECONOMIC DEVELOPMENT

City of
" MOUNT
[

MEMORANDUM

TO: Ana Chesterfield, Blaine Chesterfield, Steve Riggs, Rick Prosser,
Gary Duranceau, Andy Hanson, Skagit PUD, and Bob Hyde

FROM: Rebecca Lowell, Senior Planner
DATE: January 13, 2017

SUBJECT: East Village Short Plat, PL16-150

Please find attached materials for a proposed short plat. | am routing these materials to you for your
review and comment.

If you don’t review and comment on the attached | am forced to assume that you have reviewed
these materials and they comply with the development regulations that your department
administers.

Although there will be construction related permits obtained by the applicant following the approval
of this short plat, planning staff routes these materials to other department in an effort to vet issues
sooner, rather than later, in a project.

If you have comments and/or concerns, please send them to me by January 30, 2017. The entire file
may be reviewed during office hours at the Community & Economic Development Department in City
Hall located at 910 Cleveland Avenue, Mount Vernon, Washington. If no comments are received by
January 30, 2017, it will be assumed that there are no comments or concerns. An extension of time
may be granted for an additional five (5) calendar days if the application involves unusual
circumstances.

Please do not hesitate to contact me if you have any questions, or if you need any additional
information.

Thank you!

910 Cleveland Ave,/ P.O. Box 809
Mount Vernon, WA 98273
(360) 336-6214 — rebeccab@mountvernonwa.gov
http://www.mountvernonwa.gov
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City of

MOUNT
VERNON

COMMUNITY & ECONOMIC DEVELOPMENT

NOTICE OF APPLICATION &
PROPOSED OPTIONAL MITIGATED DETERMINATION OF NON-SIGNIFICANCE (MDNS)

APPLICANT & APPLICATION NAME/NUMBER: East Village Short Plat, PL16-150

PROJECT DESCRIPTION: Proposed is a short plat that will create seven (7) single-family residential lots that
range in size from 10,000 s.f. to +13,000 s.f. In addition to these seven (7) new lots (where future single-family
homes will be constructed) a tract for a future stormwater facility and a lot to contain the existing two residential
homes on the far south side of the overall property will also be created. A +420 linear foot private road will be
extended from Balsam Lane to the east to provide access to the new lots and the stormwater tract.

The project site contains two Category 11l wetlands (identified as wetlands A and C), one Category IV wetland
(identified as wetland B) and a Fish Bearing Stream (Maddox Creek). The applicant proposes filling wetland C, and
completing buffer averaging on wetland B.

Following preliminary short plat approval the applicant will be required to install infrastructure (roads and utilities)
to serve this site. The infrastructure installation will require approximately 1,300 cubic yards of excavation and

approximately 121 cubic yards of fill. Utility lines greater than 8-inches in diameter will also be installed.

The forested portions of the site primarily contain douglas fir, western red cedar and red alder ranging from 6 to
30-inches dbh. The applicant will need to harvest portions of these trees to allow site development.

OWNER/APPLICANT INFORMATION:

PROPERTY OWNER: APPLICANT:
NAME: Mary Margaret Kiesel zzr:ti:tt?agal\.lzngrsfznr::;ny’ LLc
ADDRESS: 2437 E. Blackburn Road 4703 Parkview Lane

Mount Vernon, WA 98274 Mount Vernon, WA 98274
TELEPHONE: (360) 391-2582 (425) 308-9397
EMAIL: maggiewallaceS5@gmail.com samishbay@gmail.com

PROJECT LOCATION: The approximate 13.4+ acre site is addressed as 2437 East Blackburn Road. This site is
bound by Blackburn Road to the south, the Big Fir PUD to the west, and the Mount Vernon School District’s Little
Mountain Elementary School to the north. The Skagit County Assessor describes the subject site as parcel:
P28003. The entire site is located within a portion of the NW % of Section 28, Township 34 North, Range 04 East,
W.M. The following maps show the general location of the site.

Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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OPTIONAL MITIGATED DETERMINATION OF NON-SIGNIFICANCE (MDNS): As the Lead Agency, the City of
Mount Vernon has determined that significant environmental impacts are unlikely to result from the proposed
project. Therefore, as permitted under the RCW 43.21C.110, the City of Mount Vernon is using the Optional MDNS
process to give notice that a MDNS is likely to be issued. Comment periods for the project and the proposed
MDNS are integrated into a single comment period. There will be no comment period following the issuance of
the Threshold Mitigated Determination of Non-Significance (MDNS). A 10-day appeal period will follow the

issuance of the MDNS.

DETAILS:

Permit Application Counter & Technically December 29, 2016
Date: December 29, 2016 Complete: December 30, 2016

Preliminary Short Plat

Approval, Traffic Concurrency Land Clearing Permit, Fill
Permits/Review Approval, Waiver of Frontage Other Permits that may be | & Grade Permit, Building
Requested: Improvements per MVMC Required: Permits, Right-of-Way

16.32.060(F), SEPA Process, Permits

Critical Area Permit

CONSISTENCY OVERVIEW:

Zoning: Single-Family Residential Comprehensive Plan: Single-Family Medium

(R-1, 4.0)

Density (SF-MED)

Environmental Documents that Evaluate
the Proposed Project:

Drainage Analysis dated 12.22.2016 from Dale Herrigstad, P.E.;
Completed SEPA Checklist dated 12.27.2016; Critical Area Site
Assessment dated 12.21.2016 from Graham-Bunting Associates

Development Regulations Used for Project
Mitigation:

The project is subject to the City’s SEPA Code, Critical Areas
Ordinance, the Comprehensive Plan, Subdivision and Zoning
Code, Drainage, Engineering and Concurrency Requirements and
other applicable local, state and federal regulations as
appropriate.

To receive additional information regarding
this project contact the CEDD Department
and ask to become a party of record:

Rebecca Lowell, Senior Planner

Community & Economic Development Department
City of Mount Vernon

910 Cleveland Avenue, Mount Vernon WA 98273
Telephone - 360-336-6214; Facsimile - 360-336-6283

CONDITIONS BEING CONSIDERED TO MITIGATE ENVIRONMENTAL IMPACTS:
1. Any person engaged in ground disturbing activity who encounters or discovers historical and/or
archeological materials in or on the ground shall:
a. Immediately cease any activity which may cause further disturbance;
b. Make a reasonable effort to protect the area from further disturbance; and,
¢. Report the presence and location of the material to the proper authorities in the most

expeditious manner possible.

Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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Comments on the Notice of Application and Proposed Mitigated Determination of Non-Significance (MDNS) must
be submitted, in writing, no later than 5:00 p.m. on January 31, 2017. Comments should be as specific as possible.
Any person may comment on the application, receive notice of and participate in the public hearing, and request a
copy of the decision once it is made.

City staff has created a page on the City’s website where the site plans, technical reports, and other pertinent
information can be viewed. This webpage can be viewed as follows: navigate to: www.mountvernonwa.gov;
once here click on ‘Departments’ then ‘Community & Economic Development’ then ‘Community Development’
then ‘News & Notices’ once on this page find the project name/number and you will see hyperlinks to
documents related to this project.

ISSUED: January 17, 2017
PUBLISHED: January 20, 2017

SENT TO: SEPA REGISTER, DOE, COE, COMMERCE, CNG, WDFW, DNR, DIKE AND DRAINAGE DISTRICTS (as
applicable), DOT, FRONTIER, FRONTIER NW, DAHP, NW CLEAN AIR AGENCY, PORT OF SKAGIT COUNTY, PSE,
SAMISH TRIBE, SCOG, SKAGIT COUNTY PDS, PUD #1, SKAGIT RIVER SYSTEM COOPERATIVE, SKAGIT RIVER SYSTEMS,
SVC, SKAT, SWINOMISH TRIBE, AND UPPER SKAGIT TRIBE

Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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AFFIDAVIT FOR LAND USE SIGN POSTING

Property located at: ’( \7 %l‘avl‘bw"\ RA

- - 7 _‘["
Project Name/File No: L[‘\ST \/\L\.A&/Dt 3(\)\ P) fO 9

™ )
l, L)L\\/ D) @@\L VZM A"Q hereby certify that | have posted the subject

property as described below.

A -
Date Notice posted: ;’/ J‘//)\()\ N

Attachid he i py of the notice that was posted.

A}

Applicant Signature: Date:

STATE OF WASHINGTON )
) ss.
COUNTY OF SKAGIT )

On this, the [ O{\H/\ day of / L’LV\MWW , 20 [7 before me
personally appeared /M\/ ¢ ?’ﬂ/{—{' Z{WV\—iﬁnown to me to be the same person

whose name is subscribed to the within instrument and acknowledged that he/she voluntarily executed

the same for the purpose therein contained.

IN WITNESS WHEREOF, | hereunto set my hand and official seL ML
Notary Public in and for the State of \/ p
T\
Washington residing at /LD M @‘ M«UV\/
(/ X
My Appointment Expires / ZD —2{)[?
Community & Economic Development Department

P.O. Box 809 / 910 Cleveland Ave. — Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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City of

MOUNT |
VERNON e (o4 of NOA[RMRAS

) < i * |
NOTICE OF APPLICATION & YOBE oW =Sl
PROPOSED OPTIONAL MITIGATED DETERMINATION OF NON-SIGNIFICANCE (MDNS)

a

APPLICANT & APPLICATION NAME/NUMBER: East Village Short Plat, PL16-150

PROJECT DESCRIPTION: Proposed is a short plat that will create seven (7) single-family residential lots that range in size from
+10,000 s.f. to 13,000 s.f. In addition to these seven (7) new lots (where future single-family homes will be constructed) a tract for
a future stormwater facility and a lot to contain the existing two residential homes on the far south side of the overall property will
also be created. A +420 linear foot private road will be extended from Balsam Lane to the east to provide access to the new lots and
the stormwater tract. The project site contains two Category Ill wetlands (identified as wetlands A and C), one Category IV wetland
(identified as wetland B) and a Fish Bearing Stream (Maddox Creek). The applicant proposes filling wetland C, and completing buffer
averaging on wetland B. Following preliminary short plat approval the applicant will be required to install infrastructure (roads and
utilities) to serve this site. The infrastructure installation will require approximately 1,300 cubic yards of excavation and
approximately 121 cubic yards of fill. Utility lines greater than 8-inches in diameter will also be installed. The forested portions of
the site primarily contain douglas fir, western red cedar and red alder ranging from 6 to 30-inches dbh. The applicant will need to
harvest portions of these trees to allow site development.

OWNER/APPLICANT INFORMATION:

PROPERTY OWNER: APPLICANT:
. Samish Bay Land Company, LLC
NAME: Mary Margaret Kiesel Contact: gave Prutzmpan !
ADDRESS: 2437 E. Blackburn Road 4703 Parkview Lane
Mount Vernon, WA 98274 Mount Vernon, WA 98274
TELEPHONE: (360) 391-2582 (425) 308-9397
EMAIL: maggiewallace55@gmail.com samishbay@gmail.com

Preliminary Short Plat Approval, Traffic
Permits/Review Concurrency Approval, Waiver of Frontage Other Permits that
Requested: Improvements per MVMC 16.32.060(F), SEPA may be Required:
Process, Critical Area Permit

Land Clearing Permit, Fill &
Grade Permit, Building Permits,
Right-of-Way Permits

Rebecca Loweli, Senior Planner

Community & Economic Development Department
City of Mount Vernon

910 Cleveland Avenue, Mount Vernon WA 98273
Telephone - 360-336-6214; Facsimile - 360-336-6283

To receive additional information regarding this project contact the
CEDD Department and ask to become a party of record:

Comments on the Notice of Application and Proposed Mitigated Determination of Non-Significance (MDNS) must be submitted, in
writing, no later than 5:00 p.m. on January 31, 2017. Comments should be as specific as possible. Any person may comment on the
application, receive notice of and participate in the public hearing, and request a copy of the decision once it is made.

City staff has created a page on the City’s website where the site plans, technical reports, and other pertinent information can be
viewed. This webpage can be viewed as follows: navigate to: www.mountvernonwa.gov; once here click on ‘Departments’ then
‘Community & Economic Development’ then ‘Community Development’ then ‘News & Notices’ once on this page find the project
name/number and you will see hyperlinks to documents related to this project.

Community & Economic Development Department
P.0. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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City of

MOUNT
VERNON

AFFIDAVIT OF MAILING

I, Linda Beacham, hereby declare as follows:

1. I'am an employee of the City of Mount Vernon, Mount Vernon, Washington, a United
States citizen, over the age of eighteen years, and am competent to testify to the
matters set forth herein.

2. On January 20, 2017 I mailed via the United States mail, and email, to the following
parties the PL16-150 NOA, Proposed Optional MDNS East Village Short Plat
See attached lists (agencies also received SEPA checklist)

Mike Karpelman (party of record) received NOA, DNS & SEPA)

I certify under penalty of perjury under the laws of the State of Washington that the
foregoing is true and correct. Executed in Mount Vernon this 20th day of January, 2017.

Lindi Bl ~—

Linda Beacham
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Beacham, Linda

From: Beacham, Linda
Sent: Friday, January 20, 2017 12:38 PM
To: Agriculture; Army Corps of Engineers; Cascade Natural Gas; DAHP; Department of

Commerce; 'Department of Commerce’; 'Department of Fish & Wildlife’; 'Department of
Fish & Wildlife SEPA Review'; 'Department of Natural Resources (DNR)'"; Dike District;
‘Dike District 17 (Daryl Hamburg)'; 'Dike District 3 (Gary Jones) '; Dike District 3 (Peter
Ojala; 'DNR SEPA Review'; DOE; 'DOE NW Region'; DOH (Dept of Health); DOT; Drianage
District 12; DSHS; Frontier; Frontier (Lawrence Bogues); 'Kaehler, Gretchen'; MVSD;
Northwest Clean Air Agency; Parks; Port of Skagit County; 'Port of Skagit County'; 'Puget
Sound Energy'; 'Puget Sound Energy’; Samish Tribe; Skagit Co. Planning & Development
Svc; 'Skagit Council of Governments'; 'Skagit County Planning & Permitting'; Skagit
County PUD; 'Skagit County PUD"; 'Skagit River System Cooperative'; 'Skagit River
Systems’; ‘Skagit Valley Community College'; SKAT; SKAT ; Stillaguamish Tribe;
Swinomish Tribal Community; Swinomish Tribal Community ; Tulalip Tribe; Upper Skagit
Indian Tribe; Upper Skagit Tribe

Subject: DNS SEPA PL16-150

Attachments: Scanned from a Xerox Multifunction Device.pdf

Type of Document: Notice of Application, Proposed Optional Mitigated Determination of Non-Significance and SEPA
Checklist

Description of Proposal: Proposed is a short plat that will create seven (7) single-family residential lots that range in size
from 10,000 s.f. to 13,000 s.f. In addition to these seven (7) new lots (where future single-family homes will be
constructed) a tract for a future stormwater facility and a lot to contain the existing two residential homes on the far
south side of the overall property will also be created. A 420 linear foot private road will be extended from Balsam
Lane to the east to provide access to the new lots and the stormwater tract. The project site contains two Category Il
wetlands (identified as wetlands A and C), one Category IV wetland (identified as wetland B) and a Fish Bearing Stream
(Maddox Creek). The applicant proposes filling wetland C, and completing buffer averaging on wetland B. Following
preliminary short plat approval the applicant will be required to install infrastructure (roads and utilities) to serve this
site. The infrastructure installation will require approximately 1,300 cubic yards of excavation and approximately 121
cubic yards of fill. Utility lines greater than 8-inches in diameter will also be installed. The forested portions of the site
primarily contain douglas fir, western red cedar and red alder ranging from 6 to 30-inches dbh. The applicant will need
to harvest portions of these trees to allow site development.

Date of Issuance: January 17, 2017

Lead Agency Contact: Rebecca Lowell, Senior Planner, Community & Economic Development, Mount Vernon, WA
Linda Beacham

Administrative Assistant

Community & Economic Development
360-336-6214
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Beacham, Linda

From: Beacham, Linda

Sent: Friday, January 20, 2017 4:36 PM
To: ‘mikarpe@hotmail.com’

Subject: East Village Notice of Application
Attachments: PL16-150 PMDNS.SEPA.pdf
Hello,

Here is the Notice of Application, Proposed Optional Mitigated Determination of Non-Significance (that is a mouthful)
and the SEPA checklist for East Village Short Plat that was mailed out today.
Have a nice weekend.

Linda Beacham

Administrative Assistant

Community & Economic Development
360-336-6214
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Joanne Aucoin
2610 E. Scction #49
Mount Vernon, WA 98274

Big Fir North HOA Phase 1
32800 Hwy 20, #2
Oak Harbor, WA 98277

Jim and Linda Bishop
1907 Fraser Ave.
Mount Vermnon, WA 98274

Alexander and Gloria Davidson
1767 Grand Ave.
Mount Vernon, WA 98274

Pam Johnson and Derek Burlingame
1765 Grand Ave.
Mount Vernon, WA 98274

Clara Esselbach
2610 E. Section #95
Mount Vernon, WA 98274

Brian Fitterer
19772 Macarthru Blvd., Ste. 100
Irvine , CA 92612

Randall and Karen Free
1875 Fraser Ave.
Mount Vernon, WA 98274

Richard and Nancy Gilbert
2610 E. Section #25
Mount Vernon, WA 98274

Robert and Patricia Haug
2610 E. Section #45
Mount Vernon, WA 98274

Etiquettes faciles a peler !
utilisez le aabarit AVERY® 51an@ !

Dale and Toni Barringer
1886 Silver Loop
Mount Vernon, WA 98274

Big Fir North HOA Phase 2
32800 Hwy 20, Ste. 2
Oak Harbor, WA 98277

Don and Geri Brown
2610 E. Section #91
Mount Vernon, WA 98274

Barbara Davis
2610 E. Section #42
Mount Vernon, WA 98274

Donald Dysstra
2610 E. Section #36
Mount Vernon, WA 98274

John and Karol Evans
1859 Fraser Ave.
Mount Vernon, WA 98274

Clyde Fox
2721 E. Blackburn Rd.
Mount Vernon, WA 98274

John and Karen Frost
2225 Balsam Ln.
Mount Vernon, WA 98274

Mary Whitfield and Glenn Finney
2610 E. Section #38
Mount Vernon, WA 98274

Larry and Linda Hickman
2610 E. Section #32

Mount Vernon, WA 98274
A Repliez a la hachure afin de |
 Sensde P !

vauvélar la rahard Dan.inMc |

Steven Bartok
2610 E. Section #37
Mount Vernon, WA 98274

Big Fir South HOA
32800 Hwy 20, Ste 2
Oak Harbor, WA 98277

Lucita Claridge
2572 E. Blackburn Rd.
Mount Vernon, WA 98274

Lisa Del Bosque
2006 So. Cedar Hills Drive
Mount Vernon, WA 98274

Marjorie Eberli
2233 Balsam Ln.
Mount Vernon, WA 98274

Faith and Works Ministry
PO Box 1548
Mount Vernon, WA 98273

Bob and Sheila Frazier
1902 Silver Loop
Mount Vernon, WA 98274

Glenn and Marlene Gailey
2610 E. Section #24
Mount Vernon, WA 98274

Rick and Joann Hanson
15834 Kamb Road
Mount Vernon, WA 98273

Carolyn Hobbs
2724 E. Blackburn Rd.
Mount Vernon, WA 98274

www.avery.com
4 onn ~A AVIEDV
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Ken and Penny Hunt
1774 Grand Ave.
Mount Vernon, WA 98274

Robert and Chong Jewell
2237 Balsam Ln.
Mount Vernon, WA 98274

Ken and Gwen Kossman
2229 Balsam Ln.
Mount Vernon, WA 98274

Ernest and Claire Leclair
2610 E. Section #26
Mount Vernon, WA 98274

Samuel and Marjorie Liberatore
2610 E. Section #33
Mount Vernon, WA 98274

Gary and Carrie Lobdall
2610 E. Section #92
Mount Vernon, WA 98274

Wayne and Lynn Martin
2610 E. Section #84
Mount Vernon, WA 98274

Everett and Donna McKee
1927 Silver Loop
Mount Vernon, WA 98274

Lorraine Mills
1759 Grand Ave.
Mount Vernon, WA 98273

Donald and Beverly Murphy Trust
2610 E. Section #31
Mount Vernon, WA 98274

Etiquettes faciles & peler
Utilisez le aabarit AVFRY® 5164n®
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Richard and Darlene Jakiclski
1926 Silver Loop
Mount Vernon, WA 98274

Alan and Brigita Jones
1891 Fraser Ave.
Mount Vernon, WA 98274

John and Katherine Lamonte
6184 Saxon Road
Acme, WA 98220

Paul and Vicki Lecroy
1778 Grand Ave.
Mount Vernon, WA 98274

Mary Kernel and Linda Meadows
1910 Silver Loop
Mount Vernon, WA 98274

David and Susan Loss
2610 E. Section #23
Mount Vernon, WA 98274

Margaret Masters
2610 E. Section #30
Mount Vernon, WA 98274

Mervyn and Penny Meenderinck
2610 E. Section #50
Mount Vernon, WA 98274

Jim and Donna Minahan
1935 Silver Loop
Mount Vernon, WA 98274

MVSD #320
124 E. Lawrence
Mount Vernon, WA 98273

A
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réavélar la vahard Dan_onic |

i
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Sandra Mendoza & Javier
Corarrubias

2540 E. Blackburn Rd.
Mount Vernon, WA 98274
Michacl and Diane Kartes
2610 E. Section #90

Mount Vernon, WA 98274

Sharon Lauch
2610 E. Section #41
Mount Vernon, WA 98274

Larry and Joann Libby
2610 E. Section #21
Mount Vernon, WA 98274

Robert Lindholm
13373 Marihugh Road
Mount Vernon, WA 98273

Frank and Mary Mackey
2610 E. Section #52
Mount Vernon, WA 98274

Bill and Joanne Mazza
1765 Grand Ave.
Mount Vernon, WA 98274

Arturo and Oscar Mendez
2381 E. Blackburn Rd.
Mount Vernon, WA 98274

Claire Moore
2610 E. Section #35
Mount Vernon, WA 98274

Diane Norbert
2610 E. Section #53
Mount Vernon, WA 98274

Www.avery.com
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Sandra Paciotti
1934 Silver Loop
Mount Vernon, WA 98274

Dennis and Karen Rabe
2610 E. Section #29
Mount Vernon, WA 98274

Rom and Cheryl Rodewald
2245 Balsam Ln.
Mount Vernon, WA 98274

Barbara Smoody
2610 E. Section #93
Mount Vernon, WA 98274

Douglas Sundin
1894 Silver Loop
Mount Vemon, WA 98274

Anthony and Evelyn Urban
2610 E. Section #27
Mount Vernon, WA 98274

Susan Wakeman
2610 E. Section #44
Mount Vernon, WA 98274

James and Linda Wothe
2610 E. Section #96
Mount Vernon, WA 98274

Etiquettes faciles a peler
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P
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Rosemary Piper
2610 E. Section #28
Mount Vernon, WA 98274

Shelly Reynolds
2610 E. Section #22
Mount Vernon, WA 98274

Marvin and Toni Roetcisoender
2012 So. Cedar Hills Drive
Mount Vernon, WA 98274

Michael and Terry Springer
2578 E. Blackburn Rd.
Mount Vernon, WA 98274

Barbara Terwillger
2610 E. Section #43
Mount Vernon, WA 98274

Richard and Beverly VanderVoet
2221 Noble St.
Mount Vernon, WA 98273

Paul and Helen Weyer
11333 3rd Place W. Apt. 216
Everett, WA 98204

Michael ko el
185¢ Frazer PO

Mowk \ rmsin WA
A Replies s o
Sens de epliez a la hachure afin de |

vAuAlAr In uabhavd Dam anMe |

David and Allene Quall
1876 Silver Loop
Mount Vernon, WA 98274

George and Janice Roberts
2610 E. Section #39
Mount Vernon, WA 98274

Dale Rutan
2000 So. Cedar Hills Drive
Mount Vernon, WA 98274

Edna Stockton
1779 Grand Ave.
Mount Vernon, WA 98274

Westly and Judity Thomas
2610 E. Section #48
Mount Vernon, WA 98274

John and Joanne Vandyke
1867 Fraser Ave.
Mount Vernon, WA 98274

Betty Wolpert
2610 E. Section #40
Mount Vernon, WA 98274

www.avery.com
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City of

MOUNT
B4 VERNON

COMMUNITY & ECONOMIC DEVELOPMENT

NOTICE OF APPLICATION &
PROPOSED OPTIONAL MITIGATED DETERMINATION OF NON-SIGNIFICANCE (MDNS)

APPLICANT & APPLICATION NAME/NUMBER: East Village Short Plat, PL16-150

PROIJECT DESCRIPTION: Proposed is a short plat that will create seven (7) single-family residential lots that
range in size from +10,000 s.f. to +13,000 s.f. In addition to these seven (7) new lots (where future single-family
homes will be constructed) a tract for a future stormwater facility and a lot to contain the existing two residential
homes on the far south side of the overall property will also be created. A £420 linear foot private road will be
extended from Balsam Lane to the east to provide access to the new lots and the stormwater tract.

The project site contains two Category Il wetlands (identified as wetlands A and C), one Category IV wetland
(identified as wetland B) and a Fish Bearing Stream (Maddox Creek). The applicant proposes filling wetland C, and
completing buffer averaging on wetland B.

Following preliminary short plat approval the applicant will be required to install infrastructure (roads and utilities)
to serve this site. The infrastructure installation will require approximately 1,300 cubic yards of excavation and

approximately 121 cubic yards of fill. Utility lines greater than 8-inches in diameter will also be installed.

The forested portions of the site primarily contain douglas fir, western red cedar and red alder ranging from 6 to
30-inches dbh. The applicant will need to harvest portions of these trees to allow site development.

OWNER/APPLICANT INFORMATION:

PROPERTY OWNER: APPLICANT:
NAME: Mary Margaret Kiesel izr:ti::t?agabznisfzr:‘nzzny’ L
ADDRESS: 2437 E. Blackburn Road 4703 Parkview Lane

Mount Vernon, WA 98274 Mount Vernon, WA 98274
TELEPHONE: (360) 391-2582 (425) 308-9397
EMAIL: maggiewallace55@gmail.com samishbay@gmail.com

PROJECT LOCATION: The approximate 13.4+ acre site is addressed as 2437 East Blackburn Road. This site is
bound by Blackburn Road to the south, the Big Fir PUD to the west, and the Mount Vernon School District’s Little
Mountain Elementary School to the north. The Skagit County Assessor describes the subject site as parcel:
P28003. The entire site is located within a portion of the NW % of Section 28, Township 34 North, Range 04 East,
W.M. The following maps show the general location of the site.

Community & Economic Development Department
P.0. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov



HEX STAFF REPORT - EXHIBIT 4d

OPTIONAL MITIGATED DETERMINATION OF NON-SIGNIFICANCE {MDNS): As the Lead Agency, the City of
Mount Vernon has determined that significant environmental impacts are unlikely to result from the proposed
project. Therefore, as permitted under the RCW 43.21C.110, the City of Mount Vernon is using the Optional MDNS
process to give notice that a MDNS is likely to be issued. Comment periods for the project and the proposed
MDNS are integrated into a single comment period. There will be no comment period following the issuance of
the Threshold Mitigated Determination of Non-Significance (MDNS). A 10-day appeal period will follow the

issuance of the MDNS.

DETAILS:

Permit Application Counter & Technically December 29, 2016
Date: December 23, 2016 Complete: December 30, 2016

Preliminary Short Plat

Approval, Traffic Concurrency Land Clearing Permit, Fill
Permits/Review Approval, Waiver of Frontage Other Permits that may be { & Grade Permit, Building
Requested: Improvements per MVMC Required: Permits, Right-of-Way

16.32.060(F), SEPA Process, Permits

Critical Area Permit

CONSISTENCY OVERVIEW:

Zoning: Single-Family Residential Comprehensive Plan: Single-Family Medium

(R-1, 4.0)

Density (SF-MED)

Environmental Documents that Evaluate
the Proposed Project:

Drainage Analysis dated 12.22.2016 from Dale Herrigstad, P.E.;
Completed SEPA Checklist dated 12.27.2016; Critical Area Site
Assessment dated 12.21.2016 from Graham-Bunting Associates

Development Regulations Used for Project
Mitigation:

The project is subject to the City’s SEPA Code, Critical Areas
Ordinance, the Comprehensive Plan, Subdivision and Zoning
Code, Drainage, Engineering and Concurrency Requirements and
other applicable local, state and federal regulations as
appropriate.

To receive additional information regarding
this project contact the CEDD Department
and ask to become a party of record:

Rebecca Lowell, Senior Planner

Community & Economic Development Department
City of Mount Vernon

910 Cleveland Avenue, Mount Vernon WA 98273
Telephone - 360-336-6214; Facsimile - 360-336-6283

CONDITIONS BEING CONSIDERED TO MITIGATE ENVIRONMENTAL IMPACTS:
1. Any person engaged in ground disturbing activity who encounters or discovers historical and/or
archeological materials in or on the ground shall:
a. Immediately cease any activity which may cause further disturbance;
b. Make a reasonable effort to protect the area from further disturbance; and,
c. Report the presence and location of the material to the proper authorities in the most

expeditious manner possible.

Community & Economic Development Department
P.0. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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Comments on the Notice of Application and Proposed Mitigated Determination of Non-Significance (MDNS) must
be submitted, in writing, no later than 5:00 p.m. on January 31, 2017. Comments should be as specific as possible.
Any person may comment on the application, receive notice of and participate in the public hearing, and request a
copy of the decision once it is made.

City staff has created a page on the City’s website where the site plans, technical reports, and other pertinent
information can be viewed. This webpage can be viewed as follows: navigate to: www.mountvernonwa.gov;
once here click on ‘Departments’ then ‘Community & Economic Development’ then ‘Community Development’
then ‘News & Notices’ once on this page find the project name/number and you will see hyperlinks to
documents related to this project.

ISSUED: January 17, 2017
PUBLISHED: January 20, 2017

SENT TO: SEPA REGISTER, DOE, COE, COMMERCE, CNG, WDFW, DNR, DIKE AND DRAINAGE DISTRICTS (as
applicable), DOT, FRONTIER, FRONTIER NW, DAHP, NW CLEAN AIR AGENCY, PORT OF SKAGIT COUNTY, PSE,
SAMISH TRIBE, SCOG, SKAGIT COUNTY PDS, PUD #1, SKAGIT RIVER SYSTEM COOPERATIVE, SKAGIT RIVER SYSTEMS,
SVC, SKAT, SWINOMISH TRIBE, AND UPPER SKAGIT TRIBE

Community & Economic Development Department
P.O. Box 809 / 910 Cleveiand Ave., Mount Vernon, WA 98273
(360) 336-6214 ~ www.mountvernonwa.gov



HEX STAFF REPORT - EXHIBIT 4d

SKAGIT PUBLISHING
C/0 ISJ PAYMENT PROCESSING CENTER
PO BOX 1570
POCATELLO ID 83204-1570
(360)424-3251

ORDER CONFIRMATION

Salesperson: Jeanette Kales Printed at 01/17/17 09:59 by jka30
Acct #: 210458 Ad #: 1570706 Status: N

CITY OF MOUNT VERNON - LEGALS Start: 01/20/2017 Stop: 01/20/2017
PO BOX 809 Times Ord: 1 Times Run: ***
MOUNT VERNON WA 98273 STDS 1.00 X 24.85 Words: 647

Total STDS 25.00

Class: 0001 LEGAL NOTICES
Rate: CIMVE Cost: 263.75
# Affidavits: 1

Contact: Ad Descrpt: SVH-1570706
Phone: (360)336-6214 Given by: *
Faxt: (360)336-6283 Created: jka30 01/17/17 09:49
Email: sandy@mountvernonwa.gov Last Changed: jka30 01/17/17 09:57
Agency:
PUB ZONE EDT TP START INS STOP SMTWTFS
SVH A 97 W 01/20/17 1 01/20/17 SMTWTFS
WEB A 97 W 01/20/17 1 01/20/17 SMTWTFS
AUTHORIZATION

Under this agreement rates are subject to change with 30 days notice. In the
event of a cancellation before schedule completion, I understand that the
rate charged will be based upon the rate for the number of insertions used.

Name (print or type) Name (signature)

(CONTINUED ON NEXT PAGE)
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SKAGIT PUBLISHING
C/0 ISJ PAYMENT PROCESSING CENTER
PO BOX 1570
POCATELLO ID 83204-1570
(360)424-3251

ORDER CONFIRMATION (CONTINUED)

Salesperson: Jeanette Kales Printed at 01/17/17 09:59 by jka30

Acct #: 210458 Ad #: 1570706 Status: N
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MOUNT
VERNON

COMMUNITY & ECONOMIC DEVELOPMENT

NOTICE OF DECISION:
for an ADMINISTRATIVE DETERMINATION

A. BACKGROUND INFORMATION:

DATE:

REQUESTOR/APPLICANT:

SUMMARY/DESCRIPTION:

EXHIBITS:

January 27, 2017 APPLICABLE Mvmc: 1405
14.10
Samish Bay Land Company, LLC

Contact: Dave Prutzman

An application for a Short Plat that has also requested a waiver of street frontage
improvements has been submitted to the CEDD. The question this Administrative
Determination is addressing is which land use process this application be processed

through.
NA

B. DETERMINATION & JUSTIFICATION:

When an application seeking preliminary short plat approval (per MVMC 16.32) is submitted in conjunction with a request

for a wai

ver of street frontage improvements (per MVMC 14.10.110), such application will be processed as Type IV permit

per MVMC Chapter 14.05. This Type IV application will require an open record pre-decision hearing before the hearing
examiner with the examiner making a recommendation to the city council. The city council shall make the final decision

afteracl

osed record hearing on this application.

Following is a summary of the analysis leading to this Administrative Determination:

Admini

MVMC 14.05.020 provides that Chapter 14.05 controls procedural process for all applications for development.
it further provides in the event of conflict MVMC 14.05 will control with exception of a conflict with SEPA chapter
15.06.

When an application is categorized as more than one type, the code that pertains to the application needs to be
evaluated as more than one procedural process is available depending on specific circumstances to the
application, see MVMC 14.05.050(A).

Applications shall be classified in accordance with the table in MVMC 14.05.060. Id. Short Plat is defined as type
Il. “Waivers per MVMC 14.10.110" is a Type IV (MVMC 14.10.110 re-confirms that waiver sought is left to City
Council- i.e. short plats are required to construct street improvements unless the city engineer recommends and
the city council approves a waiver or deferral of the requirement, MVMC 14.10.110).

If there are conflicting procedural requirements, “the director shall classify the application as one of the six
procedural types and it will be processed accordingly” MVMC 14.05.050(C).

“Questions about what procedure is appropriate shall be resolved in favor of the type providing the greatest
public notice and opportunity to participate.” MVMC 14.05.050(C).

Where the required permits are subject to different types of permit review procedures all the associated
applications are subject to the highest level of review authority that applies to any of the required applications,
except for shoreline permits, which shall be processed in accordance with the shoreline master program, and
annexations, which will be processed pursuant to Chapter 35A.14 RCW, MVMC 14.05.080 (G)(1).

strative Determination 1
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R~1-(7
Rick Prosser, interim Director Date
Community & Economic Development Department

C. EXPIRATION/APPEALS/NOTES TO APPLICANT:

This letter is a final decision, authorized pursuant to MVMC 2.35.030 providing authority of the Community and Economic
Development Department to render interpretations of development codes, platting, and subdivision ordinances and
zoning codes. MVMC 14.05.060 classifies Administrative Determinations as Type | permit processes.

The Director’s decision may be appealed in an open record appeal hearing to the Hearing Examiner. Appeals from
administrative decision shall be filed within 14 days of the date of the Administrative Decision as set forth in MVMC
14.05.170. The date of this Decision is noted next to the signature of this Decision above. Any appeal must contain the
information outlined in MVMC 14.05.160 and be accompanied by the required appeal fee.

Further information may be obtained by contacting the Community & Economic Development Department at: 910
Cleveland Ave / P.O. Box 809, Mount Vernon, WA 98273, (360) 336-6214.

Administrative Determination 2
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City of

M NiOUNT

B VERNON
COMMUNITY & ECONOMIC DEVELOPMENT

February 16, 2017

Furlong Butler Attorneys
Attention: Mr. Brad Furlong
825 Cleveland Ave.

Mount Vernon, WA 98273

Reference: Response to Mr. Karpelman’s Complaint Regarding the Mailing of the City’s
NOA/PMDNS

Mr. Furlong:

Mr. Karpelman, one of your clients from the Big Fir Homeowner’s Association, sent two emails to me in
in late January 2017 asking that | investigate an allegation that three property owners living within the
Big Fir Development had not received a copy of the City’s Notice of Application and Proposed Optional
Mitigated Determination of Non-Significance (NOA/PMDNS) via the U.S. postal mail for a project
identified by the City as the East Village Short Plat, PL16-150. Both of Mr. Karpelman'’s emails are
attached to this letter labeled as Attachments 1 and 2. I’'m writing to you, as Mr. Karpelman's attorney,
to respond to his allegations.

The three property owners identified by Mr. Karpelman as not receiving a mailed copy of the City’s
NOA/PMDNS for the East Village Short Plat, PL16-150, are as follows:

Name: Parcel Number: Address:

Tim Randell P131961 1925 Fraser Avenue
James Minahan P131968 1935 Silver Loop
Donald and Mary Espen P126503 2241 Balsam Lane

The City relies on a number of ways to distribute information regarding land use projects. Projects, such
as the East Village Short Plat, PL16-150, are noticed in all of the following ways:

1. Notices are sent via the U.S. postal mail to those property owners within 300 feet of a site
being developed; and,

2. Notices are posted on 18-inch by 24-inch bright neon pink signs near the outer boundaries
of sites with anticipated development indicating that future development is proposed;
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February 16, 2017
Mr. Brad Furlong
Page 2 of 3

3. Publication of a legal notice in our local newspaper of general circulation, the Skagit Valley
Herald (copy of the notice published for this project is attached labeled as Attachment 3),
and,

4. By uploading the notices and details with regard to a future development onto the City’s
website.

The procedure the City has codified [see MVMC 14.05.150(A)(3)(c)(vi)] for identifying property owners
within 300 feet of a future development site is to have the applicant provide a list of these property
owners, with mailing labels of the same, that the CEDD department, in turn, uses to mail out our
notices.

In the following table staff has provided details with regard to the three (3) properties that Mr.
Karpelman states did not receive a NOA/PMDNS via the U.S. postal mail:

Name & Address City Comments:

This property owners name and address were not on the labels
provided by the applicant.

However, Mr. Karpelman did copy staff on an email that he sent to
Tim Randell a number of Board Members of the Big Fir Homeowners
1925 Fraser Avenue Association that include Mr. Randell. Mr. Karpelman’s email to the
Board provided details with regard to the City’s pending land use
notice and other procedural items. A copy of this email is attached
labeled as Attachment 4.

This property owner name and address are on the mailing labels
provided by the applicant and City Staff has provided an Affidavit
of Mailing that is attached to this letter labeled as Attachment 5.
James Minahan
1935 Silver Loop In addition, this property owner was aware of the proposed
development as he provided an email to staff dated January 24,
2017. A copy of this email is attached labeled as Attachment 6.

This property owners name and address were not on the labels
provided by the applicant. Despite not being mailed a copy of the
NOA/PMDNS this property owner was aware of this project. In
Donald and Mary Espen fact, this property owner did provide comments on this application
2241 Balsam Lane to City staff on January 25, 2017, January 26, 2017, and January 31,
2017. Copies of these emails are attached labeled as Attachment
7.

Although it is always regrettable when an error occurs with public notification regarding future land use
development in the City our municipal code states:
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February 16, 2017
Mr. Brad Furlong
Page 3 of 3

“Failure to Receive Notice. Failure to receive such mailed notification, or posting of the land use
notice board, as may be required in subsections A to G of this section shall have no effect upon
the proposed action or application” [MVMC 14.05.150(H)]

As such, there is no further action staff will take with regard to the complaint from Mr. Karpelman.

If you have any questions about the contents of this letter; or if you need additional information, please
do not hesitate to call me at (360) 336-6214; or to email me at: rebeccab@mountvernonwa.gov

Sincerely,

Rebecca S. Bradley-Lowell,
Senior Planner

Enclosures:

Attachment #1: Mike Karpelman’s January 26, 2017 email

Attachment #2: Mike Karpelman’s January 31, 2017 email

Attachment #3: Publication Verification

Attachment #4: Mike Karpelman's January 18, 2017 email to the Big Fir Homeowner’s
Association Board members

Attachment #5: Mailing Affidavit from CEDD staff

e Attachment #6: Copy of James Minahan’s January 24, 2017 email

e Attachment #7: Copy of Donald and Mary Espen’s emails dated: January 25, 2017, January 26,
2017, and January 31, 2017
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ATTACHMENT 1

From: Mike Karpelman

To: Mvced; Lowell, Rebecca

Subject: Complaint re: East Village Short Plat, PL16-150
Date: Thursday, January 26, 2017 12:51:50 PM

Good Afternoon Rebecca,

| wish to lodge a complaint related to the required notice and comment period for the
proposed East Village Short Plat, PL16-150.

My complaint is that short plat notification process has not satisfied “the required notification
distances per the Mount Vernon Municipal Code”, on the basis that all owners of property
within 300 feet of the subject property P28003 did not receive the required Notice via US Post
Office Mail.

The following residents who are listed in the “Project Narrative/Justification and Mailing
Affidavit” as of the end of day on Wednesday January 25t which is six days prior to the
comment period deadline, have not received the required notice via US Post Office mail.
(There may be additional property owners who have not received the Notice.)

19262 P131961 1925 FRASER AV MOUNT VE RANDELL T RANDELL K 1925 FRASER AVE
19414 P131968 SILVER LOC MOUNT VE MINAHAN . MINAHAN 1935 SILVER LOOP 2381

15371 P126503 2241 BALSAM LA MOUNT VE ESPEN DOP 2241 BALSAM LN

Thank you in advance for your investigation into this matter.

Michael Karpelman

1958 Fraser Ave

Mount Vernon, WA 98274-6153
Property Owner, Parcel P131980

mikarpe@hotmail.com
Cell 425-269-5791
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ATTACHMENT 2
From: Mike Karpelman
To: Lowell, Rebecca
Cc: Mike Karpelman
Subject: FW: East Village Short Plat, PL16-150: Concern re Proposed Access
Date: Tuesday, January 31, 2017 5:00:15 PM
Hi Rebecca,

1- Comments e-mailed by Don Espen’
2- Mention by Don Espen that he never received the postal Notice of Land Use.

Thanks!

Mike Karpelman

Big Fir Community Association

Board of Directors Member At Large
. 2 .

Cell 425-269-5791

From: Don Espen [mailto:donespen@comcast.net]

Sent: Tuesday, January 31, 2017 11:23 AM

To: 'Mike Karpelman'; ‘Gary Simmons'

Subject: FW: East Village Short Plat, PL16-150: Concern re Proposed Access

Mike and Gary, for the record | never received acknowledgement of the receipt of my email (below).
Nor have we ever received a notice from the City re East Village. Our property lies within sixty (60)
feet of the proposed development and is on the proposed access road to that development.

Thank you.

-don

From: Don Espen [mailto:donespen@comcast.net]

Sent: Wednesday, January 25, 2017 9:52 AM

To: 'mvced@mountvernonwa.gov' <mvced@mountvernonwa.gov>

Cc: 'bobh@mountvernonwa.gov' <bobh@mountvernonwa.gov>;
'mvengineering@mountvernonwa.gov' <mvengineering@mountvernonwa.gov>
Subject: East Village Short Plat, PL16-150: Concern re Proposed Access

Hello All,

As a resident of the Big Fir Community (abutting PL16-150), | have strong objections to allowing
street access to the East Village development through Big Fir streets.
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ATTACHMENT 2

The City of Mount Vernon years ago approved the Big Fir Community development plan. This plan
was designed for occupancy by persons of retirement age. For the “safety, health, and enjoyment”
of Big Fir residents, many restrictions were agreed to, including “older person” (over 55) age,
parking, pet control, antenna, lighting, and noise. These restrictions are included in the Declarations
of the approved Big Fir plan as filed at the County Auditor.

Permitting the relatively narrow and curvy streets of the elderly-purposed Big Fir community to
become a thoroughfare for access to East Village seems to run contrary to the intent of the original
City approval for the Big Fir Community. Such access would seriously compromise the Big Fir values
agreed to at the time of City approval. For example, currently three-quarters of Big Fir North
residents are age 70 or older, and some must cross the streets of Big Fir using canes or walkers to
retrieve their mail.

Alternatively, | would suggest access to East Village be made through the Parcel’s street address on
Blackburn Road. | do not feel any additional cost to the developer outweighs the significant
compromise of values such as personal health and safety to the elderly residents of Big Fir.

Thank you for giving the matter your attention.
Don Espen

2241 Balsam Lane
Mt. Vernon, WA 98274
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SKAGIT PUBLISHING
C/0 1ISJ PAYMENT PROCESSING CENTER
PO BOX 1570
POCATELLO ID 83204-1570
(360)424-3251

ORDER CONFIRMATION

Salesperson: Jeanette Kales Printed at 01/17/17 09:59 by jka30
Acct #: 210458 Ad #: 1570706 Status: N

CITY OF MOUNT VERNON - LEGALS Start: 01/20/2017 Stop: 01/20/2017
PO BOX 809 Times Ord: 1 Times Run: ***
MOUNT VERNON WA 98273 STDS 1.00 X 24.85 Words: 647

Total STDS 25.00

Class: 0001 LEGAL NOTICES
Rate: CIMVE Cost: 263.75
# Affidavits: 1

Contact: Ad Descrpt: SVH-1570706
Phone: (360)336-6214 Given by: *
Fax#: (360)336-6283 Created: jka30 01/17/17 09:49
Email: sandy@mountvernonwa .gov Last Changed: jka30 01/17/17 09:57
Agency
PUB ZONE EDT TP START INS STOP SMTWTFS
SVH A 97 W 01/20/17 1 01/20/17 SMTWTFS
WEB A 97 W 01/20/17 1 01/20/17 SMTWTFS
AUTHORIZATION

Under this agreement rates are subject to change with 30 days notice. In the
event of a cancellation before schedule completion, I understand that the
rate charged will be based upon the rate for the number of insertions used.

Name (print or type) Name (signature)

(CONTINUED ON NEXT PAGE)
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From: Mike Karpelman

To: Lowell, Rebecca

Subject: RE: East Village Short Plat

Date: Wednesday, January 18, 2017 10:54:53 AM
Hi Rebecca,

I'm sorry | included you on the below e-mail by mistake. If you would, please delete the e-
mail.

Thanks!

Mike Karpelman

Big Fir Community Association

Board of Directors Member At Large
. 2 .

Cell 425-269-5791

From: Mike Karpelman [mailto:mikarpe@hotmail.com]

Sent: Wednesday, January 18, 2017 10:49 AM

To: Gary Simmons - Big Fir Board (bffinfen@gmail.com); Bob Glover - Big Fir Board
(bnsglove@comcast.net); Tim Randell - Big Fir Board (timandkathyrandell@hotmail.com); Joan Sladek -
Big Fir Board (joan.mcmahan@gmail.com)

Cc: Rebecca Lowell - City of Mount Vernon (rebeccab@mountvernonwa.gov)

Subject: East Village Short Plat

Importance: High

(Subject line changed)

Hello Board Members, here is an update on the East Village Short Plat after my having
spoken to Rebecca Lowell, Senior Planner with the City of Mount Vernon today, January 18,
2017.

Letters of notice of the Short Plat Application are expected to be mailed on Thursday January
19th or Friday January 20" to owners of property located within 300 feet of the Keisel
property.

Letters of notice should include information about a 14 day comment period.
Pink Land Use Signs are expected to be posted at the Keisel property sometime this week.
Final SEPA approval will need to be obtained.

The City will schedule and hold a Public Hearing (date and time TBD) because the developer
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' ATTACHMENT 4

has requested a waiver on infrastructure improvements along East Blackburn Road.

It may take 60-120 days for the Short Plat Final approval, it all depends on what additional
information the City needs from the developer, and how soon the developer can provide the
information to the City.

Below are questions | asked about along with her responses.

The Master Land Use and Submittal Checklist indicates the “CCR’s — Draft” submission has

been waived. Why? There is no requirement to submit CCR’s unless the site will be a Planned
Unit Development (P.U.D.). Also, the City does not enforce CCR’s, but if there will be common
areas owned by the community the City will review the community’s plans in order to ensure
that those common areas will be properly maintained.

The Master Land Use and Submittal Checklist indicates the “Elevations, Architectural”

submission has been waived. Why? There is no requirement to submit that if the lot sizes will
be above 7,500 square feet.

The Pre-application Materials indicate a requirement that “private streets shall be no longer
than 150 feet in length...” however the street is expected to be 350 feet long - is that

allowed? The 150 foot length restriction is for streets without an approved turnaround. The
350 foot long street is an approved length since there will be an approved turnaround for
emergency vehicle use.

Thanks!

Mike Karpelman

Big Fir Community Association

Board of Directors Member At Large
i ol i

Cell 425-269-5791

<E-mail trail Deleted by Mike Karpelman>
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VERNON

m MOUNT

AFFIDAVIT OF MAILING

I, Linda Beacham, hereby declare as follows:

1. I'am an employee of the City of Mount Vernon, Mount Vernon, Washington, a United
States citizen, over the age of eighteen years, and am competent to testify to the

matters set forth herein.

2. On January 20, 2017 I mailed via the United States mail, and email, to the following

parties the PL1¢
See attached lists (agencies also received SEPA checklist)

Mike Karpelman (party of record) received NOA, DNS & SEPA)

I certify under penalty of perjury under the laws of the State of Washington that the
foregoing is true and correct. Executed in Mount Vernon this 20th day of January, 2017.

L Feaol W~

Linda Beacham
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Beacham, Linda

i == Ll e e
From: Beacham, Linda
Sent: Friday, January 20, 2017 12:38 PM
To: Agriculture; Army Corps of Engineers; Cascade Natural Gas; DAHP; Department of

Commerce; ‘Department of Commerce'; 'Department of Fish & Wildlife'; 'Department of
Fish & Wildlife SEPA Review'; 'Department of Natural Resources (DNR)"; Dike District;
'Dike District 17 (Daryl Hamburg)'; 'Dike District 3 (Gary Jones) '; Dike District 3 (Peter
Ojala; 'DNR SEPA Review'; DOE; 'DOE NW Region’; DOH (Dept of Health); DOT; Drianage
District 12; DSHS; Frontier; Frontier (Lawrence Bogues); ‘Kaehler, Gretchen'; MVSD;
Northwest Clean Air Agency; Parks; Port of Skagit County; ‘Port of Skagit County"; 'Puget
Sound Energy'; 'Puget Sound Energy’; Samish Tribe; Skagit Co. Planning & Development
Svc; "Skagit Council of Governments'; ‘Skagit County Planning & Permitting’; Skagit
County PUD; 'Skagit County PUD'; 'Skagit River System Cooperative’; 'Skagit River
Systems’; ‘Skagit Valley Community College'; SKAT; SKAT ; Stillaguamish Tribe;
Swinomish Tribal Community; Swinomish Tribal Community ; Tulalip Tribe; Upper Skagit
Indian Tribe; Upper Skagit Tribe

Subject: DNS SEPA PL16-150

Attachments: Scanned from a Xerox Multifunction Device.pdf

Type of Document: Notice of Application, Proposed Optional Mitigated Determination of Non-Significance and SEPA
Checklist

Description of Proposal: Proposed is a short plat that will create seven (7) single-family residential lots that range in size
from £10,000 s.f. to 13,000 s.f. In addition to these seven (7) new lots (where future single-family homes will be
constructed) a tract for a future stormwater facility and a lot to contain the existing two residential homes on the far
south side of the overall property will also be created. A +420 linear foot private road will be extended from Balsam
Lane to the east to provide access to the new lots and the stormwater tract. The project site contains two Category i
wetlands (identified as wetlands A and C), one Category IV wetland (identified as wetland B) and a Fish Bearing Stream
(Maddox Creek). The applicant proposes filling wetland C, and completing buffer averaging on wetland B. Following
preliminary short plat approval the applicant will be required to install infrastructure (roads and utilities) to serve this
site. The infrastructure installation will require approximately 1,300 cubic yards of excavation and approximately 121
cubic yards of fill. Utility lines greater than 8-inches in diameter will also be installed. The forested portions of the site
primarily contain douglas fir, western red cedar and red alder ranging from 6 to 30-inches dbh. The applicant will need
to harvest portions of these trees to allow site development.

Date of Issuance: January 17, 2017

Lead Agency Contact: Rebecca Lowell, Senior Planner, Community & Economic Development, Mount Vernon, WA
Linda Beacham

Administrative Assistant

Community & Economic Development
360-336-6214
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Beacham, Linda

s Cnacias See s s s s

From: Beacham, Linda

Sent: Friday, January 20, 2017 4:36 PM

To: 'mikarpe@hotmail.com’

Subject: East Village Notice of Application

Attachments: PL16-150 PMDNS.SEPA.pdf

Hello,

Here is the Notice of Application, Proposed Optional Mitigated Determination of Non-Significance (that is a mouthful)
and the SEPA checklist for East Village Short Plat that was mailed out today.

Have a nice weekend.

Linda Beacham

Administrative Assistant

Community & Economic Development
360-336-6214
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Joanne Aucoin
2610 E. Section #49
Mount Vemon, WA 98274

Big Fir North HOA Phase 1
32800 Hwy 20, #2
Oak Harbor, WA 98277

Jim and Linda Bishop
1907 Fraser Ave.
Mount Vernon, WA 98274

Alexander and Gloria Davidson
1767 Grand Ave.
Mount Vernon, WA 98274

Pam Johnson and Derek Burlingame
1765 Grand Ave.
Mount Vernon, WA 98274

Clara Esselbach
2610 E. Section #95
Mount Vernon, WA 98274

Brian Fitterer
19772 Macarthru Blvd., Ste. 100
Irvine , CA 92612

Randall and Karen Free
1875 Fraser Ave.
Mount Vernon, WA 98274

Richard and Nancy Gilbert
2610 E. Section #25
Mount Vernon, WA 98274

Robert and Patricia Haug
2610 E. Section #45
Mount Vernon, WA 98274
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Dale and Toni Barringer
1886 Silver Loop
Mount Vernon, WA 98274

Big Fir North HOA Phase 2
32800 Hwy 20, Ste. 2
Oak Harbor, WA 98277

Don and Geri Brown
2610 E. Section #91
Mount Vernon, WA 98274

Barbara Davis
2610 E. Section #42
Mount Vernon, WA 98274

Donald Dysstra
2610 E. Section #36
Mount Vernon, WA 98274

John and Karol Evans
1859 Fraser Ave.
Mount Vernon, WA 98274

Clyde Fox
2721 E. Blackburn Rd.
Mount Vernon, WA 98274

John and Karen Frost
2225 Balsam Ln.
Mount Vernon, WA 98274

Mary Whitfield and Glenn Finney
2610 E. Section #38
Mount Vernon, WA 98274

Larry and Linda Hickman
2610 E. Section #32
Mount Vernon, WA 98274

A
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étevcn Bartok
2610 E. Section #37
Mount Vernon, WA 98274

Big Fir South HOA
32800 Hwy 20, Sie 2
Oak Harbor, WA 98277

Lucita Claridge
2572 E. Blackburn Rd.
Mount Vernon, WA 98274

Lisa Del Bosque
2006 So. Cedar Hills Drive
Mount Vernon, WA 98274

Mayjorie Eberli
2233 Balsam Ln.
Mount Vernon, WA 98274

Faith and Works Ministry
PO Box 1548
Mount Vernon, WA 98273

Bob and Sheila Frazier
1902 Silver Loop
Mount Vernon, WA 98274

Glenn and Marlene Gailey
2610 E. Section #24
Mount Vernon, WA 98274

Rick and Joann Hanson
15834 Kamb Road
Mount Vernon, WA 98273

Carolyn Hobbs
2724 E. Blackburn Rd.
Mount Vernon, WA 98274

www.avery.com
4 ONN 2N AIEDV



HEX STAFF REPORT - EXHIBIT 4f

Lasy reelv Labels i A (gt S

! Bend along line to
Use Avery® Template 51609 A (feedPaper s

|
expose Pop-up Edge™ é

® ® |
18 AVEIRY® 5100 |

Ken and Penny Hunt
1774 Grand Ave.
Mount Vermon, WA 98274

Robert and Chong Jewecll
2237 Balsam Ln.
Mount Vernon, WA 98274

Ken and Gwen Kossman
2229 Balsam Ln.
Mount Vernon, WA 98274

Ernest and Claire Leclair
2610 E. Section #26
Mount Vernon, WA 98274

Samuel and Marjorie Liberatore
2610 E. Section #33
Mount Vernon, WA 98274

Gary and Carrie Lobdall
2610 E. Section #92
Mount Vernon, WA 98274

Wayne and Lynn Martin
2610 E. Section #84
Mount Vernon., WA 98274

Everett and Donna McKee
1927 Silver Loop
Mount Vernon, WA 98274

Lorraine Mills
1759 Grand Ave.
Mount Vernon, WA 98273

Donald and Beverly Murphy Trust
2610 E. Section #31
Mount Vernon, WA 98274
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Utilisez le aabarit AVERY® 516n®

Richard and Darlene Jakielski
1926 Silver Loop
Mount Vernon, WA 98274

Alan and Brigita Jones
1891 Fraser Ave.
Mount Vernon, WA 98274

John and Katherine Lamonte
6184 Saxon Road
Acme, WA 98220

Paul and Vicki Lecroy
1778 Grand Ave.
Mount Vernon, WA 98274

Mary Kernel and Linda Meadows
1910 Silver Loop
Mount Vernon, WA 98274

David and Susan Loss
2610 E. Section #23
Mount Vernon, WA 98274

Margaret Masters
2610 E. Section #30
Mount Vernon, WA 98274

Mervyn and Penny Meenderinck
2610 E. Section #50
Mount Vernon, WA 98274

Jim and Donna Minahan
1935 Silver Loop
Mount Vernon, WA 98274

MVSD #320
124 E. Lawrence
Mount Vernon, WA 98273

A
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Sandra Mendoza & Javier
Corarrubias

2540 E. Blackburn Rd.
Mount Vernon, WA 98274
Michael and Diane Kartes
2610 E. Section #90

Mount Vernon, WA 98274

Sharon Lauch
2610 E. Section #41
Mount Vernon, WA 98274

Larry and Joann Libby
2610 E. Section #21
Mount Vernon, WA 98274

Robert Lindholm
13373 Marihugh Road
Mount Vernon, WA 98273

Frank and Mary Mackey
2610 E. Section #52
Mount Vernon, WA 98274

Bill and Joanne Mazza
1765 Grand Ave.
Mount Vernon, WA 98274

Arturo and Oscar Mendez
2381 E. Blackburn Rd.
Mount Vernon, WA 98274

Claire Moore
2610 E. Section #35
Mount Vernon, WA 98274

Diane Norbert
2610 E. Section #53
Mount Vernon, WA 98274

www.avery.com

1 OAN ~NA AvIEN



Easy Peel¥ labels
Use Avery® pmplate 51609

Sandra Paciotti
1934 Silver Loop
Mount Vernon, WA 98274

Dennis and Karen Rabe
2610 E. Section #29
Mount Vernon, WA 98274

Rom and Cheryl Rodewald
2245 Balsam Ln.
Mount Vernon, WA 98274

Barbara Smoody
2610 E. Section #93
Mount Vernon, WA 98274

Douglas Sundin
1894 Silver Loop
Mount Vernon, WA 98274

Anthony and Evelyn Urban
2610 E. Section #27
Mount Vernon, WA 98274

Susan Wakeman
2610 E. Section #44
Mount Vernon, WA 98274

James and Linda Wothe
2610 E. Section #96
Mount Vernon, WA 98274
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Rosemary Piper
2610 E. Section #28
Mount Vernon, WA 98274

Shelly Reynolds
2610 E. Section #22
Mount Vernon, WA 98274

Marvin and Toni Roetcisoender
2012 So. Cedar Hills Drive
Mount Vernon, WA 98274

Michael and Terry Springer
2578 E. Blackburn Rd.
Mount Vernon, WA 98274

Barbara Terwillger
2610 E. Section #43
Mount Vernon, WA 98274

Richard and Beverly VanderVoet
2221 Noble St.
Mount Vernon, WA 98273

Paul and Helen Weyer
11333 3rd Place W. Apt. 216
Everett, WA 98204
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David and Allene Quall
1876 Silver Loop
Mount Vernon, WA 98274

George and Janice Roberts
2610 E. Section #39
Mount Vernon, WA 98274

Dale Rutan
2000 So. Cedar Hills Drive
Mount Vernon, WA 98274

Edna Stockton
1779 Grand Ave.
Mount Vernon, WA 98274

Westly and Judity Thomas
2610 E. Section #48
Mount Vernon, WA 98274

John and Joanne Vandyke
1867 Fraser Ave.
Mount Vernon, WA 98274

Betty Wolpert
2610 E. Section #40
Mount Vernon, WA 98274

www.avery.com
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City of

MOUNT
VERNON

NOTICE OF APPLICATION &
PROPOSED OPTIONAL MITIGATED DETERMINATION OF NON-SIGNIFICANCE {(MDNS)

APPUCANT & APPLICATION NAME/NUMBER: East Village Short Plat, PL16-150

PROJECT DESCRIPTION: Proposed is a short plat that will create seven (7) single-family residential lots that
range in size from £10,000 s.f. to £13,000 s.f. In addition to these seven (7) new lots (where future single-family
homes will be constructed) a tract for a future stormwater facility and a lot to contain the existing two residential
homes on the far south side of the overall property will also be created. A +420 linear foot private road will be
extended from Balsam Lane to the east to provide access to the new lots and the stormwater tract.

The project site contains two Category !l wetlands (identified as wetlands A and C), one Category IV wetland
(identified as wetland B) and a Fish Bearing Stream (Maddox Creek). The applicant proposes filling wetland C, and
completing buffer averaging on wetland B.

Following preliminary short plat approval the applicant will be required to install infrastructure (roads and utilities)
to serve this site. The infrastructure installation will require approximately 1,300 cubic yards of excavation and
approximately 121 cubic yards of fill. Utility lines greater than 8-inches in diameter will also be installed.

The forested portions of the site primarily contain douglas fir, western red cedar and red alder ranging from 6 to
30-inches dbh. The applicant will need to harvest portions of these trees to allow site development.

OWNER/APPLICANT INFORMATION:

PROPERTY OWNER: APPLICANT:
NAME: Mary Margaret Kiesel gz::::t?agaz"gnc‘g:";ny' Le
ADDRESS: 2437 E. Blackburn Road 4703 Parkview Lane

Mount Vernon, WA 98274 Mount Vernon, WA 98274
TELEPHONE: (360) 391-2582 (425) 308-9397
EMAIL: maggiewallace55@gmail.com samishbay@gmail.com

PROJECT LOCATION: The approximate 13.4+ acre site is addressed as 2437 East Blackburn Road. This site is
bound by Blackburn Road to the south, the Big Fir PUD to the west, and the Mount Vernon School District’s Little
Mountain Elementary School to the north. The Skagit County Assessor describes the subject site as parcel:
P28003. The entire site is located within a portion of the NW % of Section 28, Township 34 North, Range 04 East,
W.M. The following maps show the general location of the site.

Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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Community & Economic Development Department
P.0. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
{360) 336-6214 — www.mountvernonwa.gov
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NON-SIGNIFICANCE (MDNS): As the Lead Agency, the City of

Mount Vernon has determined that significant environmental impacts are unlikely to result from the proposed

project. Therefore, as permitted under the RCW
process to give notice that a MDNS is likely to be

43.21C.110, the City of Mount Vernon is using the Optional MDNS
issued. Comment periods for the project and the proposed

MDNS are integrated into a single comment period. There will be no comment period following the issuance of
the Threshold Mitigated Determination of Non-Significance {MDNS). A 10-day appeal period will follow the

Issuance of the MDNS.

DETAILS:

Permit Application Counter & Technically December 29, 2016
Date: December 25, 2016 Complete: December 30, 2016

Preliminary Short Plat

Approval, Traffic Concurrency Land Clearing Permit, Fill
Permits/Review Approval, Waiver of Frontage Other Permits that may be | & Grade Permit, Building
Requested: Improvements per MVMC Required: Permits, Right-of-Way

16.32.060(F), SEPA Process, Permits

Critical Area Permit

CONSISTENCY OVERVIEW:
: Single-Family Residential . Single-Family Medium

Zoning: (R-1, 4.0) Comprehensive Plan: Density (SF-MED)

Environmental Documents that Evaluate
the Proposed Project:

Drainage Analysis dated 12.22.2016 from Dale Herrigstad, P.E.;
Completed SEPA Checklist dated 12.27.2016; Critical Area Site
Assessment dated 12.21.2016 from Graham-Bunting Associates

Development Regulations Used for Project
Mitigation:

The project is subject to the City’s SEPA Code, Critical Areas
Ordinance, the Comprehensive Plan, Subdivision and Zoning
Code, Drainage, Engineering and Concurrency Requirements and
other applicable local, state and federal regulations as
appropriate.

To receive additional information regarding
this project contact the CEDD Department
and ask to become a party of record:

Rebecca Lowell, Senior Planner

Community & Economic Development Department
City of Mount Vernon

910 Cleveland Avenue, Mount Vernon WA 98273
Telephone - 360-336-6214; Facsimile - 360-336-6283

CONDITIONS BEING CONSIDERED TO MITIGATE ENVIRONMENTAL IMPACTS:

1. Any person engaged in ground disturbin

g activity who encounters or discovers historical and/or

archeological materials in or on the ground shall:

a. Immediately cease any activity

which may cause further disturbance;

b. Make a reasonable effort to protect the area from further disturbance; and,
¢. Report the presence and location of the material to the proper authorities in the most

expeditious manner possible.

Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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ATTACHMENT 5

Comments on the Notice of Application and Proposed Mitigated Determination of Non-Significance (MDNS) must
be submitted, in writing, no later than 5:00 p.m. on January 31, 2017. Comments should be as specific as possible.
Any person may comment on the application, receive notice of and participate in the public hearing, and request a
copy of the decision once it is made.

City staff has created a page on the City’s website where the site plans, technical reports, and other pertinent
information can be viewed. This webpage can be viewed as follows: navigate to: www.mountvernonwa.gov;
once here click on ‘Departments’ then ‘Community & Economic Development’ then ‘Community Development’
then ‘News & Notices’ once on this page find the project name/number and you will see hyperlinks to
documents related to this project.

ISSUED: January 17, 2017
PUBLISHED: January 20, 2017

SENTTO: SEPA REGISTER, DOE, COE, COMMERCE, CNG, WDFW, DNR, DIKE AND DRAINAGE DISTRICTS (as
applicable), DOT, FRONTIER, FRONTIER NW, DAHP, NW CLEAN AIR AGENCY, PORT OF SKAGIT COUNTY, PSE,
SAMISH TRIBE, SCOG, SKAGIT COUNTY PDS, PUD #1, SKAGIT RIVER SYSTEM COOPERATIVE, SKAGIT RIVER SYSTEMS,
SVC, SKAT, SWINOMISH TRIBE, AND UPPER SKAGIT TRIBE

Community & Economic Development Department
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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' ATTACHMENT 6

From: 1amQ057@aol.com

To: MvYced

Cc: Hyde, Bob; MVengingering

Subject: PL 16-150 East Village Short Plat
Date: Tuesday, January 24, 2017 1:40:59 PM

We are residents of Big Fir in Mount Vernon. We are James and Donna Minahan residing at 1935 Silver
Loop. 98274.

We believe that this requested project is not in the best interest of the senior citizens of Big Fir for the
following reasons.

This is addressed to Bob Hyde Community Development Director and to Esco Bell Director Public
Works Director.

1.) Added traffic to the streets will pose a significant danger to our vulnerable senior population. Many
use canes and walkers.

2) Having a non 55 age community so close to Big Fir is not compatible with the intention that Big Fir
was built as. The size of the homes and lots are out of character with our community.

3.) This greatly will impact our community in public safety concerns , generat wellbeing of our seniors.
Fire protection based on the fact our streets are very narrow. The traffic control plan is not adequate for
the safety of senior citizens living between LaVenture and building site.

4.) We feel that this proposed building site is not compatible with the 2016-2017 goals laid out by the city.
When we purchased a home in Big Fir we had reasonable expectations that we would be living in a quiet
and safe neighborhood with like minded senior citizens. We did intend for this to be our forever home.

Thank You for your consideration
James and Donna Minahan

1935 Silver Loop
Mount Vernon, Wa. 98274
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Beacham, Linda

== ST e Cea e S (A S e b P BES S s e i |
From: Don Espen <donespen@comcast.net>
Sent: Wednesday, January 25, 2017 9:52 AM
To: Mvced
Cc: Hyde, Bob; MVengineering
Subject: East Village Short Plat, PL16-150: Concern re Proposed Access

Hello All,

As a resident of the Big Fir Community (abutting PL16-150), | have strong objections to allowing street access to the East
Village development through Big Fir streets.

The City of Mount Vernon years ago approved the Big Fir Community development plan. This plan was designed for
occupancy by persons of retirement age. For the “safety, heaith, and enjoyment” of Big Fir residents, many restrictions
were agreed to, including “older person” (over 55) age, parking, pet control, antenna, lighting, and noise. These
restrictions are included in the Declarations of the approved Big Fir plan as filed at the County Auditor.

Permitting the relatively narrow and curvy streets of the elderly-purposed Big Fir community to become a thoroughfare
for access to East Village seems to run contrary to the intent of the original City approval for the Big Fir Community. Such
access would seriously compromise the Big Fir values agreed to at the time of City approval. For example, currently
three-quarters of Big Fir North residents are age 70 or older, and some must cross the streets of Big Fir using canes or
walkers to retrieve their mail.

Alternatively, | would suggest access to East Village be made through the Parcel’s street address on Blackburn Road. | do
not feel any additional cost to the developer outweighs the significant compromise of values such as personal health
and safety to the elderly residents of Big Fir.

Thank you for giving the matter your attention.
Don Espen

2241 Balsam Lane
Mt. Vernon, WA 98274
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ATTACHMENT 7

Beacham, Linda

.
From: Lowell, Rebecca

Sent: Thursday, January 26, 2017 4:38 PM
To: Beacham, Linda

Subject: FW: East Village Short Plat, PL16-150
Attachments: Rebecca Lowell - B.DOCX

From: Myers, Michele

Sent: Thursday, January 26, 2017 3:36 PM
To: Bell, Esco; Lowell, Rebecca

Subject: FW: East Village Short Plat, PL16-150

From: Don Espen [mailto:donespen@comcast. net]

Sent: Thursday, January 26, 2017 2:50 PM
To: MVengineering
Subject: East Village Short Plat, PL16-150

Dear Esco Bell,

Please read the attached letter to Rebecca Lowell regarding the proposed development, East Village Short Plat. The
developer wants to access the East Village development through Big Fir North, via Balsam Lane. The attached letter
explains our opposition and why we need your help to protect our age-restricted neighborhood from unimpeded access
through our community to the multi-aged East Village development.

Thank youl
Mary Espen

2241 Balsam Lane, Lot #13
Mount Vernon, WA 98274
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taitd 37
Rebecca Lowell, Senior Planner i
Community & Economic Development Department
City of Mount Vernon
910 Cleveland Avenue
Mount Vernon, WA 98273-0809

Reference: East Village Short Plat, PL16-150
Dear Rebecca,

As a resident of Big Fir North, Lot #13 on Balsam Lane, I am writing this letter to oppose the approval by
the City of Mount Vernon to allow unimpeded access to East Village multi-age development through our
over 55, age restricted, Big Fir North Development.

We are asking for you to protect our Big Fir senior community, our personal safety and our expectations to
continue our quiet, tranquil and safe community as promised by the covenants and the PUD approved by
the City of Mount Vernon in 2007.

We moved to Big Fir specifically to live in an age-restricted community with little to no traffic. Our home
on Balsam Lane is in the far northeast corner of Big Fir. Our Big Fir North community’s residents range in
age from 55 to 96 years old, with 74% age 70 to 96. Many of our older residents use walkers and canes
as they walk our presently peaceful and quiet neighborhood streets. They walk and drive very slowly.
Our concern is that a muiti-age development will bring up to 67 more automobiles driving by our homes
each day (teens with cars, parents transporting minors to school and various activities, adults going to
and from work), as well as increased pedestrian traffic, including skate boards, bicycles, motor cycles and
children walking to and from school. All this extra traffic is a potential hazard to our senior population (our
streets are narrow and winding), and will unequivocally and irrevocably change our quiet and safe
neighborhood.

We paid a premium to live in a community with attributes dedicated to 55 plus citizens. The city of Mount
Vernon is obligated to protect the safety, general welfare and community expectations of Big Fir residents
as per your PUD approval and because the City of Mount Vernon is committed to: “creating
communities that are safe, free from violence,” “communities that are designed to promote
health,” and to “creating a lifetime opportunity for residents.” (From City of Mount Vernon
“Strategic Goals for 2016-2017" and the Mayor’'s May 25, 2016 Mount Vernon State of the City)

We are concerned with the construction traffic through Big Fir North. Our roads are narrow and under-
sized, with sharp 90 degree turns especially onto Baisam Lane. Large construction trucks will have a tough
time navigating through our streets to East Village.

And finally, we are concerned that Big Fir property values will decline and resale of our homes will be
negatively impacted since access to the multi-age development will be through our age-restricted Big Fir
North community.

We feel that the development of East Village can proceed without infringing on the Big Fir Community by
either restricting the ownership of and occupancy of residences to persons 55 years of age or older or by
requiring access to the plat via East Blackburn Road. Without either the age restriction and/or with
requiring access via East Blackburn Road, the safety of Big Fir residents will be compromised. Our quiet
and tranquil community will be lost permanently.

Please help and protect our investments and our wonderful way of life. Thankyou.
Sincerely,
Mary Espen

2241 Balsam Lane, Lot #13
Mount Vernon, WA 98274



HEX STAFF REPORT - EXHIBIT 4f

ATTACHMENT 7

Beacham, Linda

From: Lowell, Rebecca

Sent: Tuesday, January 31, 2017 6:12 PM

To: Beacham, Linda

Subject: FW: East Village Short Plat, PL16-150: Concern re Proposed Access

From: Mike Karpelman [mailto:mikarpe@hotmail.com]

Sent: Tuesday, January 31, 2017 5:00 PM

To: Lowell, Rebecca

Cc: Mike Karpelman

Subject: FW: East Village Short Plat, PL16-150: Concern re Proposed Access

Hi Rebecca,

1- Comments e-mailed by Don Espen’
2- Mention by Don Espen that he never received the postal Notice of Land Use.

Thanks!

Mike Karpelman

Big Fir Community Association
Board of Directors Member At Large
mikarpe@hotmail.com

Cell 425-269-5791

From: Don Espen [mailto:donespen@comcast.net]

Sent: Tuesday, January 31, 2017 11:23 AM
To: 'Mike Karpelman'; 'Gary Simmons'
Subject: FW: East Village Short Plat, PL16-150: Concern re Proposed Access

Mike and Gary, for the record I never received acknowledgement of the receipt of my email (below). Nor have we ever
received a notice from the City re East Village. Our property lies within sixty (60) feet of the proposed development and
is on the proposed access road to that development.

Thank you.

-don

From: Don Espen [mailto:donespen@comcast.net]

Sent: Wednesday, January 25, 2017 9:52 AM
To: 'mvced @mountvernonwa.gov' <mvced@mountvernonwa.gov>
Cc: 'bobh@mountvernonwa.gov' <bobh@mountvernonwa.gov>; 'mvengineering@mountvernonwa.gov'

<mvengineering@mountvernonwa.gov>

Subject: East Village Short Plat, PL16-150: Concern re Proposed Access
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Hello All,

As a resident of the Big Fir Community (abutting PL16-150), | have strong objections to allowing street access to the East
Village development through Big Fir streets.

The City of Mount Vernon years ago approved the Big Fir Community development plan. This plan was designed for
occupancy by persons of retirement age. For the “safety, health, and enjoyment” of Big Fir residents, many restrictions
were agreed to, including “older person” {over 55) age, parking, pet control, antenna, lighting, and noise. These
restrictions are included in the Declarations of the approved Big Fir plan as filed at the County Auditor.

Permitting the relatively narrow and curvy streets of the elderly-purposed Big Fir community to become a thoroughfare
for access to East Village seems to run contrary to the intent of the original City approval for the Big Fir Community. Such
access would seriously compromise the Big Fir values agreed to at the time of City approval. For example, currently
three-quarters of Big Fir North residents are age 70 or older, and some must cross the streets of Big Fir using canes or
walkers to retrieve their mail.

Alternatively, | would suggest access to East Village be made through the Parcel's street address on Blackburn Road. | do
not feel any additional cost to the developer outweighs the significant compromise of values such as personal health
and safety to the elderly residents of Big Fir.

Thank you for giving the matter your attention.
Don Espen

2241 Balsam Lane
Mt. Vernon, WA 98274
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VERNON

COMMUNITY & ECONOMIC DEVELOPMENT

City of
MOUNT
A

February 22, 2017

Mr. Dave Prutzman
4215 Montgomery Place
Mount Vernon, WA 98274

Reference: East Village Short Plat, File #: PL16-150, Project on Hold — SENT VIA EMAIL
Dear Mr. Prutzman:

Consistent with Mount Vernon Municipal Code (MVMC) 14.05.110(D)(3)and (4) the East Village Short
Plat, File #: PL16-150 is hereby placed on hold pending the completion of supplemental information and
studies required before the City is able to issue a final SEPA determination for this project.

Below is a list of the information/studies staff has requested:

e Traffic Review
¢ Analysis from a Licensed Appraiser
e Cost information on an alternative road alignment

Pursuant to MVMC 14.05.130, when an applicant has been requested by the city to correct plans or
other information, perform required studies, or provide additional required information, a hold shall be
placed on the project. The time during this period shall be excluded in determining the number of days
that have elapsed after the city has notified the applicant that the application is complete for
processing.

If you have any questions about the contents of this letter; or if you need additional information, please
do not hesitate to call me at (360) 336-6214; or to email me at: rebeccab@mountvernonwa.gov

Thank you,

oo

Rebecca Lowell,
CEDD, Senior Planner

Post Office Box 809 | 910 Cleveland Avenue, Mount Vernon, Washington 98273 | www.mountvernonwa.gov | mvced@mountvernonwa.gov | P:(360) 336-6214 F: (360) 336-6283
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City of

MOUNT
B4 VERNON

MITIGATED DETERMINATION OF NON-SIGNIFICANCE (MDNS) &
NOTICE OF PUBLIC HEARING

APPLICANT & APPLICATION NAME/NUMBER: East Village Short Piat, PL16-150

PROJECT DESCRIPTION: Proposed is a short plat that will create seven (7) single-family residential lots that
range in size from £10,000 s.f. to +13,000 s.f. In addition to these seven (7) new lots (where future single-family
homes will be constructed) a tract for a future stormwater facility and a lot to contain the existing two residential
homes on the far south side of the overall property will also be created. A 420 linear foot private road will be
extended from Balsam Lane to the east to provide access to the new lots and the stormwater tract.

The project site contains two Category Il wetlands (identified as wetlands A and C), one Category IV wetland
(identified as wetland B) and a Fish Bearing Stream (Maddox Creek). The applicant proposes filling wetland C, and
completing buffer averaging on wetland B.

Following preliminary short plat approval the applicant will be required to install infrastructure (roads and utilities)
to serve this site. The infrastructure installation will require approximately 1,300 cubic yards of excavation and
approximately 121 cubic yards of fill. Utility lines greater than 8-inches in diameter will also be installed.

The forested portions of the site primarily contain douglas fir, western red cedar and red alder ranging from 6 to
30-inches dbh. The applicant will need to harvest portions of these trees to allow site development.

OWNER/APPLICANT INFORMATION:

PROPERTY OWNER: APPLICANT:
Samish Bay Land Company, LLC

NAME: Mary Margaret Kiesel Contact: Dave Prutzman

ADDRESS: 2437 E. Blackburn Road 4215 Montgomery Place
Mount Vernon, WA 98274 Mount Vernon, WA 98274

TELEPHONE: (360) 391-2582 (425) 308-9397

EMAIL: maggiewallace55@gmail.com samishbay@gmail.com

PROJECT LOCATION: The approximate 13.4+ acre site is addressed as 2437 East Blackburn Road. This site is
bound by Blackburn Road to the south, the Big Fir PUD to the west, and the Mount Vernon School District’s Little
Mountain Elementary School to the north. The Skagit County Assessor describes the subject site as parcel:
P28003. The entire site is located within a portion of the NW % of Section 28, Township 34 North, Range 04 East,
W.M. The following maps show the general location of the site.

Development Services Department Page1of4
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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Development Services Department Page 2 of 4
P.0. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 -~ www.mountvernonwa.gov
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LEAD AGENCY: Mount Vernon Development Services Department. The lead agency for this proposal has
determined that with appropriate mitigation this project does not have a probable adverse impact on the
environment. An environmental impact statement (EiS) is not required under RCW 43.21C.030(2)(c). This decision
was made after review of a completed environmental checklist, various environmental and property reports, and
other information on file with the lead agency.

The lead agency has determined that the requirements for environmental analysis, protection, and mitigation
measures 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.

The following conditions have been identified that will be used to mitigate the impacts of the proposal®:

1. Any person engaged in ground disturbing activity who encounters or discovers historical and/or
archeological materials in or on the ground shall:
a. Immediately cease any activity which may cause further disturbance;
b. Make a reasonable effort to protect the area from further disturbance; and,
€. Report the presence and location of the material to the proper authorities in the most
expeditious manner possible.

ADDITIONAL COMMENT PERIOD: The City is using its discretion under WAC 173-11-355(4) to issue a MDNS with a
comment period that shall be limited to the below-listed new information received by the City after the Notice of
Application/ Proposed MDNS comment period ended on January 31, 2017. Comments will be accepted limited to
the following documents:

® Letter responding to traffic comments dated March 20, 2017, from Transportation Solutions, Inc.,

®  Consulting Report Summary, dated April 10, 2017, from Hewitt Appraisal Service
Letter containing an alternative analysis for the Blackburn Road extension dated March 17, 2017 from
Samish Bay Real Estate Group

Comments on the above-listed new information used to inform the issuance of this Mitigated Determination of
Non-Significance (MDNS) must be submitted, in writing, no later than 5:00 p.m. on May 18, 2017. Comments
should be as specific as possible. Any person may comment on the application, receive notice of and participate in
the public hearing, and request a copy of the decision once it is made.

ENVIRONMENTAL DETERMINATION APPEAL PROCESS: The City issued an optional DNS (per RCW
43.21C.110/WAC 197-11-355) with proposed mitigation measures on January 17, 2017 and provided notice that
the comment periods for the project and the proposed MDNS were integrated into a single comment period.

Once the comment period ended on January 31, 2017 the City reevaluated the intent to issue a MDNS under WAC
197-11-355(4) and requested and obtained additional information prior to making a threshold determination. An
additional comment period has been established limited to the new information used to inform the issuance of the
threshold determination.

Therefore, once the additional comment period tolls appeals of the environmental determination must be filed in
writing on or before 5:00 p.m. on May 30, 2017. Appeals must be filed in writing together with the required
$100.00 application fee to: Hearing Examiner, City of Mount Vernon, PO Box 809, Mount Vernon, WA 98273.
Appeals to the Examiner are governed by City of Mount Vernon Municipal Code Section 15.06.215. Additional
information regarding the appeal process may be obtained from the staff ‘Contact Person’ listed below.

! These SEPA mitigation measures (conditions) are in addition to conditions and/or mitigation measures that will be applied
through the City’s existing development regulations.

Development Services Department Page3of 4
P.0. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — www.mountvernonwa.gov
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The application and supporting documentation are available for review at the Community & Economic
Development Department located at City Hall. Copies will be provided upon request at the cost of reproduction.

CITY CONTACT Development Services Department, Contact: Rebecca Lowell, P.O. Box 809 / 910
PERSON: Cleveland Ave., Mount Vernon, WA 98273, (360) 336-6214,
rebeccab@mountvernonwa.gov

PUBLIC HEARING: The Hearing Examiner will hold an open record pre-decision hearing on Tuesday, June 6, 2017
at 5:30 p.m. and will make a recommendation to the City Council with regard to the applicant’s request for a
waiver of street frontage improvements and the preliminary short plat approval. The Hearing Examiner’s
recommendation will be forwarded to the City Council who will hold a closed record hearing and make a final
decision. The hearing will be held at the City’s Police and Court Campus located at 1805 Continental Place, Mount
Vernon.

City staff has created a page on the City’s website where the site plans, technical reports, and other pertinent
information can be viewed. This webpage can be viewed as follows: navigate to: www.mountvernonwa.gov;
once here click on ‘Departments’ then ‘Development Services’ then ‘News Notices’ then scroll down the page

until you find the project name/number.

RESPONSIBLE PERSON: Rebecca Lowell, Senior Planner

J o e

DATE May 5, 2017 SIGNATURE

ISSUED: May 5, 2017
PUBLISHED: May 8, 2017

SENT TO: APPLICANT, PARTIES OF RECORD, SEPA REGISTER, DOE, COE, COMMERCE, CNG, WDFW, DNR,
DiKE AND DRAINAGE DISTRICTS (as applicable), DOT, FRONTIER, FRONTIER NW, DAHP, NW CLEAN AIR AGENCY,
PORT OF SKAGIT COUNTY, PSE, SAMISH TRIBE, SCOG, SKAGIT COUNTY PDS, PUD #1, SKAGIT RIVER SYSTEM
COOPERATIVE, SKAGIT RIVER SYSTEMS, SVC, SKAT, SWINOMISH TRIBE, AND UPPER SKAGIT TRIBE

Development Services Department Page4of4
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 - www.mountvernonwa.gov
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" ij/t[y(ojfUNT SEPA ENVIRONMENTAL REVIEW
u VERNON STAFF REPORT

A. BACKGROUND

APPLICANT & APPLICATION NAME/NUMBER: East Village Short Plat, PL16-150

APPLICANT CONTACT Dave Prutzman; 4215 Montgomery Place, Mount Vernon, WA 98274; (425) 308-

INFORMATION: 9397; samishbay@gmail.com
CITY CONTACT Rebecca Lowell, P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273, (360)
PERSON: 336-6214, rebeccab@mountvernonwa.gov

PROJECT DESCRIPTION: Proposed is a short plat that will create seven (7) single-family residential lots that range in size
from £10,000 s.f. to £13,000 s.f. In addition to these seven (7) new lots (where future single-family homes will be
constructed) a tract for a future stormwater facility and a lot to contain the existing two residential homes on the far south
side of the overall property will also be created. A +420 linear foot private road will be extended from Balsam Lane to the
east to provide access to the new lots and the stormwater tract. See the accompanying MDNS for the full project
description.

PROJECT LOCATION: The approximate 13.4+ acre site is addressed as 2437 East Blackburn Road. This site is
bound by Blackburn Road to the south, the Big Fir PUD to the west, and the Mount Vernon School District’s Little
Mountain Elementary School to the north. The Skagit County Assessor describes the subject site as parcel: P28003.
The entire site is located within a portion of the NW % of Section 28, Township 34 North, Range 04 East, W.M. The
following maps show the general location of the site. See the accompanying MDNS for vicinity maps.

B. RECOMMENDATION

Based on analysis of probable impacts from the proposal, the Responsible Official has made the following
Environmental Determination:

DETERMINATION OF DETERMINATION OF

NON-SIGNIFICANCE NON - SIGNIFICANCE - MITIGATED.

Issue DNS with a 10 day Appeal Issue DNS-M with a 10 day Appeal Period.
D Period. D

Issue DNS-M with 14 day Comment
X1 | Period followed by a 10 day Appeal
Period.

Development Services Department
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273

(360) 336-6214 ~ rebeccab@mountvernonwa.gov — Www.mountvernonwa.gov



C. SEPA PROCESS TIMELINE

HEX STAFF REPORT - EXHIBIT 4h

Page 2 of 10

Benchmark:

Application Submitted
Application Deemed Counter Complete

Application Deemed Technically Complete

NOA/Optional MDNS Issued

NOA/Optional MDNS Comment Period Ended

Project on hold pending the submittal of information in
response to comments received during the NOA/Proposed
MDNS comment period

Received Traffic letter from TSI

Received Consulting Report Summary from Hewitt
Appraisal Services

MDNS Issued with Comment and Appeal Period —
Accompanied by Environmental Report

Open Record Public Hearing before Hearing Examiner

Closed Record Public Hearing before City Council

D. MITIGATION MEASURES

Date:

12.29.16
12.29.16

12.30.16

1.17.17

1.31.17

2.22.17

3.20.17
4.10.17

5.5.17
Pending

Pending

Authority:

MVMC 14.05.110(C)(1) to (3)
MVMC 14.05.110(C)(4)
MVMC 14.05.110(D)

RCW 36.70B.070

MVMC 14.05.150(A)

RCW 36.70B.110

WAC 197-11-355

MVMC 15.06.120

WAC 197-11-355

RCW 43.21C.110

MVMC 14.05.110(D)(3) & (4)
WAC 197-11-335

NA
NA

MVMC 15.06.215
WAC 197-11-355(4)
14.05.050(A) and (C)
RCW 36.708B.120
14.05.050(A) and (C)
RCW 36.70B.120

The lead agency has determined that the requirements for environmental analysis, protection, and mitigation
measures 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.

The following conditions have been identified that will be used to mitigate the impacts of the proposal®:

1. Any person engaged in ground disturbing activity who encounters or discovers historical and/or

archeological materials in or on the ground shall:

a. Immediately cease any activity which may cause further disturbance;
b. Make a reasonable effort to protect the area from further disturbance; and,
€. Report the presence and location of the material to the proper authorities in the most expeditious

manner possible.

! These SEPA mitigation measures (conditions) are in addition to conditions and/or mitigation measures that will be applied

through the City’s existing development regulations.

Development Services Department

P.0. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273

(360) 336-6214 — rebeccab@mountvernonwa.gov ~ www.mountvernonwa.gov
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ADVISORY NOTES TO APPLICANT

The following notes are supplemental information provided in conjunction with the environmental determination.
Because these notes are provided as information only, they are not subject to the appeal process for environmental
determinations.

D. ENVIRONMENTAL IMPACTS AND MITIGATION

In compliance with RCW 43.21C. 240, project environmental review addresses only those project impacts that are
not adequately addressed under existing development standards and environmental regulations.

1. EARTH
Impacts: Grading activities: site development will require approximately 1,300 cubic yards of cut and 121 cubic yards of
fill.

Mitigation Measures: Listed within the applicant’s environmental checklist as well as required compliance with the
City’s existing standards and regulations for land disturbing. Construction best management practices will be utilized
to minimize potential impacts from earthwork grading and clearing timber from the site.

The applicant’s contractor(s) will be required to comply with the City’s code requirements related to stormwater
runoff and site grading. The applicant will also be required to obtain and comply with the WA State Department of
Ecology’s NPDES permit and their associated requirements.

Nexus: MVMC Chapters 13.33 (Storm Water Drainage Utility), 15.04 (Building Code), 15.16 (Grading, Excavation and
Fill), 15.18 (Land Clearing), and Mount Vernon Engineering Standards.

2. STORMWATER
Impacts: Site stormwater will be directed to a detention pond with a wet pool that will be constructed near the

west boundary of the project site located south of the proposed access road. A series of stormwater conveyance
pipes and catchbasins will be installed to collect site stormwater and route it this proposed facility.

Mitigation Measures: Listed within the applicant’s environmental checklist, detailed within their Engineering
Analysis prepared by a licensed Professional Engineer, and shown on their construction plans. In addition, the
applicant will comply with City, State and Federal regulations. Runoff during construction will be handled in
conformance with the City’s regulations and standards. A NPDES permit from the State of Washington
Department of Ecology for construction activities will be required as part of this project.

Nexus: MVMC Chapters 13.33 (Storm Water Drainage Utility), 15.16 (Grading, Excavation and Fill), and Mount
Vernon Engineering Standards.

3. TRAFFIC

Impacts: A total of seven (7) new single-family residential homes will be constructed on the subject site after the
short plat has been granted final approval. This means that a total of seven (7) new PM peak hour traffic trips will
be generated by this short plat development.

There will also be construction related traffic that will occur as this site is being developed.

Mitigation Measures: Compliance with the City’s MVMC provisions.

Development Services Department
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273

(360) 336-6214 - rebeccab@mountvernonwa.gov — www.mountvernonwa.gov
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Nexus: MVMC Title 12, Chapter 14.10 (Concurrency Management), Chapter 3.40 (Impact Fees), 15.16 (Grading,
Excavation and Fill), 16.16 (Design Standards for Non-arterial Streets) and Mount Vernon Engineering Standards.

4. CRITICAL AREAS
Impacts: Category Il and IV wetlands and a Type F (fish habitat) stream with their associated buffers all exist on the
site. Buffer averaging is proposed on Wetlands A and B; and Wetland C will be filled.

Mitigation Measures: the applicant states they will purchase mitigation credits at an authorized wetland mitigation
bank to minimize the unavoidable impacts to Wetland C. Standard buffers will be applied to Wetland A and
Maddox Creek to avoid project impacts. Buffer averaging is proposed to minimize impacts to the category IV
wetland. Critical areas and their associated buffers will be designated as Native Growth Protection Areas (NGPAs)
through the platting process.

The applicant will be required to comply with the City’s Critical Areas Code, the WA State Department of Ecology’s
rules/requirements and (potentially) the Federal Corps of Engineers rules/requirements.

Nexus: MVMC Chapter 15.06 (Environmental Policies), Chapter 15.40 (Critical Areas Code), RCW 90.48, 33 U.S.
Code Chapter 26 (Federal Water Pollution Control Act)

E. CITY & AGENCY COMMENTS

The proposal has been circulated internally to applicable City Departments and to all of the following agencies,
districts, utility companies and tribes: WA State Department of Ecology, Federal Army Corps of Engineers, WA State
Department of Commerce, Cascade Natural Gas, WA State Department of Fish and Wildlife, WA State Department
of Natural Resources, WA State Department of Transportation, WA State Department of Archeology and Historic
Preservation, NW Clean Air Agency, Skagit Council of Governments, Port of Skagit County, Skagit County Planning
and Development Services, Samish Tribe, Skagit River System Cooperative, Skagit River Systems, Skagit Valley
College, Skagit Transit, Swinomish Tribe, Upper Skagit Tribe, Frontier, Frontier Northwest, Puget Sound Energy,
Public Utility District #1, and the Dike and Drainage Districts the subject site is located within.

X Copies of all Comments are contained in the Official File
Copies of Comments received from City Staff and Agencies are attached to this report
Following is a list of the comments received from City Staff and Agencies:

e Memo from Esco Bell (Public Works Director) and Ana Chesterfield (Development Services
Engineering Manager) dated February 10, 2017

e Memo from Ana Chesterfield (Development Services Engineering Manager) dated February 8, 2017
e Email from Steve Riggs (Fire Marshall) dated March 3, 2017

e Letter from Doug Gresham, Wetland Specialist with the WA State Department of Ecology, dated
January 30, 2017

e Letter from Gretchen Kaehler, Assistant State Archaeologist, Local Governments with the WA State
Department of Archaeology & Historic Preservation, dated March 15, 2016

e  Email from Jackie Ferry, Cultural Director, Tribal Historic Preservation Officer, Samish Indian Nation,
dated January 27, 2017

e  Email from Wendy Cole, Area Habitat Biologist with the WA State Department of Fish and Wildlife,
dated January 20, 2017

Development Services Department
P.0. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273

(360) 336-6214 — rebeccab@ mountvernonwa.gov — www.mountvernonwa.gov



HEX STAFF REPORT - EXHIBIT 4h

Page S of 10

F. OTHER PUBLIC COMMENTS

The proposal has been circulated to property owners near the subject site. Comments received from
neighbors and other concerned citizens are listed, and briefly summarized below. Comments from staff, if
applicable, are incorporated below.

X copies of all Comments are contained in the Official File

("1 Copies of received Comments are attached to this report

Due to the number of comments that are similar in nature staff has provided comments following this table.

NAME

Larry Sieker
Donna Yu
Wesley & Leslie
Barker

James & Donna
Minahan

Dale & Toni
Barringer

Gary Simmons

Don Espen
Stephen Ekstrand
Linda Ekstrand

Kenneth & Gwen
Kossman

Robert & Sandra
Glover

Tim & Kathy
Randell

Jim Glendenning
Doris Patterson
Frank & Cathy
Riddle

Alex & Gloria
Davidson

Marge Eberli
Patricia Wilson
Sandra Potter
Joan Sladek

Mary Espen
Michael Karpelman

Ernest Leclair

Dee Brookings
Norberg

Michael Karpelman
& Elizabeth Igoe
Robert & Cl Jewell

ADDRESS

1748 Grand Ave
1748 Grand Ave
1998 Fraser Ave
1935 Silver Loop
1886 Silver Loop
1949 Fraser Ave
2241 Balsam Ln

1941 Fraser Ave
1941 Fraser Ave
2229 Balsam Ln

1727 Grand Ave
1925 Fraser Ave
1634 Grand Ave
1700 Grand Ave
1715 Grand Ave
1767 Grand Ave
2233 Balsam Ln

1743 Grand Ave
1711 Grand Ave
1735 Grand Ave

2241 Balsam Ln
1958 Fraser Ave

2610 E Section #26
1933 Fraser Ave

1958 Fraser Ave

2237 Balsam Ln

COMMENT(S) SUMMARY

Privacy, security, health, safety, narrow roads, lifestyle incompatibility
Access, safety, property devaluation, security, noise

Safety, lifestyle, traffic, noise, drainage, infrastructure. Contends the
SEPA checklist section 14 is faulty/deficient

Traffic, safety, noise, not compatible use

Wants access off Blackburn or limit to 55+

Safety, decreased property values, damage to infrastructure, security,
discontent, construction impacts

Health, safety, traffic on narrow roads

Wants access of Blackburn or limited to 55+

Traffic, drainage, critical areas, safety, property values, maintenance,
general community welfare

Traffic, safety, tranquility, construction access, decreased property
values,

Noise, traffic, property values

Crime, safety, security, quality of life

Traffic, wants access from Blackburn
Traffic, noise, property values
Traffic, security, lifestyle impacts

Property values, lifestyle, environmental impacts

Traffic, safety, construction access, resale value

Traffic, safety, noise, infrastructure damage, reduced property values
Hauling route, safety, noise

Property values, construction dirt/noise, safety, wildlife, drainage,
access

Complaint regarding improper notice

Traffic, safety, critical areas, safety, property values, road
maintenance, safety and health of those residents 55+

Wildlife, vegetation removal, tree safety

Lifestyle, safety, home values

Safety, traffic, decreased property values, access

Traffic, safety, wants access from Blackburn or age 55+

Development Services Department

P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — rebeccab@mountvernonwa.gov — www.mountvernonwa.gov



Charlotte Stougard
Walt Meagher

Rose Piper
Robert & Sheila
Frazier

Tina Ecklof
Brian Gentry

Lee & Carole
Schroeder
Clair Moore
Keith Johnson
Don Espen

Mary Espen

John & Karol Evans
Tom & Cheryl
Rodewald

James & Karen
Robinson

Harvey & Penny
West

Lorraine Millis
Richard Gilbert
Evan Powers

Lin Craft

Dick & Beverly
VanderVoet
Robert Hallberg &
Diane Southworth
Marjorie Hanes
Barbara O’Neill
Kimberly & Jerry
Geariety

Paul & Vicki LeCroy
Samuel & Marjorie
Liberatore

Dennis Rabe

Floyd & Lucille
Nelson

Norma Hartley
William & Mazza
Mary Edelman
Dave & Allene
Quall

Jane Strohecker
John & jeanne Van
Dyke

1982 Fraser Ave
13194 Sattlerlee
Rd Anacortes, WA
98221

2610 E Section #28
1902 Silver Loop

2610 E Section #27
504 E Fairhaven
Ave Burlington,
WA 98233

2610 E Section #34

2610 E Section #35
1633 Grand Ave
2241 Balsam Ln

2421 Balsam Lane
1859 Fraser Ave
2245 Balsam Ln

1611 Grand Ave
1731 Grand Ave

1759 Grand Ave
2610 E Section #25
1759 Grand Ave
1720 Grand Ave
2221 Noble St

1746 Grand Ave
1716 Grand Ave
2201 Noble St

1778 Grand Ave
2610 E Section #33

2610 E Section
#29
1751 Grand Ave

1750 Grand Ave
1673 Grand Ave
1755 Grand Ave
1876 Silver Loop

1620 Grand Ave
1867 Fraser Ave
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Wants access from Blackburn or age restriction 55+
Economic impact: reduced salability, increased time on market,
reduced prices. Increased traffic /noise.

Habitat loss, wetland impacts, forested buffer, privacy
Access, safety, noise, reduced home values

Loss of forest and wetlands, buffer zone
Objects to Blackburn frontage improvement waiver

Privacy, noise, security, resale value, zoning changes

Noise, tree removal, construction impacts, damaged landscape
Traffic, neighborhood impacts, access

Health, safety, Compromise Big Fir’s values, access should come from
Blackburn

Traffic, property values, safety, noise

Peace, privacy, access, traffic, runoff

Traffic, safety, privacy, drainage, reduced property values, wildlife,
community

Traffic both vehicle & pedestrian, narrow roads, decreased property
value, damages, safety, community altered

Safety, traffic. Either provide alternate access or restrict age to 55+

Narrow roads, safety, traffic, decreased property values
Wildlife impacts, incompatibility, privacy

Narrow roads, safety, traffic, decreased property values
Narrow roads, safety, traffic, decreased property values
Narrow roads, safety, traffic, decreased property values

Safety, runoff, decreased home values, incompatible neighborhood,

Safety, public health, sidewalks, community
Traffic, noise, dust, lifestyle, safety, damage to infrastructure
Traffic, access, maneuvering clearance, safety,

Traffic, decreased property values

Habitat loss, traffic, noise, greenbelt, property value, construction
impacts dirt/dust/noise

Traffic, noise, negative impact on home value, rezone

Access, traffic, damage to roads and landscape
Wants access from Blackburn Rd

Provide alternate access or restrict age to 55+, traffic
Traffic, noise, access, safety

Traffic, access, noise

Traffic, noise, safety
Traffic, safety, character, runoff, wetlands, drainage

Development Services Department

P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — rebeccab@ mountvernonwa.gov — www.mountvernonwa.gov



Jo Ann Corfman

William Hager
(Maul Foster
Alongi)

Brad Furlong

Sandi Paciotti

2205 Noble Ave

1329 N State #301
Bellingham 98225

825 Cleveland St

1934 Silver Loop
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Traffic, noise, safety, character, vehicle impacts to roads and
landscaping

Access, traffic, character impacts, maintenance of private road.
Suggest using PUD or restricting the age

Access, traffic, noise, pedestrian impacts, safety. Wants another
access point or the subdivision restricted to 55+
Access, lifestyle impacts, safety, public health, community, drainage

Bradford E. 825 Cleveland Ave  Addressing new materials requested by the City prior to making a
Furlong, Furlong threshold determination.
Butler Attorneys

Before responding to the concerns, comments and claims summarized within the foregoing table, staff has provided
brief background information to aid in understanding the legal limitations staff has with regard to approving,
denying, and/or conditioning the subject project.

BACKGROUND: Mount Vernon is a Growth Management Act (GMA) city (RCW 36.70A). As such, the primary role of
the SEPA process is to focus on environmental impacts not addressed by the City’s existing, adopted, development
regulations, Comprehensive Plan, and other applicable local, state and federal laws and regulations (RCW
36.70B.030). This means that staff does not analyze previous legislative actions resulting in existing, zoning,
adopted regulations or other similarly adopted land use decisions.

Staff comments have been organized by different topic areas as follows:

Wetland/Stream/Habitat Impacts

MVMC Chapter 15.40, Critical Areas, contains the City’s regulations with regard to critical areas (wetlands,
streams, steep slopes, etc). This Chapter of the MVMC incorporates best available science to achieve no
net loss of critical area function and values while encouraging cost effective and efficient use of lands
within the City thereby accomplishing the City and State’s growth management goals.

The City has adopted regulations for the on-site critical areas and their associated buffers the applicant will
be required to comply with; and with such compliance, there are no impacts that should be mitigated
through the SEPA process.

Traffic Concerns

In September of 2016 the City adopted its most recent update to the Traffic Element of the Comprehensive
Plan (via Ordinance 3690). The City’s development regulations with regard to traffic impacts are found in
Mount Vernon Municipal Code Chapter 3.40 (Impact Fees), 14.10 (Traffic Concurrency), and Chapter 16.16
{Non-Arterial Road Standards).

In general, the concerns expressed fall into the categories of: increased traffic volumes, vehicle speeds,
safety issues with young drivers, pedestrian safety, and construction traffic.

To respond to these concerns staff had Victor Saleman, P.E., alicensed traffic engineer, read through all of
the comments sent to the City, evaluate those concerns, and provide responses. Mr. Salemann’s expert
report addressing all of these issues, and rendering his opinions, is attached along with a copy of his
professional credentials. Key conclusions from Mr. Saleman’s expert report include the following:

* The additional traffic generated by the East Village Short Plat can be accommodated by
the existing roadways in Big Fir North. Residents would not experience significant changes
in driveway access or roadway congestion.

Development Services Department
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273

(360) 336-6214 — rebeccab@ mountvernonwa.gov — www.mountvernonwa.gov
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e The design of the existing roadways in Big Fir North provide traffic calming features that
would discourage speeding in the neighborhood.

e A 2014 Insurance Institute for Highway Safety Loss Data Institute study documented
relative fatal crash rates for age groups from 16 to 80 plus years old. The study found that
that drivers between 16-19 years old and 80 years old and over have similar fatal crashes
rates (4.6 fatalities per million miles driven vs. 5.5 fatalities per million miles driven
respectively) with older drivers having a slightly higher rate of fatal crashes than teens.

¢ The development of East Village Short Plat will not have significant short or long term
traffic impacts on the Big Fir North community.

The City has adopted regulations that mitigate traffic impacts that the applicant will be required to comply
with. Upon review of the City’s existing regulations, in conjunction with Mr. Salemann’s accompanying
report, staff finds there are no adverse impacts created by the subject short plat that should be mitigated
through the SEPA process.

Private Road Maintenance

MVMC Chapter 16.16, Design Standards for Nonarterial Streets, contains regulations that allow private
roads to be approved under certain circumstances. To serve the proposed short plat lots with a private
road the applicant will have to comply with this code. Private roads are not maintained or improved by the
City, which means that the developer and future homeowners will be responsible for future maintenance
of all private roads.

With compliance with adopted regulations that allow private roads within the City there are no adverse
impacts created that should be mitigated through the SEPA process.

Requiring Alternative Access off of Blackburn Road

A number of comments received suggested/requested that the applicant be required to access the subject
site off of Blackburn Road that abuts the south boundary of the subject property. The City has no
development regulations that provide the authority to require the applicant to do this. Even so, staff did
evaluate the critical area impacts should the applicant choose to pursue providing access off of Blackburn
Road.

The critical area impacts associated the applicant’s proposed access road (extending Balsam Drive) versus a
road extended off of Blackburn Road are summarized in the following table.

Applicant’s Proposed Road Extending from
Road Blackburn Road
Wetland Impact Filling a .23 acre Filling .11 acre Category Ill
Category 1l wetland wetland
Stream Impacts None with buffer None with bridge construction
averaging
Wetland/Stream None 1.13 acres of buffer impact

Buffer Impacts

The applicant’s proposal permanently impacts .12 acre of wetlands more than a road extending north from
Blackburn Road would; however, 1.13 acres of buffer impacts occur with a road extending from Blackburn
Road that do not occur with the applicant’s proposal.

There is no nexus or other legal basis to require the applicant to build an alternative road extended off of
Blackburn Road instead of off of Balsam Drive (as proposed).

Development Services Department
P.0. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 — rebeccab@ mountvernonwa.gov - www.mountvernonwa.gov
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Noise
MVMC Chapter 9.28, Noise Regulations, contains the City's regulations with regard to noise.

With compliance with adopted regulations that set noise limits there are no impacts that should be
mitigated through the SEPA process.

Tree Removal

MVMC Chapter 15.18, Land Clearing, contains the City’s regulations with regard to forest practices. The
City adopted these regulations in 2013 to comply with requirements from the State Department of Natural
Resources.

With compliance with adopted regulations that set noise limits there are no impacts that should be
mitigated through the SEPA process.

Property Values
Potential increases or decreases in property values are not criteria that City staff evaluates with subdivision

proposals. Staff notes, too, that new development almost always has some effect, sometimes negative and
sometimes positive, on property values of abutting or nearby properties. This is a function of new
development. Despite the foregoing, with the number of neighbor comments received claiming that
property values would be negatively impacted by this proposal, staff had a Consulting Report Summary
completed by Dan Hewitt, a WA State Certified General Real Estate Appraiser awarded Senior Residential
Appraiser Designation (SRA). Mr. Hewitt is the owner/operator of Hewitt Appraisal Service.

Staff provided a copy of the comments received by the City and asked that Mr. Hewitt evaluate and provide
a professional response. A copy of Mr. Hewitt's expert report is attached. In short Mr. Hewitt's expert
opinion is as follows: “Our conclusion is that no market evidence was identified with which to support a
negative economic impact to the lots in Big Fir North as a result of the development of the seven new lots
in the proposed East Village plat”. Other key conclusions from Mr. Hewitt's expert report include the
following:

e There is no market evidence to support a notion that inhabitants of other existing 55 and older
subdivision have been negatively impacted by adjacent subdivisions simply based on age
composition of the plat.

o The recently developed or proposed examples of Woodside and Twin Brooks support the idea the
55 and older subdivisions co-exist nicely with subdivisions which are open to all age groups. The 55
and older age groups demonstrated a willingness to purchase and keep purchasing within the
plats, even as the plats were extended with new phases and other non-55 and older plats
continued to develop around them.

e In summary...it is unlikely to conclude that any long-term measurable value change will result to
the Big Fir North properties as a result of the seven lot development. A bit of short-term market
reluctance might occur due to equipment use and some construction noise while the new lots are
being developed However, once the new lots are finished, the market would typically be expected
to absorb the existence of the easterly lots as a matter of course and not react in an economic
manner any differently than to any of the other competitive 55 and older purchase opportunities in
competing subdivisions which might become available over future time.

Consistent with the Consulting Report Summary from Mr. Hewitt, staff finds there are no adverse impacts
created by the subject short plat that should be mitigated through the SEPA process.

Development Services Department
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273
(360) 336-6214 - rebeccab@mountvernonwa.gov — www.mountvernonwa.gov
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G. ENVIRONMENTAL DETERMINATION COMMENT & APPEAL PROCESS
The City is using its discretion under WAC 173-11-355(4) to issue a MDNS with a comment period that shall be
limited to the below-listed new information received by the City after the Notice of Application/ Proposed MDNS
comment period ended on January 31, 2017. Comments will be accepted limited to the following documents:

. Letter responding to traffic comments dated March 20, 2017, from Transportation Solutions, Inc.,
. Consulting Report Summary, dated April 10, 2017, from Hewitt Appraisal Service
. Letter containing an alternative analysis for the Blackburn Road extension dated March 17, 2017 from

Samish Bay Real Estate Group

Comments on the above-listed new information used to inform the issuance of this Mitigated Determination of
Non-Significance (MDNS) must be submitted, in writing, no later than 5:00 p.m. on MAY 18, 2017. Comments
should be as specific as possible. Any person may comment on the application, receive notice of and participate in
the public hearing, and request a copy of the decision once it is made.

Appeals of the environmental determination must be filed in writing on or before 5:00 PM on MAY 30, 2017.
Appeals must be filed in writing together with the required $100.00 application fee to: Hearing Examiner, City of
Mount Vernon, P.O. Box 809, Mount Vernon, WA 98273. Appeals to the Examiner are governed by City of Mount
Vernon Municipal Code Section 15.06.215. Additional information regarding the appeal process may be obtained
from the City of Mount Vernon Development Services Department by calling (306)336-6214.

Development Services Department
P.O. Box 809 / 910 Cleveland Ave., Mount Vernon, WA 98273

(360) 336-6214 - rebeccab@ mountvernonwa.gov ~ www.mountvernonwa,gov
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City of
B Vo

COMMUNITY & ECONOMIC DEVELOPMENT

Date: February 10, 2017
To: Rebecca Lowell, Senior PI
)
From: Esco Bell, Public Works Director \
Ana Chesterfield, Development Sérvie€ Manager

Subject: PL16-150 Preliminary Short Plat — Request for deferral of required
minimum improvements per MVMC 16.032.060

The purpose of this memo is to recommend a deferral of required minimum
improvements associated with the short plat noted above.

City codes and requirements addressing the process for required minimum
improvements for short plats are cited as follows:

In accordance with Title 16.032.060, the community and economic development
department shall ascertain that the minimum required improvements have been
installed along with all the items listed in MVMC Title16.20 prior to granting final
approval of any short subdivisions.

MVMC Title 14.14.110 states: “Short plats will be subject to the applicable
subdivision codes. Currently they are required to construct street improvements
unless the city engineer recommends and the city council approves a waiver or
deferral of the requirement. Subsequent building permits and sequential building
permit approvals within the short plat would be subject to concurrency
requirements”.

Requested deferral of required minimum improvements is described as follows:

The specific location where the deferral of the installation of the improvements is
being requested is located along E Blackburn Road fronting lot 8 of the proposed
short plat.

The deferred installation of street improvement includes: widening of street,
installation of sidewalk curb and gutter, storm conveyance system, sanitary
sewer extension, water system and other utilities.

Recommendation: The Public Works Director, acting through his authority as the city
engineer, recommends approval of the requested deferral based on the following
assessments:

1. The deferral does not detract from the intent and purpose of requirements
for the proposed short plat to install public infrastructure needed to serve
its development, because of the particular geography of the site.

Post Office Box 809 | 910 Cleveland Avenue, Mount Vernon, Washington 98273 | www.mountvernonwa.gov | mvced@mountvernonwa.gov | P:(360) 336-6214 F: (360) 336-6283
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2. No burdens for developing the public infrastructure are displaced to others
or the public as a consequence of the deferral, and the deferral does not
detract from the orderly development of public infrastructure.

3. The public retains all needed authority and control to assure that any
future development of the site will cause public improvements affected by
the recommended deferral to be built.
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City of

COMMUNITY & ECONOMIC DEVELOPMENT

Date: February 8" 2017

To: Senior Planner, Rebecca Lowell

From: Ana Chesterfleld, Development Services Engineering Manager /@
RE: . PL16-150 East Village Preliminary Short Plat

The Community and Economic Development Department Engineering Division has
reviewed the preliminary submittal for the 9 lot short-plat as referenced above. This
review included preliminary plat drawings, preliminary drainage analysis and a request
for waiver of minimum improvements required.

PRELIMINARY PLAT MAP AND WAIVER REQUEST:

A. There are multiple discrepancies between the Plat Maps and the Lot closure
report. Please review and revise as appropriate. See redlines.

B. Request for Waiver of installation of minimum improvement per MVMC
16.032.080: Development Services Engineering Manager is recommending
approval from the City of Mount Vernon Public Works Director regarding the
requested deferral of installation of improvement fronting on East Blackbum
Road. A separate memo is forthcoming.

DRAINAGE SUMMARY:

C. This project will be required to meet the 2005 DOE Stormwater Management
Manual for Western Washington and City of Mount Vernon Municipal Code 13.33

D. A geotechnical report will be required to address on site soils and potential
instabilities that could be caused by the proposed development (road
construction, home construction and pond construction) with sections addressing
any mitigation measures deemed necessary.

E. Ensure compliance with Minimum Requirement #8.

F. Itis the responsibility of the applicant to ensure compliance with Department of
Ecology General Construction Stormwater Parmit.

G. Provide a copy of the Stormwater Prevention Pollution Plat with civil plan
submittals.

Post Office Box 809 | 910 Claveland Avenue, Mount Vermon, Washington 98273 | www. gov | mvcedo onwa.gov | P (360) 336-5214 F (360) 336-628




HEX STAFF REPORT - EXHIBIT 4h

]

@ cn%emcv COMMENTS - MDNS

PL16-150 East Village Preliminary Short Plat

General Comments;

H. Compliance with City of Mount Vernon Engineering Standards is a requirement.

I Alighting plan designed by PSE Intolight is required for review.
Utility easement will be determined during the civil review of the proposed design
Emergency vehicle access shall comply with the Fire Department requirements
Location of required landscape trees should not interfere with water services and
other underground utilities

. City Fiber Conduit Installation is required for the project. See City of Mount
Vernon Engineering Standards for guidance.

. A truck route for hauling will be required for review and approval by Development

Services Engineering Manager

- A traffic control plan as well as hauling hours will be required for review and
approval by the Development Services Engineering Manager

0O 2 =2 rxe-

Note: these comments do not constitute a formal or detailed review of the engineering
data and supplemental information supplied for the preliminary short plat. Further and
more detailed engineering reviews will be performed once the final plans and reports
are submitted for permits. The Community and Economic Development Department,
strongly recommends that the developer's Project Management team and design
Engineer meet with the City’s Engineering staff before first civil plan submittal.
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HERRIGSTAD ENGINEERING & SURVEYING
Civil Engineering and Surveying
4320 Whistle Lake Road Dale Herrigstad, P.E., P.L.S.
Anacortes, WA 98221 (360) 299-8304 Phone

December 22, 2016
East Village 8-LOT SHORT PLAT CLOSURE REPORT

LOT 1

Polyline Report Thu Dec 22 12:17:48 2016

Bearing  Distance

£ 00°48'26" W 135,843 “CEIVED

N 85°20'38° £, 0.509 L o EGONT VERHOH
Radius: 170.000 Chord: 49.343 Degree: 33°42'12" Dir: Right ci 6
Length: 49.518 Delta: 16°41'21" Tangent: 24.935 pec 29 20k
Chord BRG: S 82°18'42" E Rad-In: S 00°39'22" E Rad-Out: S 16°01'59" W DEPARTL ENT
Radius Point: 6031.753,5867.194 . CED U= -

S 73°58'01" E 22.411 BY

N 00°4826" E 149.444

S 89°20'38" W 71.143

Closure Error Distance> 0.00000
Total Distance> 428.868
Polyline Area: 10001.9 sq fi, 0.2 acres

LOT2

Polyline Report Thu Dec 22 12:18:01 2016
Bearing  Distance

K 00°48"26" E 168.341

S 89°20'38" W 63.491

S 00°4826" W 149.444

S 73°58'01" E 65.779

Closure Error Distance> 0.00000
Total Distance> 447.055
Polyline Area: 10084.9 sq ft, 0.2 acres

LOT3
Polyline Report Thu Dec 22 12:18:11 2016
Bearing  Distance
‘Dr00°48'26" E 182332
S 89°20'38" W 63.491
S 00°48'26" W 168,341
fja"ss'ov' E19.576
65°18'46™ E 19.541
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N 89°20'38" E 26.721

Closure Error Distance> 0.00000
Total Distance:» 480.002
Polyline Area: 11286.7 sq ft, 0.3 acres

LOT 4
Polyline Report
Bearing  Distance
VAN 00°48°26" E 182,332
89°20'38" E 63.491
+§ 00°48"26" W 182.332
89°2038" W 63.491

Closure Error Distance> 0.00000
Total Distance> 491.645
Polyline Area: 11572.6 sq ft, 0.3 acres

LOTS
Polyline Report
earing  Distance
/9 00°48'26" W 182,332
N 89°20'38" E 63.491
N 00°48'26" E 182.332
~S 89°20'38" W 63.491

Closure Error Distance> 0.00000
Total Distance> 491.645
Polyline Area: 11572.6 sq ft, 0.3 acres

LOT 6
Polyline Report
i Distance
89°2038" E 135.583
00°52'29" E 85.025
VS 89°20'46" W 135.683
& 00°48'26" W 85.028

Closure Error Distance> 0.00000
Total Distance> 441.319
Polyline Area: 11528.5 sq ft, 0.3 acres

LOT?7

Polyline Report

Bearing  Distance
R 89°20'38" E 135,583
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Thu Dec 22 12:18:21 2016

Thu Dec 22 12:18:31 2016

Tue Mar 22 10:31:45 2016

Tue Mar 22 10:31:30 2016
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S 00°52729" W 97.307
£ 89°20'38" W 135.469
‘N 00°48"26" E 97.304

Closure Error Distance> 0.00000
Total Distance> 465.663
Polyline Area: 13182.9 sq ft, 0.3 acres

LOT S8
Polyline Report Tue Mar 22 10:56:37 2016
Bearing  Distance
S 01°18'10" E 270.005
N 88°41'S1" E 429.383
"N 00°52'29" E 1100.905
S 89°20'38" W 289.171
S 74°39'26" W 114.126
§ 61°32'26" W 70.757
S 00°4826" W 773.909
“N 88°41'50" E 20.110

Closure Error Distance> 0,00000
Total Distance>> 3068.366
Polyline Area: 496180.6 sq f, 11.4 acret

TRACT A
Polyline Report Tue Mar 22 10:32:57 2016
Bearing  Distance
N 65°18'46" W 19.541
»N 73°58'01" W 107.766
/Radius: 170.000 Chord: 49.343 Degree: 33°42'12" Dir: Left
/7" Length:49.518 Delta: 16°4121" Tangent: 24.935
Chord BRG: N 82°18'42" W Rad-In: S 16°01'59" W Rad-Out: S 00°39'22" B
Redius Point>603 1.753,5867.194
89°20'38" W 0.413
— S89°2038" W 0.5
7S 00°4826" W 108.448
A 61°32'26" E 70.757
N 74°3926" E 114.126

Closure Error Distance> 0.00000
Total Distance> 470.665
Polyline Area: 9131.2 sq ft, 0.2 acres
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From: Riggs, Steve

Sent: Friday, March 03, 2017 11:06 AM

To: Marianne Manville-Ailles (mma@sseconsultants.com)
Cc: Lowell, Rebecca

Subject: PL16-150 East Village

FYI,

I know the deadline has passed for comments more than 30 days ago. | did get a chance to review for
SEPA. Other than an approved water line with a fire hydrant and the approved turnaround. No
additional comments for the project.

Steven V. mg.gA
Fire Marshal

City of Mount Vernon
(360) 336-6277
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STATE OF WASHINGTON
DEPARTMENT OF ECOLOGY

Northwest Regional Office = 3190 160th Ave SE = Bellevue, WA 98G08-5452 © 425-649-7000
711 for Washington Relay Scrvice » Persons with a speech disability can call 877-833-6341

CITY OF MOUNT VERNON
FEB 01 2017
Rebecca Lowell, Senior Planner
City of Mount Vernon CB$D QEGAIINENT

Community and Economic Development Department
910 Cleveland Avenue
Mount Vernon, WA 98273

RE: Ecology Comments on East Village Short Plat
Lead Agency File No.: PL16-150
Ecology File Number: 201700350

Dear Ms. Lowell:

Thank you for sending information on the East Village project to the Washington State
Department of Ecology (Ecology) for our review and comment. As the Wetland Specialist
responsible for the City of Mount Vernon area, 1 wish to have the following comments entered
into the record. The project submittal provided to Ecology included a notice of application,
mitigated determination of non-significance, SFPA environmental checklist, site plan drawings,
and Critical Area Site Assessment: East Village Short Plat, prepared by Graham-Bunting
Associates, dated December 21, 2016.

The project site is located at 2437 East Blackburn Road in Mount Vernon. This 13.4-acre
property (Parcel # P28003) has two single-family houses located on the southern edge of the
property, while second-growth forest and pasture cover the remainder of the property. The
proposed action involves constructing seven single-family houses, an access road extension of
Balsam Lane, storm water facilities, and other utilities along the northern edge of the property.
The two existing houses on the southern edge will remain as a separate lot.

The critical areas identified by Graham-Bunting Associates include Maddox Creek (Type F
water), two Category III wetlands (Wetlands A and C), and a Category IV wetland (Wetland B).
According to City of Mount Vernon municipal code, Maddox Creek receives a 150’ buffer
(MVMC 15.40.080.D.3), and Category III wetlands require 75° buffers, and Category IV
wetlands require a 50° buffer (MVMC 15.40.090.F.1). This confirms an earlier critical area
assessment that Graham-Bunting Associates had performed in 2009.

The proposed development will permanently impact Wetland C (0.23 acre) and reduce the
Wetland B buffer down to 37.5° along its northern edge (1,420 fi? area) while providing 1,549 fi2
of additional buffer area at roughly a 1:1 ratio. Temporary construction impacts will occur in the
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Rebecea Lowell
January 30, 2017
Page | 2

Maddox Creck buffer from installation of a storm water pond outfall. A Native Growth
Protection Area (NGPA) tract will be created around Maddox Creek, Wetlands A and B, and
their associated buffers. A split rail fence and signs will mark the perimeter of this NGPA tract.
Compensatory mitigation for the Wetland C impacts involve purchasing credits at the
Nookachamps Mitigation Bank.

Wetland C on this property is a water of the state subject to the applicable requirements of state
law (see RCW 90.48 and WAC 173.201A) and Section 401 of the Clean Water Act (33 UsC
§1341) and 40 CFR Secction 121.2. The applicant shall obtain all necessary state and federal
authorizations prior to beginning any ground-disturbing activities or vegetation removal in
Wetland C. To obtain state and federal authorization, the following items are required:

e A jurisdictional dctermination from the U.S. Army Corps of Engineers stating whether
the delineated wetlands on the property are under federal jurisdiction.

e A Joint Aquatic Resources Permit Application (JARPA) form for impacts to
jurisdictional wetlands submitted to Ecology at ecyrefedpermits@ecy.wa.gov.

e A mitigation bank use plan for permanent impacts to Wetland C following the
Interagency Review Team guidance in Using Credits from Wetland Mitigation Banks:
Guidance to Applicants on Submittal Contenis for Bank Use Plans.

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

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

Sincerely,

Doug Gresham, PWS

Wetland Specialist

Shorelands and Environmental Assistance Program
DEG:awp

E-cc: Paul Anderson, Ecology
Yvonne Kicken, Ecology
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Allyson Brooks Ph.D., Director
State Historic Preservation Officer

March 15, 2016

Mr. Dave Prutzman

Samish Bay Land Company LLC
2601 East Blackburn Road
Mount Vernon, WA 98074

In future correspondence please refer to:

Project Tracking Code: 2016-03-01746

Property: EZ-1 East Village Short Plat, Samish Bay Land Company
Re: EZ-1 Archaeology - Survey Requested

Mr. Prutzman:

Thank you for your correspondence and supporting documentation to the Department of Archaeology and
Historic Preservation (DAHP). We have reviewed your EZ-1 form for the above project. The project
area is partially within a large historical wetland. There is a high potential for archaeological resources
that are protected by state law.

We recommend a professional archaeological survey of the project area prior to ground disturbance. The
completed survey report should be submitted to DAHP and the interested Tribes for review prior to
beginning the project.

Thank you for the opportunity to comment on this project and we look forward to receiving the survey
report. Should you have any questions, please feel free to contact me.

Sincerely,
i G

Gretchen Kaehler
Assistant State Archaeologist, Local Governments
(360) 586-3088

gretchen.kachler@dahp.wa.gov

cc. Josephine Peters, Cultural Resources, Swinomish Tribe
Jackie Ferry, THPO, Samish Tribe
Kerry Lyste, Cultural Resources, Stillaguamish Tribe
Tara Duff, Cultural Resources Director, Stillaguamish Tribe
Richard Young, Cultural Resources Director, Tulalip Tribe

State of Washington * Department of Archaeology & Historic Preservation
P.O. Box 48343 « Olympia, Washington 98504-8343 ¢ (360) 584-3065
www.dahp.wa.gov
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From: Beacham, Linda

Sent: Friday, January 27, 2017 11:06 AM

To: Lowell, Rebecca

Cc: Marianne Manville-Ailles {mma@sseconsultants.com)
Subject: FW: DNS SEPA PL16-150

Follow Up Flag: Follow up

Flag Status: Flagged

FYL..

Linda Beacham

Administrative Assistant

Community & Economic Development
360-336-6214

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

From: Jackie Ferry [mailto:iferry@samishtribe.nsn.us}
Sent: Friday, January 27, 2017 9:42 AM

To: Beacham, Linda

Subject: RE: DNS SEPA PL16-150

Hi Linda,

| agree with DAHP's assessment for a cultural resources survey prior to ground disturbance.

Thanks,

Jackie

Jackie Ferry, MA, RPA | Cultural Director | Tribal Historic Preservation Officer | Samish Indian Nation

2918 Commercial Ave | Anacortes, WA 98221-2738 | Monday - Thursday
Office: 360.293.6404 ext. 126 | Fax: 360.299.0790 | E-mail: jferry@samishtribe.nsn.us

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

From: Beacham, Linda [mailto:lindabe@mountvernonwa.gov]
Sent: Friday, January 20, 2017 12:38 PM

Subject: DNS SEPA PL16-150

Type of Document: Notice of Application, Proposed Optional Mitigated Determination of Non-
Significance and SEPA Checklist

Description of Proposal: Proposed is a short plat that will create seven (7) single-family residential lots

that range in size from +10,000 s.f. to 13,000 s.f. In addition to these seven (7) new lots (where future
single-family homes will be constructed) a tract for a future stormwater facility and a lot to contain the
existing two residential homes on the far south side of the overall property will also be created. A +420
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linear foot private road will be extended from Balsam Lane to the east to provide access to the new lots
and the stormwater tract. The project site contains two Category lIl wetlands (identified as wetlands A
and C), one Category IV wetland (identified as wetland B) and a Fish Bearing Stream (Maddox Creek).
The applicant proposes filling wetland C, and completing buffer averaging on wetland B. Following
preliminary short plat approval the applicant will be required to install infrastructure (roads and utilities)
to serve this site. The infrastructure installation will require approximately 1,300 cubic yards of
excavation and approximately 121 cubic yards of fill. Utility lines greater than 8-inches in diameter will
also be installed. The forested portions of the site primarily contain douglas fir, western red cedar and
red alder ranging from 6 to 30-inches dbh. The applicant will need to harvest portions of these trees to
allow site development.

Date of Issuance: January 17, 2017

Lead Agency Contact: Rebecca Lowell, Senior Planner, Community & Economic Development, Mount
Vernon, WA

Linda Beacham

Administrative Assistant

Community & Economic Development
360-336-6214
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From: Cole, Wendy D (DFW) <Wendy.Cole@dfw.wa.gov>
Sent: Friday, January 20, 2017 2:55 PM

To: Lowell, Rebecca

Cc: Chesterfield, Ana

Subject: East Village short plat 16-150

Hi Rebecca and Ana — 1 looked through this proposal and it occurred to me that since there is to
be an outfall into Maddox Creek from a stormwater facility, it would need an HPA for the outfall
— unless the City’s NPDES permit already covers it.

Please let me know if this facility is covered by a NPDES permit, or not; Thanks!
Wendy

Wendy Cole

Washington Department of Fish and Wildlife
Area Habitat Biologist

P.O. Box 1100

La Conner, WA 98257

360-466-4345 x. 272

360-466-0515 fax

wendy.cole@dfw.wa.gov
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Transportation Solutions, Inc.

8250 - 165th Avenue NE

Suite 100

e warch 20,2017
F 425-867-0898

www.tsinw.com

Rebecca Bradley-Lowell, Senior Planner
910 Cleveland Avenue

P.O. Box 809

Mount Vernon, WA 98273

Subject: East Village Short Plat —~ Response to Traffic Comments

This letter provides our response to the traffic related citizen comments for the proposed East Village Short
Plat in the City of Mount Vernon, WA. The East Village Short Plat includes seven (7) new single-family homes,
that will be accessed via existing Balsam Lane, which is currently a dead-end street used only by the residents
of Big Fir North. Big Fir North is an age restricted community. Grand Avenue and Noble Avenue are also
streets internal to Big Fir North that will connect East Village with the adjacent arterial roadways.

Comments Relative to Increased Traffic Volumes

The expected new vehicle trips generated by the proposed development are estimated at 67 trips per
weekday, 5 trips in the morning peak hour, and 7 trips in the evening peak hour. For the non-peak weekday
period from 6 AM to midnight, there will be an estimated 3.5 vehicle trips per hour. During the weekend,
there will be an estimated 69 trips on Saturday and 60 trips on Sunday, which would break down to about 4
trips per hour on Saturday and 3 trips per hour on Sunday. Vehicle trips estimated using the Institute of
Transportation Engineers (ITE) Trip Generation Manual.

The additional traffic generated by the East Village Short Plat can be accommodated by the existing roadways
in Big Fir North. Residents would not experience significant changes in driveway access or roadway
congestion.

Comments Relative to Vehicle Speeds

The internal streets of Big Fir North —Balsam Lane, Grand Avenue, and Noble Avenue — are designed for low-
speed vehicle operation. Horizontal curves on these streets are mostly about 75 feet in radius, through which
drivers can only travel comfortably at 15 to 17 miles per hour. Speeds through horizontal curves were
calculated based on the guidance in the American Association of State Highway and Transportation Officials
(AASHTO) A Policy on Geometric Design of Highways and Streets. The use of short straight roadway segments
short radius horizontal curves, and closely spaced intersections is a common traffic calming practice and has
been demonstrated to reduce vehicle speeds over longer straight roadway segments.

The design of the existing roadways in Big Fir North provide traffic calming features that would discourage
speeding in the neighborhood.
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Senior Planner
Transportation Solutions, Inc. Page 2 of 2

Comments Relative Safety Associated with Young Drivers

Young drivers are involved in more crashes per mile of driving than other age groups. A 2014 Insurance
Institute for Highway Safety Loss Data Institute study documented relative fatal crash rates for age groups
from 16 to 80 plus years old. The study found that that drivers between 16-19 years old and 80 years old
and over have similar fatal crashes rates (4.6 fatalities per million miles driven vs. 5.5 fatalities per million
miles driven respectively) with older drivers having a slightly higher rate of fatal crashes than teens. Drivers
between 35 and 54 years old have a crash rate of 1.17 fatalities per million miles driven.

This data suggests that there will be no significant difference between in crashes in the Big Fir North
roadway system when comparing the addition of younger or older drivers to the roadways in Big Fir North.

Comments Relative Pedestrian Safety

The existing streets provide 5-foot wide sidewalks with a 4-foot wide landscape buffers on both sides. These
conditions will adequately serve the existing and new pedestrian demand in the neighborhood.

Construction Traffic

Construction traffic will involve trucks, heavy equipment deliveries, material deliveries and construction
worker vehicles. Construction traffic is temporary in nature and is managed by current city ordinances for
construction hours and site management requirements.

Conclusions

The development of East Village Short Plat will not have significant short or long term traffic impacts on the
Big Fir North community.

If you have any questions don’t hesitate to contact me.
Sincerely,

Transportation Solutions, Inc.

/, '/

Victor L. Salemann, PE
Principal



Victor Salemann

Principal

AREAS OF EXPERTISE

Traffic Engineering

Transportation Planning

Complete Streets

Traffic Design

Comprehensive Plan Policy Development
Code Review & Development
Concurrency Management
Transportation Impact Fees
Development Review

REPRESENTATIVE PROJECTS

Mt. Vernon Concurrency Study

Port Orchard Comprehensive Plan
Tahoma High School Review

Mt. Vernon Intersection Safety Study
Ash Way Design

City of Gig Harbor 2035 Model & TIF
Northern State Campus Planned Action EIS
190 & SR 18 Feasibility Study

City of Lynnwood 194* Pre-Design Study
Port Orchard ADA Transition Plan

Renton School District Impact Fee Review
Burlington Transportation Element

SR 16 TNB to SR 3 Congestion Study
Sammamish Transportation Element
Issaquah Pedestrian Study

US 395 /Ridgeline Drive

City of Lynnwood Traffic Modeling

32" St/D Ave Intersection Improvements
Issaquah Complete Streets Study
Washington St Corridor Signal Analysis
The Village at Sammamish

Mt. Vernon Subarea Plan
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Teansportation Solutions, Inc.

As a Principal of TSI, Victor brings a full service approach to municipal
projects with public and private sector experience in program
administration, travel demand forecasting, comprehensive
transportation planning, development review, traffic engineering,
roundabout design, traffic signal design, and arterial roadway design.
Throughout his 33 year career in transportation planning and
engineering, Mr. Salemann has demonstrated an ability to connect with
and commit teams and organizations to projects, as well as identify and
address the challenges faced by municipal staff and diverse
stakeholders.

Victor serves as the on-call traffic engineer for multiple municipalities
including the City of Lynnwood, City of Mount Vernon, City of Port
Orchard, and City of Sammamish.

Victor is an active Member of the Institute of Transportation Engineers
and American Public Works Association.

He is a skilled public speaker and is able to present complex
transportation issues to City Councils, Planning Commissions, Hearing
Examiners, stakeholders, and the public. He has worked directly with
the City Councils of Lynnwood, Sammamish, Issaquah, Maple Valley, Gig
Harbor, Poulsbo, Covington, and Woodinville on transportation
planning and traffic engineering issues including the impacts of regional
through-traffic on new and established communities.

Victor’s previous experience includes 7 years serving as the Engineering
Manager for the City of Issaquah.

EDUCATION
BS, Civil Engineering, University of Washington

LICENSURE

Professional Engineer, Washington & Alaska

AFFILIATIONS

Institute of Transportation Engineers (ITE)
American Public Works Association (APWA) Washington
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CONSULTING REPORT SUMMARY

EAST VILLAGE SUBDIVISION
NHN Balsam Street
Mount Vernon, WA 98274

Prepared for:

Ms. Rebecca Bradley-Lowell
City of Mount Vernon
910 Cleveland Avenue

Mount Vernon, CA 98273

Date of Inspection: February 22, 2017
Prepared By:

HEWITT APPRAISAL SERVICE
1317 Alpine View Drive
Mount Vernon, WA 98273
Telephone: (360) 428-4758
Fax: (360) 428-8707

Appraiser:

Wayland D. (Dan) Hewitt, SRA
WA Cert. # 1101648
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East Village Subdivision Mount Vernon, WA 98274

HEWITT APPRAISAL SERVICE

April 10,2017

Ms. Rebecca Bradley-Lowell
City of Mount Vernon

910 Cleveland Avenue
Mount Vernon, WA 98273

RE: Proposed East Village Subdivision Access
Mount Vernon, WA 98274

Dear Ms. Bradley-Lowell:

Thank you for your request for a consultative opinion of the impact of the East Village subdivision
development on the adjoining Big Fir North plat in south Mount Vernon. A discussion of the issues and an
opinion of impact using a narrative report format has been prepared. This assignment has been completed
in accordance with the Uniform Standards of Professional Appraisal Practice (USPAP).

The purpose of this assignment is to estimate the impact of the development of the proposed East Village
Short Plat upon the existing and adjoining Big Fir North plat to the west, which would use Balsam Way in
the Big Fir plat to create access to the proposed new subdivision. The intended use of the assignment is to
assist the client, the City of Mount Vernon in determining possible adverse impact to the residents of the
Big Fir subdivision.

The subject is a proposed short plat consisting of eight lots, seven of which will have residences. The
eighth lot will support a retention pond and several houses to the south and will also serve as a buffer for
Maddox Creek, which will run through lot 8 of the plat.

The following report sets forth our findings as of February 22, 2017. Our conclusion is that no market
evidence was identified with which to support a negative economic impact to the lots in Big Fir North as a
result of the development of the seven new lots in the proposed East Village plat.

Dan Hewitt, SRA

Hewitt Appraisal Service 2
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East Village Subdivision Mount Vernon, WA 98274
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East Village Subdivision Mount Vernon, WA 98274

Client:

Intended Use:

Intended Users:

Purpose of the Assignment:

Subject Property:

Project Scope:

Date of Inspection:

Completion Date of Report:

Tax 1.D. #

Zoning:

Land Area:

Purchase Price:
Owner:

Highest and Best Use
As Vacant:

As Improved:

Hypothetical Condition:

Extraordinary Assumptions:

Conclusion:

Hewitt Appraisal Service

SUMMARY OF SALIENT FACTS

The City of Mount Vernon

Estimate potential of adverse impact to the residents of the Big Fir North
plat as a result of the proposed East Village Short Plat.

This report is intended to be used by the City of Mount Vernon. No other
party is authorized or intended to use this report.

The purpose of this narrative consultative report is to provide an opinion of
the potential for adverse impact of the development of the East Village
Short Plat to the adjoining Big Fir North plat.

8 lot Short Plat located at the east end of Balsam Lane in Mount Vernon,
WA 98274.

Subdivision plat.

February 22, 2017

April 10, 2017

340428-2-007-0102; P28003 (Existing) New plat not assigned yet
R-1; 4.0

13.39 acres; 583,268 sf

N/A

Mary Margaret Kiesel

Residential Subdivision

Residential Subdivision

None.
None.

No measurable economic impact to lots in the Big Fir North subdivision
can be supported as a result of the new proposed East Village subdivision.
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REPORT ORGANIZATION:

This report is designed to inform the reader of all factors influencing the value of the subject property in a
clear and concise manner. An Executive Summary is provided to the reader for quick reference to salient
conclusions regarding the property. Initially, an overview of the subject regional market area, market
trends and a neighborhood location analysis is performed. The property is then described physically and a
highest and best use for the property is determined. Highest and Best Use establishes the premise upon
which the property is valued.

An addendum is provided which illustrates important data about the market, site and improvements and
includes photographs of the subject to aid the reader.

INTENDED USE OF THE ASSIGNMENT:

The purpose of the assignment is to provide the appraiser's opinion of the economic impact of a proposed
residential subdivision development to the existing subdivision adjacent to it. The opinion is designed to
be used by the client for consideration of determining the feasibility of the proposed development and
without prior written approval of the author, the use of this report is limited to this decision-making. All
other uses are expressly prohibited. Reliance on this report by anyone other than the designated client for a
purpose other than that set forth above is prohibited. The author's responsibility is limited to the client.

INTENDED USER OF THE ASSIGNMENT:

The intended user of the appraisal is the City of Mount Vernon. No other party is authorized or intended to
use this report.

ASSUMPTIONS AND LIMITING CONDITIONS:

The assignment is based upon the assumptions and limiting conditions as outlined in the enclosures.

PROPERTY RIGHTS:

The property rights appraised consist of the unencumbered fee simple interest of all present and future
benefits, which may be derived from the property's present or possible use.

EFFECTIVE DATE OF APPRAISAL:

The effective date of appraisal is February 22, 2017, which is also the date of physical inspection.

COMPLIANCE AND COMPETENCY PROVISION:

This consulting report has been prepared in compliance with the Uniform Standards of Professional
Practice (USPAP) as revised January 1, 2016 and originally adopted by the Appraisal Standards Board of
the Appraisal Foundation on August 9, 1990. The appraiser has years of experience in appraising single
family, multi-family and commercial properties and has the appropriate knowledge and experience to
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competently complete this report. Refer to the addendum of this report for a statement of qualifications of
the appraiser.

DEFINITION OF MARKET VALUE:

Market value is not determined for the purposes of this consulting assignment.

ASSIGNMENT DEVELOPMENT, SCOPE AND REPORTING
PROCESS:

In preparing this opinion, the appraiser:
1. physically inspected the site

2. gathered information on plat development in the market area using the NW MLS and
known information

This consulting report is a brief recapitulation of the appraiser's data, analyses, and conclusions.
Additional supporting documentation is retained in the appraiser's file for this consulting report.

ASSESSMENT AND TAX INFORMATION:

The subject property has a current tax identification number of 340421-3-023-0000 and a corresponding
parcel number of P27310. The past three years of tax assessment valuations for parcel # P27310 are noted
as follows:

YEAR A/V LAND A/V BLDGS TOTAL A/V
2017 $3,765,100 $1,671,700 $5,436,800
2016 $3,765,100 $1,671,700 $5,436,800
2015 $3,336,100 $1,520,400 $4,856,800

The current total tax assessed value of the subject tax parcel for the 2017 year is $5,436,800. The above
assessments appear in line with others seen in the market. The current taxes assessed for 2017 are
$80,188.34.

OWNERSHIP HISTORY:

The subject property is currently owned by Mary Margaret Kiesel, according to the Skagit County
Assessor.

PERSONAL PROPERTY:

No personal property, manufacturing equipment or business equipment was included.
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SALES AND LISTING HISTORY:

The subject property has not sold or been listed for sale in the past three year period.

LEGAL DESCRIPTION:

See the attached addendum section for the complete legal description of the subject property.

PRIOR APPRAISAL:

The subject property has not been previously appraised by this appraiser. 1 have performed no services, as
an appraiser or in any other capacity, regarding the property that is the subject of this report in the three-
year period immediately preceding acceptance of this assignment. (per USPAP, rev. January 1, 2012).
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MARKET, LAND AND
IMPROVEMENTS ANALYSIS
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REGIONAL AND STATEWIDE ANALYSIS:

The subject property is located in Mount Vernon, in Skagit County, state of Washington. Washington
State is located in the northwest corner of the contiguous 48 United States. The northwest corner of the
United States is commonly referred to as the Pacific Northwest region. This area includes the states of
Washington, Oregon, Idaho and western portions of Montana.

Regional Characteristics

The multi-state region of the Pacific Northwest is primarily supported by four major metropolitan
population centers: Seattle and Spokane in Washington State, Portland in the northwest corner of the state
of Oregon and Boise, the capital of the state of Idaho. These four cities are linked by two major interstate
freeways, which facilitate trade throughout the region. Interstate 90 links Seattle with Spokane and Boise
to the east. Interstate five runs north and south and links Seattle with Vancouver, B.C. in Canada to the
north and Portland, Oregon to the south. The Cascade Mountain Range runs north and south through the
western part of the states of Washington and Oregon creating a unified cultural and sociological group. It
also blocks incoming weather patterns from the onshore ocean flow. East of the mountains in Washington,
ldaho and Oregon is a more arid climate and a more agricultural based economy. Spokane and Boise act as
trading hubs for product moving to and from the coastal cities of Seattle and Portland and have busy
commercial and industrial distribution centers. Rail and trucking are the primary movers of goods,
however, each of the cities have major airports for passenger and freight conveyance. The Rocky
Mountain Range through Montana and into Utah is the eastern boundary of the region.

Factors such as employment, per capita income, health care and education levels are considered to be on a
par with other healthy regions of the United States. Current social issues in the region include preservation
and enhancement of environmental conditions, traffic and linkage problems in the major metropolitan
areas, (especially in Seattle) and taxes. Washington State has a sales tax on goods and services but no state
income tax. Oregon has no sales tax, but does have a state income tax. This can have some effect on trade
in the southwestern part of Washington and the northern part of Oregon.

The region is supported by a diverse base of employment which includes aircraft manufacturing, forest
product processing, high tech manufacturing and R & D, bio-technology, agriculture, textiles, oil, steel and
aluminum processing, recreational opportunities, overseas and intercontinental shipping, retailing and
internet businesses. The broad diversity of these major employment bases contributes to a healthy climate
for employment levels, income stability, educational levels, housing affordability and overall quality of
life.

Geographic Characteristics

Washington State is comprised of 66,544 square miles with an average of 88.6 persons per square mile.
The most northwesterly corner of Washington State is often referred to as the Puget Sound Region. Puget
Sound is bordered in the east by the Cascade Mountain Range, in the west by the Olympic Peninsula, San
Juan Islands and Pacific Ocean. The southern boundary extends to the Olympia area and the northern
boundary is the Canadian-U.S. border. It is about 70 miles south of this northern border that Skagit County
and Mount Vernon are located.

Population Characteristics

Washington State reports a population of 7,277,536 people as of 2016 according to the U.S. Census. The
median age of the population is estimated at 36.2 years. The majority of the growth from out of state
residents comes from California with Oregon in second place. Migration has shown signs of decline,
however. In 2006 influx was 81,000, but in 2008 influx dropped to 58,000 and to 39,000 in 2009 due to
housing contraction and poor economic conditions. Potential workers wishing to migrate are experiencing
difficulty selling homes in other states to move here.
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These factors contribute to the enhancement of the area economically and demographically and indicate
that controlled growth is occurring. This, in turn, indicates positive factors for real estate values and the
real estate market in the future for the region.

SKAGIT COUNTY ANALYSIS

Geographical Location and Physical Characteristics

Mount Vernon is the county seat of Skagit County and is also the largest city in the county, both in terms
of population and in land area. Skagit County comprises a land area of 1,735 square miles and is
characterized by the fertile farmland of the Skagit River delta at the western half portion with the eastern
half dominated by foothills and peaks of the Cascade Mountain Range. The Skagit River runs nearly the
entire length of the county from east to west and empties into Skagit Bay, which is part of greater Puget
Sound. This is the principal drainage system for the county's rainfall and has provided a fertile delta of
productive agricultural land. Sedro Woolley is located upriver, ten miles east of Mount Vernon and
Burlington, the two principal cities in the county.

Skagit County enjoys a temperate climate with mild temperatures and adequate balance of rainfall and
sunshine. Winter temperatures typically average around 30 degrees Fahrenheit while summer temperatures
range into the mid 70's. Rainfall can average between 35 and 45 inches, with the mountainous eastern
region receiving the large portion of rain. Snowfall is occasional during the winter but does not usually
contribute adversely to operational factors.

Skagit County's location offers access to recreational amenities such as parks, lakes and the San Juan
Islands to the west.

Population Characteristics

According to the U. S. Census, the population of Skagit County in 2015 was 121,846, up from 115,300 in
2011. From 2010 to 2012, the population in Skagit County increased by 1.1 percent. These findings imply
that Skagit County is viewed as a desirable place to live and work and a population influx trend is expected
to continue for the foreseeable future. The current median age of the population is 37.2 years, slightly
higher than the statewide average. Males comprise 49.5 percent of the population and females comprise
50.5 percent. Age group breakdowns basically mirror those in the preceding chart of the statewide age

groups.

Overall market factors for real estate in the Skagit County area appear favorable due to the location of the
county along the I-5 corridor. As stated in the interest rate analysis, market interest rates are at long-time
lows since the beginning of the 2008 recession and appear to be stable for the foreseeable future. This is
both due to policies of the Fed as well as liquidity issues in the secondary mortgage market. Other than the
tightening of the finance industry, no adverse influences of a market wide scale are noted.

NEIGHBORHOOD ANALYSIS:

The subject property is situated in the southern part of the city of Mount Vernon, Washington. Mount
Vernon is located along the Interstate 5 freeway at a point where the Skagit Valley opens up to the west.
The present city has evolved from a riverfront town to a sprawling urban and suburban community and the
county seat of Skagit County. As the Skagit River was gradually cleared of logjams which prevented
upriver travel, Mount Vernon became an increasingly important hub of business activity in eastern Skagit
County. An agricultural and logging economy spawned support industries to maintain equipment and
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supplies as well as service the growing population. The population of Mount Vernon as of 2016 is 31,743
persons.

Today, Mount Vernon is characterized by a desirable small town atmosphere and lifestyle. While
agriculture and logging are still major economic bases in Skagit County, Mount Vernon has managed to
diversify, capitalizing on the burgeoning tourism trade and service industries in the county. Interstate 5
provides the primary north-south route through the county from Conway in the south to Alger in the north.
Mount Vernon is situated along the I-5 corridor, which promotes a stabilization of the economy.

The housing market in the city has been experiencing higher levels of activity emerging from the 2008
recession. Demand for residential housing has been growing due to predominately favorable economic
conditions in the county as well as pent up demand from periods of slower activity. The immediate
neighborhood along the Blackburn and LaVenture Road corridor consists of a combination of single family
and light commercial, with 2-4 family duplexes, fourplexes and small apartment complexes (under 30
units), some retirement and assisted living centers to the north. These different land uses are considered
homogenous by the market participants. An elementary and middle school are located within several
blocks west and north of the subject property as is a small neighborhood convenience store. Other
property uses include places of worship.

SITE ANALYSIS:

East Village

The subject site is comprised of an irregular shaped, gently sloping acreage tract near the northeast corner
of South LaVenture Road and East Blackburn Road. Refer to the attached site map for the boundary
dimensions. The total size of the parcel is estimated at 900,442 square feet, or 20.67 acres. The soil of the
surrounding area typically appears capable of adequate load bearing conditions. The subject property is a
proposed development of a residential subdivision, to be known as East Village, which will be created by a
short plat process. The subdivision will create seven new single family residential lots at the northern part
of the acreage. Lot 8 to the south will be a remainder acreage tract of 11.39 acres. This tract will have a
protective area for a retention pond at the northwest corner and for Maddox Creek, which runs through the
northern part of Lot 8. Several houses are located on Lot 8 which are accessed off East Blackburn Road.

The seven new lots are scheduled to be accessed by extending an existing street known as Balsam Lane in
the northeast corner of the Big Fir North subdivision, which is situated directly west of the proposed East
Village plat. Utilities would also be extended from this point. Traffic into and out of East Village will be
required to transit the Big Fir North subdivision in order to access LaVenture Road. Reportedly, no other
legal access in or out of the subdivision can be facilitated due to the Maddox Creek corridor south of the
proposed lots and the existing residential subdivision of Little Mountain estates to the east and north.

Big Fir North
The Big Fir North residential subdivision consists of 48 single family residential lots and was created

around 2007 to 2008, shortly before the recession. It is situated directly west of the proposed East Village
plat and is accessed from South LaVenture Road. Maddox Creek forms the southern boundary. Big Fir
South is a competitive plat which was recently developed south of Maddox Creek and offers similar appeal
as Big Fir North. The Big Fir North plat is designed to attract inhabitants of age 55 or older. It has CC and
R’s to that effect. Other competitive plat developments in the general market are known to have age
limitations, most notably Montreaux to the northeast of the subject, which was delivered to the market by
the same developer as Big Fir North,
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ZONING:

The subject property is zoned R-1; 4.0, Residential Single Family. The proposed usage is an allowable
use.

DESCRIPTION OF IMPROVEMENTS:

The subject’s seven lots are proposed and there are no improvements on the north part of the acreage.

OPINION OF ESTIMATED POTENTIAL ECONOMIC IMPACT

The proposed subject subdivision is deemed to be an allowable land use in concert with zoning. In
addition, current market demands for housing and meeting of community standards and needs would
appear to be met with the proposed development.

The primary complaint is described as being brought by the 55 and older residents of the Big Fir North plat
who have voiced concerns that the proposed 7 lot development would create traffic and noise issues as
eventual inhabitants of East Village will necessarily use the streets of Big Fir for ingress and egress. This
might create adverse future value influences to the Big Fir North residences, especially because of the 55
and older age group, which have expectations of quiet enjoyment as a part of their bundle of fee simple
ownership rights.

Several important factors were considered as follows:

The proposed subdivision of East Village will consist of 7 lots. The Big Fir North subdivision consists of
48 finished lots. It would be reasonable to expect that residents of East Village will take the shorter route
to and from South LaVenture Road, thus using Balsam Lane, the eastern portion of Grand Avenue and then
Noble Street out to South Laventure Road and Vice versa. Thus about 21 lots in Big Fir North would not
typically be exposed to traffic patterns created by East Village. The impact to Big Fir North residents
would actually only be expected to impact about 27 of the existing Big Fir North lots.

Other residential subdivisions over the past several years since the recession have been developed with no
apparent impact to the real estate values of residents of surrounding or nearby subdivisions. Notable
examples are:

A recent plat known as Digby Heights had phase 3 added to the original two phases. The new phase 3 lots
front along Jeff Street. Jeff Street remains closed off to East Division Street, which would have provided
easier access in and out of the plat for residents of phase 3. As such residents of the new homes in phase 3
must necessarily drive though the original phases 1 and/or 2 of the subdivision in order to access either east
Division Street to the north or Digby Road to the west. No loss in value to homes in the original two
phases due to the development of phase 3 could be proved and phase 3 homes sold comparably to those in
the first two phases.

The new plat of Twin Brooks was developed in 4 phases in eastern Mount Vernon. Like Big Fir North,
this is a 55 and older subdivision. The first phase was built in 2015 and is accessed off East Division
Street in a similar manner as Big Fir North. A second phase was extended off phase 1 and phase 3 was a
loop of lots added to phase 2, requiring phase 3 residents to access through phases 2 and 1 to get back to
East Division Street. Phase 3 is an extension of the plat to the north and those additional lots also drive
through phases 2 and 1. Phases 2, 3 and 4 also are connected to the Skagit Highlands plat to the east by
opening up a street, enabling Twin Brooks residents to drive through Skagit Highlands to connect to
linkages go north to East College Way and Highway 9 to the north. Homes have been selling briskly in all
phases and no discernable loss in value to homes in phases 1 or 2 was observed.

Hewitt Appraisal Service 12




HEX STAFF REPORT - EXHIBIT 4h

NEW INFORMATION IDENTIFIED WITHIN THE MDNS
East Village Subdivision Mount Vernon, WA 98274

The plat of Highland Greens is being developed in two phases in the north part of Mount Vernon. The
central street in the plat is Green Way, which is situated between the two development phases. While
another street in phase 2 will allow access in and out of the north part of the subdivision without much
impact on phase | homeowners, certainly some of the new owners in the south part of phase 2 will use
Green Way after phase | has been developed. No impact is expected to the values of owner in phase 1 as a
result of this second phase development. In addition, a senior citizen housing center is located to the east
across the street from this plat and no measurable adverse impacts to quiet enjoyment are expected.

SUMMARY:

No valuation information regarding the age of subdivision residents is available for comparative purposes.
55 and old subdivisions have historically been developed in various areas of Mount Vernon over the past
several decades. These neighborhoods include such delivered plats as Stonebridge (2003), Montreaux
(2007), and more recently, the new Woodside plat which will be developed in east Mount Vernon, just east
of the developing Cedar Heights plat. It does not appear that the 55 and older composition of the Big Fir
North plat would be impacted any differently than other 55 and older subdivisions, simply on the premise
of age makeup of the plat. In addition, there is no market evidence to support a notion that inhabitants of
other existing 55 and older subdivision have been negatively impacted by adjacent subdivisions simply
based on age composition of the plat. The recently developed or proposed examples of Woodside and
Twin Brooks support the idea the 55 and older subdivisions co-exist nicely with subdivisions which are
open to all age groups. The 55 and older age groups demonstrated a willingness to purchase and keep
purchasing within the plats, even as the plats were extended with new phases and other non-55 and older
plats continued to develop around them.

In addition, the subdivision development examples noted previously do not provide any economic support
to the idea that extensions of subdivisions create any adverse impact to the values of the properties
developed in the adjoining and/or previously developed parts of the subdivisions. Several recent sales and
a pending sale in the Big Fir North subdivision have actually demonstrated increasing values along with
the rest of the local market.

Thus, it is not likely that any significant or measurable value change to the properties in the Big Fir plat
will occur as a result of the addition of a seven lot extension to the east of the plat. It should also be noted
that the remainder of the contiguous acreage to the east of Big Fir North will remain undeveloped, in
support of the protection of Maddox Creek and that no additional lot development would be likely to
occur, thus creating a situation where these seven proposed lots would be the only additional lots likely to
be developable.

ANALYSIS OF CONCLUSIONS

In summary, and based on the information provided, it is unlikely to conclude that any long-term
measurable value change will result to the Big Fir North properties as a result of the seven lot development.
A bit of short-term market reluctance might occur due to equipment use and some construction noise while
the new lots are being developed. However, once the new lots are finished, the market would typically be
expected to absorb the existence of the easterly lots as a matter of course and not react in an economic
manner any differently than to any of the other competitive 55 and older purchase opportunities in
competing subdivisions which might become available over future time.
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ASSUMPTIONS AND LIMITING CONDITIONS

1. This is a narrative Consulting Report which is intended to comply with the reporting
Standards set forth under Standard Rule 2-2 (b) of the Uniform Standards of Professional
Appraisal Practice. As such, it might not include full discussions of the data, reasoning,
and analyses that were used in the appraisal process to develop the appraiser's opinion
of value. Supporting documentation concerning the data, reasoning, and analyses is
retained in the appraiser's file. The information contained in this report is specific to the
needs of the client and for the intended use stated in this report. The appraiser is not
responsible for unauthorized use of this report.

2 No responsibility is assumed for legal or title considerations. Title to the property is
assumed to be good and marketable unless otherwise stated in this report.

3. The property is assumed free and clear of any or all liens and encumbrances unless
otherwise stated in this report.

4, Responsible ownership and competent property management are assumed unless
otherwise stated in this report.

5. The information furnished by others is believed to be reliable. However, no warranty is
given for its accuracy.

6. All engineering is assumed to be correct. Any plot plans and illustrative material in this
report are included only to assist the reader in visualizing the property.

7. It is assumed that there are no hidden or unapparent conditions of the property, subsoil,
or structures that render it more or less valuable, unless stated in the report. No
responsibility is assumed for such conditions or for arranging for engineering studies
that may be required to discover them.

8. It is assumed that there is full compliance with all applicable federal, state, and local
environmental regulations and laws unless otherwise stated in this report.

9. It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless nonconformity has been stated, defined, and considered in this
appraisal report.

10. It is assumed that all required licenses, certificates of occupancy or other legislative or
administrative authority from any local, state, or national governmental or private entity
or organization have been or can be obtained or renewed for any use on which the value
estimates contained in this report are based.

11. Any sketch in this report may show approximate dimensions and is included to assist the
reader in visualizing the property. Maps and exhibits found in this report are provided
for reader references purposes only. No guarantee as to accuracy is expressed or implied
unless otherwise stated in this report. No survey has been made for the purpose of this
report.

12. It is assumed that the utilization of the land and improvements is within the boundaries

or propetrty lines of the property described and that there is no encroachment or trespass
unless otherwise stated in this report.
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The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any
comment by the appraiser that might suggest the possibility of the presence of such
substances should not be taken as confirmation of the presence of hazardous waste
and/or toxic materials. Such determination would require investigation by a qualified
expert in the field of environmental assessment. The presence of substances such as
asbestos, urea-formaldehyde foam insulation, or other potentially hazardous materials
may affect the value of the property. The appraisers value estimate is predicated on the
assumption that there is no such material on or in the property that would cause a loss in
value unless otherwise stated in this report. No responsibility is assumed for any
environmental conditions, or for any expertise or engineering knowledge required to
discover them. The appraiser's descriptions and resulting comments are the result of the
routine observations made during the appraisal process.

Unless otherwise stated in this report, the subject property is appraised without a specific
compliance survey having been conducted to determine if the property is or is not in
conformance with the requirements of the Americans with Disabilities Act. The presence
of architectural and communications barriers that are structural in nature that would
restrict access by disabled individuals may adversely affect the property's value,
marketability, or utility.

Any proposed improvements are assumed to be completed in a good workmanlike
manner in accordance with the submitted plans & specifications.

The distribution, if any, of the total valuation in this report between land and
improvements applies only under the stated program of utilization. The separate
allocations for land and buildings must not be used in conjunction with any other
appraisal and are invalid if so used.

Possession of this report, or a copy thereof, does not carry with it the right of
publication. It may not be used for any purpose by any person other than the party to
whom it is addressed without the written consent of the appraiser, and in any event, only
with proper written qualification and only in its entirety.

Neither all nor any part of the contents of this report, especially any conclusions as to
value, the identity of the appraiser, or the firm with which the appraiser is connected,
shall be disseminated to the public through advertising, public relations, news sales, or
other media without prior written consent and approval of the appraiser.
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CERTIFICATION:

I certify that, to the best of my knowledge and belief:

1. The statements of fact contained in this report are true and correct.

2. The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are my personal, unbiased professional
analyses, opinions, and conclusions.

3. 1 have no present or prospective interest in the property that is the subject of this report
and I have no personal interest or bias with respect to the parties involved.

4. My compensation is not contingent upon the reporting of a predetermined value or
direction in value that favors the cause of the client, the amount of any value estimate,
the attainment of a stipulated result, or the occurrence of a subsequent event.

5. This appraisal was not based on a requested minimum valuation, a specific valuation, or
the approval of a loan.

6. My analyses, opinions, and conclusions were developed, and this report has been
prepared in conformity with the Uniform Standards of Professional Appraisal Practice.

7. I have made a personal inspection of the property that is the subject of this report.
8. No one provided significant professional assistance to the person signing this report.
9. The reported analyses, opinions, and conclusions were developed, and this report has

been prepared, in conformity with the requirements of the Code of Professional Ethics
and the Standards of Professional Appraisal Practice of the Appraisal Institute.

10. The use of this report is subject to the requirements of the Appraisal Institute relating to
review by it's duly authorized representatives.

11. As of the date of this report, I have completed the requirements of the continuing
education program of the Appraisal Institute.

12. The subject property has not previously been appraised by this appraiser. I have
performed no services, as an appraiser or in any other capacity, regarding the property
that is the subject of this report in the three-year period immediately preceding
acceptance of this assignment. (per USPAP, rev. January 1, 2012).

February 22. 2017 4-10-2017
Effective Date Dan Hewitt, SRA WA General Cert. #1101648 Date Signed
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PHOTOGRAPHS
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SUBJECT PHOTOGRAPHS

EAST END OF BALSAM LANE LOOKING EASTERLY INTO EAST VILLAGE PLAT

&
s

EASTERN TERMINUS OF BALSAM LANE LOOKING EASTERLY
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SUBJECT PHOTOGRAPHS

BALSAM LANE LOOKING WESTERLY INTO BIG FIR PLAT
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MAPS
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PLAT MAP: EAST VILLAGE
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PLAT MAP: EAST END OF BIG FIR NORTH
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NEW INFORMATION I.DE.NTIFIED WITHIN THE MDNS
East Village Subdivision Mount Vernon, WA 98274

LEGAL DESCRIPTION OF EXISTING PARCEL

DESCRIPTION:

That portion of the East % of the Southwest % of the Northwest % of Section 28, Township 34 North,
Range 4 East, W.M., described as follows:

Beginning at the Southeast comer of said subdivision;

thence North 0°54°33" East along the East line of said subdivision, a distance of 30.02 feet to a point on
the North lin"eoishckbumllod.tudwhhhpo'mmdwmpointofbe;inninnofﬁhduwipﬁon;
thence continuing North 0°54°33" East along the East line of said subdivision, a distance of 1,284.15 feet
to the Nostheast comer of said subdivision;

thence South 89°22°21" West, along the North line of said subdivision, a distance of 461.22 feet to a
point that bears North 89°22°21” East a distance of 194.40 feet from the Northwest corner of said
subdivision;

thence South 0°50°47” West, paraliel with the West line of said subdivision, a distance of 1,019.12 feet to
a point on the North line of that tract conveyed to Robert B. Lindbloom, et ux, by instrument recorded
under Auditor’s File No. §73266;

thence North 88°43'35” East along the North line of said Lindbloom tract, a distance of 20.02 feet to the
Northeast comer of said Lindbloom tract;

thence South 1°16'25" East, along the East line of said Lindbloom tract, a distance of 270.00 feet to a
point on the North line of Blackburn Road;

thence North 88°43°35™ East, along the North line of Blackbum Road, parallel with, and 30.00 foet North
 of, when measured at right angles from the South line of said subdivision, a distance of 429.95 feet to the
true point of beginning.

Situate in the County of Skagit, State of Washington,
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NEW INFORMATION I!ENTIFIED WITHIN THE MDNS

East Village Subdivision Mount Vernon, WA 98274

APPRAISER’S CERTIFICATION

- » - -

e e g™ = otk P
STATE OF WASHINGTON
DEPARTMENT OF LICENSING ~ BUSINFSS AND PROFESSIONS DIVISION
THUS CERTIFIES THAT THE PERSON OR BUSINESS NAMED BELOW IS AUTHORIZED AS A

CERTIFIED GENERAL REAL ESTATE APPRAISER

8 WAYLAND D HEWITT

\! HEWITT APPRAISAL SERVICE
i 1317 ALPINE VIEW DRIVE

i MOUNT VERNON WA 98274

1101648 11/26/2004 1172672018

License Number hssued [rate apistion Daie

P1.830:159 (R16)

Hewitt Appraisal Service 25




HEX STAFF REPORT - EXHIBIT 4h

NEW INFORMATION IDENTIFIED WITHIN THE MDNS
East Village Subdivision Mount Vernon, WA 98274

QUALIFICATIONS OF APPRAISER

Wayland D. (Dan) Hewitt, SRA
Res: 1317 Alpine View Drive. Mount Vernon, WA 98274
(360) 428-4758; (360) 770-5446 Cell

EDUCATON:

SCHOOL DATES DEGREE RECEIVED
Mount Vernon H. S. 1972-75 Diploma

Skagit Valley College 1975-77 A. A. Liberal Arts

University of Washington 1977-79 None
Washington State University 1979-81 B. A. Communications

PROFESSIONAL AND BUSINESS EXPERIENCE:
Actively appraising full time: May 1986 to present
Qualified as expert witness in Skagit, King and Island Counties

APPRAISAL EDUCATION AND EXPERIENCE:

Seminars and meetings: Seattle Chapter of the Appraisal Institute

SREA Course 101: Nov. 1986; SREA Course 102: May 1987

Manufactured Home Seminar: Washington Mutual; 1992

How to Value Income Property: Palmer, Pietka & Groth; May 1992

Appraiser's Legal Liabilities: Appraisal Institute; Nov. 1992

Small Residential Income Property Report: Appraisal Institute; Nov 1992

Basic Income Capitalization-Course 310: Appraisal Institute; Mar 1994

FHA Appraising; April 1995; Lee & Grant

Real Estate Law: Sept. 1996; Mykut School

Residential Appraising; Oct. 1998; Mykut School

FHA Refresher Course; Sept. 1999;

HUD Update Class; Sept. 1999; Lincoln Graduate Center

What’s It Worth?; May 2000; Mykut School

Standards of Professional Practice and Conduct Part C: Nov. 2000; Appraisal Institute
Course 520; Highest and Best Use; March 2002; Appraisal Institute

Course 400; USPAP Update; Oct. 2004; Appraisal Institute

Course 420; Business Practices and Ethics; Oct. 2004; Appraisal Institute
Course 510; Advanced Income Capitalization; June 2005; Appraisal Institute
USPAP Update; Oct. 2006; Appraisal Institute

Scope of Appraisal; Oct. 2006; Appraisal Institute

Analyzing Operating Income Statements; Nov. 2006; Appraisal Institute
Commercial Real Estate Forecast; Nov. 2006; Appraisal Institute

USPAP Update (2 Day); May 2008; Appraisal Institute

Report Writing and Valuation Analysis; June 2008; Appraisal Institute
Advanced Sales Comparison and Cost Approach; Sept 2008; Appraisal Institute
Business Practices and Ethics; Oct. 2008; Appraisal Institute

Advanced Applications; Jan. 2009; Appraisal Institute

Valuation of Easements and Other Divided Partial Interests; Sept. 2010; Appraisal Institute
Common Errors and Misconceptions In Yellow Book Assignments; Sept. 2010; Appraisal Institute
USPAP 7 hr Update; Oct. 2010; Appraisal Institute

USPAP 7 hr Update; Jan. 2012; Appraisal Institute
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NEW INFORMATION IDENTIFIED WITHIN THE MDNS
East Village Subdivision Mount Vernon, WA 98274

Loss Prevention Program for Real Estate Appraisers; July 2012; LIA
Appraising and Analyzing Industrial and Flex Buildings for Mortgage Underwriting; Nov. 2012;
McKissock

Supervising Appraisal Trainees: Field Preparation; Nov. 2012; Mykut

USPAP 7 hr Update; Jan. 2014; Appraisal Institute

2-4 Family Review; Feb. 2014; Appraisal Institute

Water Rights; June 2015; Appraisal Institute

USPAP 7 hr Update; Jan. 2016; Appraisal Institute

All Residential-All Day; Appraisal Institute; May 2016; Appraisal Institute
Marshall and Swift Cost Approach-Commercial; June 2016; Appraisal Institute
Marshall and Swift Cost Approach-Residential; June 2016; Appraisal Institute
Business Practices and Ethics; Appraisal Institute; March 2017

DESIGNATIONS AND CERTIFICATIONS HELD:

Awarded Senior Residential Appraiser Designation (SRA) May 1990

Washington State Certified General Real Estate Appraiser

Cert # 1101648; Exp: 11-26-2018; Professional Memberships: Appraisal Institute, (Associate Member)

APPRAISAL AREAS AND PROPERTY TYPES:

All of Skagit, Island, Whatcom and San Juan Counties

Available for independent fee appraisal assignments for all property types including single family
residential, multi-family residential, manufactured housing, vacant land, waterfront, commercial and multi-
purpose properties.
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NEW INFORMATIO ' TI I DWI E MDNS
SAMISH RECEIVED
]B)NY -ITY OF MOUNT VERNON
AL ESTATE GRO ua [ 7 20m

samishbay@gmail.com N
(425)308-9397, direct ‘; $ D. DEPARTMENT
samishbayrealestategroup.com e

Rebecca Lowell

Senior Planner

City of Mount Vernon

Re: Alternative analysis for Blackburn Road extension
Ms. Lowell,

Upon further examination of all the elements and ordinances invaived in an extension of Blackburn northerly to
Serve as an entrance road for East Village, here is an initial list of items that will have to be addressed:

1. 11,7001 of Class 3 roadway.

2. 850Lf. of half street improvement on Blackburn Road.

3. Storm detention for impervious surfaces and outfall point for same.

4. Pourin place bulkheads and geo-tested backfill for clear span bridge foundation.
5. 60 clear span bridge installed.

6. Surveying, engineering and consultants,

7. Sanitary sewer lines and manholes, water lines, storm sewer system and catch basins, electric, including street
bghts, natural gas lines, high speed internet conduit, street signage and striping.

8. Split rail fencing {approx, 2,800 Lf, adjacent to critical areas,
9. Applicable sales tax,
10. Applicable fees.

Additional Impacts: The Class 3 road profile will have to extend north from the Critical Area Buffer and force the
lots into being the same size as the smalish B Fir North lots, theyeby eliminating the planned larger private
home sites with the net result being small lots fronting onto a through Gty street.
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NEW INFORMATION IDENTIFIED WITHIN THE MDNS

Alternative Analysis, Blackburn Road extension

Page 2

Definitive costs can only be generated from approved construction engineering, and such
engineering requires surveying, consultant studies, and construction engineering. Such costs
would easlly exceed $75,000. The included amounts are estimates only and are based upon
Samish Bay’s 25 years as a residential developer and are confirmed by local contractors.

1. Roadway: 1,700 1.f. @ $700 Lf. $1,190,000
2. 1/2road section, Blackburn Road: 850 I.f. @ $3001.f. $250,000
3. Clear span bridge, installed 60’; $245,000
4. Storm detention facility: $70,000
5. Survey, engineering, consultants: $125,000
6. Applicable sales tax: $155,000
Sub Total $2,040,000
7. Applicable fees: t.b.d.
\ N
Dave Prutzman
Managing Member

Samish Bay Land Company
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Graham-Bunting Associates

March 10, 2017 Environmental & Land Use Services
3643 Legg Road

Dav<.: Prutzman Bow, WA 98232

Samish Bay Real Estate Group Phone: 360.766.4441

4215 Montgomery Place

Mount Vernon, WA 98274
Alternative Access: East Village Short Plat (Parcel 28003)
Mr. Dave Prutzman:

Following is our cost estimate for wetland mitigation services associated with a potential access route off
of East Blackburn Road to the East Village Short Plat. The estimate is based on guidance provided by
Rebecca Lowell (Senior Planner, Mount Vernon Community and Economic Development Department)
and includes estimated costs for preparation of environmental documents and compensatory offsite
mitigation provided at an accredited wetland mitigation bank.

Access from Blackburn Road to the proposed East Village Short Plat will require unavoidable impacts to
Wetland A as delineated and depicted in the Critical Area Assessment: Parcel 28003 (Graham-Bunting
Associates; December 21, 2016). Impacts are based on development of an access road consistent with
City of Mount Vernon standards from Blackburn Road north to the East Village Short Plat. Cost
associated with mitigation at the Nookachamps Wetland Mitigation Bank is summarized in the following
table and reflects recent e-mail communication with the bank (Wildlands, Inc., January 2017).

Impact Type | Impact Amount | Mitigation Ratio | Credit Amount | Credit Cost | Total Cost
Category II .1102 —acre 1:1 11 $175,000 | $19,250
Wetland (4800 sq. f.)

In addition a Joint Aquatic Resource Permit Application (JARPA) and a Bank Use Plan (BUP) will be

required to obtain authorization to fill the wetlands and
estimate the total cost for consultation with the U. S.
of Ecology, preparation of the JARPA and BUP to total

to be approximately $27,250.00.

Please contact Oscar Graham or myself with any questions.

Sincerely,

Yl

Patricia Bunting

Wetland Ecologist, PWS

provide compensatory mitigation at the bank. We
Army Corps of Engineers and WA State Department

approximately $8,000. We estimate the total cost
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January 23, 2017

Rebecca Lowell, Senior Planner
Community & Economic Development Department
City of Mount Vernon

RE: Project PL16-150 East Village Short Plat
Dear Ms. Lowell

Developers are proposing to construct seven single-family residential lots directly east of our Big Fir
North (BFN) community. This is planned to be a private community called East Village with a private
road into the area. The plan is to use Balsam Lane of our community for access to this area. Balsam Lane
is a narrow dead end not made for traffic. They also propose to use the entry and exit roads from
LaVenture into our community as well as the main road through BFN.

This will have a non-trivial impact on this small community and especially on our vulnerable elderly
residents located here - by way of loss of privacy, security, health and increasing inconvenience and
danger to us. In addition the developers want to make money using our community to the loss of our
property values.

LOSS OF PRIVACY:

Although the street through BFN is city owned it is essentially private because of the fencing and narrow
entry and exit roads that curve around into the community of 48 single residence homes. The entry area
has a sign that clearly states that there is No Outlet inside. Very few people or cars, other than service
vehicles, come into this area. The tree and dirt removal and subsequent construction in the East Village
area maybe but short lived but the addition of a private multi-age East Village addition will not make
BFN much less private as people come and go through to do non-retirement ventures.

LOSS OF SECURITY:

Establishing East Village as a private multi-age family situation dependent upon access through BFN sets
up a situation where there is a completely different life style compared to the senior community they
will pass through every day. We will have to be much more careful about what is visible on our property.
Currently, about 28 members are over 80 years old and 6 of these are over 90 years. Many are on
medications that have become desirable for certain people. Needless to say these elderly are not able to
protect themselves if there is a home invasion. Too many are willing to open doors to whoever comes to
the door.

LOSS OF HEALTH:

We came here for tranquility and peace in our retirement years. The constant noise of traffic through
our neighborhood can conceivably be deleterious to some of the people here. During the day, with the
close proximity of heavy equipment passing through during construction time and especially later during
the night when we are all asleep while some might be partying in East Village.

INCONVENIENCE AND DANGER:

Younger people from East Village are likely to be driving much faster through BFN than the seniors are
accustomed to. This will be a problem for the senior walking across the street to a neighbor or to the
mail box. It is not unreasonable to believe there could be bicycles coming around the bend in BFN or
even a motorcycle. None of this is compatible with a senior community with the ages we are talking
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about. The people from East Village are likely to be working, taking young people to school, and doing
many things some of the seniors here are no longer doing let alone even thinking about when they leave
their house. The developers estimate that approximately 67 vehicles per day, by the East Village people,
will traverse through BFN. This number is far more than are currently seen.

The constant travel of large trucks carrying logs, dirt & rock though the community will create hazards to
those residents with physical mobility problems, poor eyesight and hearing. Many here in the
community back their cars out of their drives at a very slow pace and could be sitting ducks for fast
trucks with heavy loads.

The large trucks entering the narrow entry and exit have often driven over the curbing and sidewalks in
BFN. The curve of the road in that area makes it likely that some of the sidewalk and curbing will be
damaged as well as the central strip containing our flower beds.

BALSAM LANE:

Balsam Lane is very narrow at the east end and was not meant for through traffic. This will render that
lane useless to those along that segment of the lane. This lane is essentially a dead end and as a result is
only used for access to the homes. There is a sign saying “Dead End” leading up to that area of BFN.
Using this narrow lane for servicing East Village would be a serious bottle neck for vehicles like garbage
trucks, firetrucks and ambulances. Currently the homes along that lane have very short entries. Using
this lane for access to the new community will create a real hazard to the owners entering and exiting
their properties on Balsam Lane.

FINALLY:

Two different age groups have different life styles. It is difficult to understand how the developers
expect the BFN occupants to be pleased with such a proposal. Trying to sell our homes with such a
private development using this retirement area would certainly make potential buyers think twice about
moving into the BFN community.

If we have to accommodate ourselves to the infringement on our peace and quiet and loss of value to
our property by the existence of East Village using access via BFN | would like the developers to consider
that East Village be designated for people much more compatible with the BFN community.

In addition we know the property owned by Ms. Kiesel that is south of Maddox Creek is to be developed
sometime later as another community. Understandably, because of added cost and time, the developers
do not want to build a bridge across Maddox Creek to gain access to this plot of land from East
Blackburn Road. However, building the bridge to connect the two small communities would make a
more useful situation for people who want to move to Mt. Vernon.

Sincerely, /ﬂ/"y S w\/

Larry Sieker
1748 Grand Ave.
Mount Vernon WA 98274

cc: Bob Hyde, City of Mount Vernon Community Development
Esco Bell, Director, Mount Vernon Public Works Department
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January 23, 2017

Rebecca Lowell, Senior Planner
Community & Economic Development Department
City of Mount Vernon

RE: Project PL16-150 East Village Short Plat

Dear Ms. Lowell:

We purchased our home in the Big Fir 55+ community (in 2008) because it was a safe, tranquil and quiet
community. We felt the design of this community was a good fit for us to live our retirement years. Now East
Village proposed homes will be developed with their access via Big Fir; this will be a loss of our 55+ community
enyironment.

I would like to submit to you my comments and concern:

® The proposed development of East Village has only one access point of entrance and exit -through Big Fir
Community off of LaVenture. If you drive into our community you will see the design of this narrow and
curved entrance/exit. Note the ‘No Outlet’ sign as the street dead ends in our community, which is very
unique to this 55+ community. The access to Balsam Lane is very narrow.

® Big Fir was designed to provide housing for older persons and the streets (which are narrow and windy) were
not designed for through traffic. Increased use of the streets with younger drivers will severely impact the
safety of our streets and detract from our Community.

® This proposed development with access via Big Fir North impacts (devaluation) the property value of our
homes. This is a tremendous impact, financially, and to our personal lifestyles. | wonder if a potential buyer
looking for a home in this 55+ community would even consider this location.

®  Big Fir North has 48 homes, at least 20 of these homes have residents that are 80+ in age, and of those at

least 5 homes with residents are 90+ in age; that is approximately 41%.

> This proposed development will additional impact our safety and sense of security since our residents
walk at a much slower pace, crossing the street to get to the mail boxes, or neighbors home will become
much more difficult, due to the increase in vehicles and speed of vehicles driving up to the Balsam Lane.
Our drivers also drive at a slower rate.

» The addition of more pedestrian traffic will increase disrupting our expectations of safety and quiet.

> With a multi-age development, we no longer will have a quiet community that complies with our CC&R on
noise control; this will not only impact our lifestyle, but our safety and sense of security.

| request the City’s help and protection from this development that is seeking unimpeded access through Big Fir
Community. ! am seeking protection of our community, personal safety, and the expectations of a tranquil, safe
community as stated in our covenants and PUD approved by the City in 2007.

Without the age restrictions and/or without requiring access via East Blackburn Road, our safety in Big Fir will be
compromised, and our quiet, tranquil community will be lost; and sadly devaluation of our homes as well.

Sincerely,
Donna Yu

1748 Grand Avenue
Mount Vernon, WA 98274

cc: Bob Hyde, City of Mount Vernon Community Development
Esco Bell, Director, Mount Vernon Public Works Department
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Beacham, Linda

From: Wes Barker <wes.barker@comcast.net>

Sent: Tuesday, January 24, 2017 2:07 PM

To: MVced

Subject: East Village Short Plat, PL16-150 (Big Fir North)

Attention: Bob Hyde,
Director Mount Vernon Department of Community and Economic Development

Dear Bob,

Iam a very concerned member of the Big Fir Development in Mount Vernon and my concern centers around the City of
Mount Vernon authorizing an extension through a 55 and over development for occupancy of 7 or more homes that
would use existing roads through Big Fir which will be occupied by people and minors who don’t fit the demographic of
this development . The extension would involve having people outside our development using the quiet streets that
originally were developed specifically for people that were in their retirement years. We moved here from the Eastside
of Seattle and the reasons were numerous, but here are some of them:

1. The cost of housing was less expensive and the taxes were lower, initially, but have since gone through the roof
because of a large school levy that was passed before we got here.

2. We had found a place where people had things in common and the pace would be slower and activities abound
to stay connected with like-minded people.

3. Our desire for a quiet sanctuary for 55 and over people minus noisy basketball hoops, minors yelling and running
through the streets, cars racing through the streets, etc., disrespecting the people and community with their
noise pollution and litter.

4. The city knew that this development was a place that seniors would be attracted to and the words were used,
“Active Adult Community” and the bylaws were made for real estate purposes as a 55 and over community
meaning that it was a place that the city used for attracting retired older adults to this community and that
enticed us to consider Mount Vernon.

5. lam a member of the Chamber of Commerce and | know that the city is actively pursuing growing the
retirement market and want Mount Vernon to welcome retirees, not crowd them out.

6. The integrity of this development and others like it offer the peace and tranquility to seniors and is the mark of a
well-planned development and that was of great interest to us.

We now are faced with losing all the reasons that we moved here. Looking at similar areas like Little Mountain Estates,
Trilogy, Montreux, Providence Point and many other active adult communities, they are protected from additional non-
55 home owners that allow non-HOA homes to be constructed or new roads/exits to be attached. The above mentioned
areas did not want to allow other non-55 and over homes to be built or infringe on the comfort, joy and peace of mind
that these developments provided.

Imagine this, if you were retiring and if you found a place, like Big Fir, that was labeled as a “55 and older community”
and you had moved in thinking that your community was totally designed for older adults and there was no reason for
you to think otherwise, then because a developer did not intend for this community to stay whole as a 55 and over
community comes out of the blue...in other words, subject us to extra traffic, extra people using the over 55 community
sidewalks streets, paths and amenities and not maintaining them like we do — the extra wear and tear on our streets,
possible safety issues for seniors walking or conversing on the streets or sidewalks, possibly damage to yards from
minors walking through the area to go to school...litter, vandalism to the “old Goat’s” homes or yards...and a potpourri
of other possibilities...
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I agree with the following impacts on our 55 and over development:

1. Big Fir Community is subject to two sets of covenants that restrict use of property to occupancy by persons 55
years of age or older. No person under the age of 21 years is allowed to reside in the Big Fir community.

2. The community was designed to provide housing for older persons and the streets were not designed for
through traffic.

3. The streets in Big Fir North are narrow and winding and used by elderly, slow moving motorists.

City of Mount Vernon approved Big Fir as Planned Unit Development based on the restrictions and design of the
community to house elderly residents.

5. Approval of an adjacent subdivision with its only access through Big Fir that is not restricted to older persons is
patently inconsistent with the PUD approved by the City of Mount Vernon.

6. Residents of Big Fir are older persons, Many of them 80 to 90+ years old.

7. Residents intentionally purchased homes in Big Fir to live in a safe, tranquil, quiet community, separated from
high speed through traffic, children and teenagers, especially teen drivers.

8. Big Fir residents paid a premium for the attributes of a community dedicated to older persons and relied on the
age restrictions in the Big Fir Covenants adopted as part of the City’s PUD approval.

9. The City has an obligation to protect the safety and community expectations of the residents of the Big Fir
Community.

10. The property subject to the East Village Plat is bordered on one side by East Blackburn Road, an arterial
road/connection.

11. The development of East Village can proceed without infringing on the Big Fir Community by either restricting
the ownership of and occupancy of residences to persons 55 years of age or older or by requiring access to the
plat via the owner’s land that runs to East Blackburn Road.

12. Without the age restrictions and/or without requiring access via East Blackburn Road, the safety of Big Fir
residents will be compromised, their quiet, tranquil community will be lost and the value of their homes, in
which they invested precious funds heading into retirement, will be lost.

Building houses on the East Village Short Plat would:

v’ Impact my family personally — we moved here for a quiet and peaceful transition to retirement, added
cars, people and minors affect that immensely. Also, if the Plat goes through, we cannot be called a 55
and over exclusive community and the value of our home will be severely impacted.

v" Impact my family’s safety — with additional traffic, just pulling out of my driveway will be much more
challenging and not nearly as safe as the present

v’ impact me/my family’s lifestyle — with minor children sharing the streets and sidewalks, this takes away
much of the reason that we moved here in the first place — peace and quiet.

v" Impact my community — this community is cohesive and adding additional “non-55 and over homes”
would add additional people coming and going at all hours...safety issues

v Impact public use — additional service trucks, service vehicles, work crews, maintenance vehicles will add
traffic to the area involved.

v" impact safety — the key issue is that with outsiders with minor children brings additional cars coming and
going from school, churches, outings, dinners in and out, etc, which adds traffic at all hours and seniors
like to be able to walk without dodging cars, motorcycles and such while doing so.

v' impact general welfare ~it would add additional noise, litter and people using the sidewalks for walking
young adults, babies, dogs, dogs, etc

v impact water drainage — it has to affect drainage while trees and bushes are taken out to build the
homes
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V' impact streets, curbs, sidewalks, street trees, and landscape — young children playing on our trails, using
our amenities would cost additional dollars to maintain.

Please don’t allow the building of this Plat and help us keep our integrity and community whole.

NOTE: The Environmental checklist is faulty and deficient in Section 14, Transportation and Optional DNS is
faulty with respect to the study of and mitigation of traffic impacts on the adjacent streets in the Big Fir Adult
Community PUD. The disclosure fails to quantify or take into account the severe impact that the proposal will
have on the safety and use of Streets for the developer and residents of East Village will use for access, as
proposed, through the Big Fir Development. Increased use of the streets by younger drivers, including teenaged
drivers, will severely impact the safety of the streets and detract from the Community. Pedestrian traffic also
will increase disturbing the legitimate expectations of safety and quiet of the residents choosing to live in Big Fir
as an older-adults community. The Optional DNS does not mitigate the impacts from this development. It
should be withdrawn and revised to require a full study of the impacts of traffic (motorized and pedestrian) on
Big Fir from the proposed short plat and impose mitigation to address those impacts, either limiting residents in
East Village to those over age 55 or requiring access directly in from East Blackburn Road.

Sincerely,

Wesley and Leslie Barker
1998 Fraser Avenue
Mount Vernon, WA 98274
(206) 707-1054
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Beacham, Linda

From: jgm0057@aol.com

Sent: Tuesday, January 24, 2017 1:41 PM
To: MVced

Cc: Hyde, Bob; MVengineering
Subject: PL 16-150 East Village Short Plat

We are residents of Big Fir in Mount Vernon. We are James and Donna Minahan residing at 1935 Silver Loop. 98274.
We believe that this requested project is not in the best interest of the senior citizens of Big Fir for the following reasons.
This is addressed to Bob Hyde Community Development Director and to Esco Bell Director Public Works Director.

1.) Added traffic to the streets will pose a significant danger to our vulnerable senior population. Many use canes and
walkers.

2) Having a non 55 age community so close to Big Fir is not compatible with the intention that Big Fir was built as. The
size of the homes and lots are out of character with our community.

3.) This greatly will impact our community in public safety concerns , general wellbeing of our seniors. Fire protection
based on the fact our streets are very narrow. The traffic control plan is not adequate for the safety of senior citizens
living between LaVenture and building site.

4.) We feel that this proposed building site is not compatible with the 2016-2017 goals laid out by the city. When
we purchased a home in Big Fir we had reasonable expectations that we would be living in a quiet and safe
neighborhood with like minded senior citizens. We did intend for this to be our forever home.

Thank You for your consideration
James and Donna Minahan

1935 Silver Loop
Mount Vernon, Wa. 98274



HEX STAFF REPORT - EXHIBIT 4h

Beacham, Linda

From: Dale & Toni Barringer <dale.toni@comcast.net>
Sent: Tuesday, January 24, 2017 5:16 PM

To: MVced; Hyde, Bob; MVengineering

Subject: East Village Short Plat, PL16-150

Bob Hyde and Esco Bell,
As current residents of Big Fir we would like to express our concerns with East Village Short Plat PL16-150.

Our Big Fir community is made up of primarily elderly citizens of Mt. Vernon. Approximately 74% of our community is
between 70 and 96 years of age. Another 24% is between 55 and 69 years of age. We all moved to this community, that
is off of main roads, so that we could move about the community and feel safe from both heavy traffic and fast traffic.
To date those goals have been met as the streets were designed for a minimum of traffic and minimum speed of that
traffic.

Short Plat PL16-150 will put this safety at risk even though the City of Mt Vernon approved Big Fir as a Planned Unit
Development based on restrictions and design to house elderly residents.

Additionally, Big Fir residents paid a premium to live in a community dedicated to older residents with Big Fir Covenants
adopted as part of the City’s PUD approval.

There are two ways that Big Fir could maintain its living environment and the PL16-150 could still go forward. In my
opinion the city could help the Big Fir residents maintain its existing community by requiring that PL16-150 have its own
entrance into its community off of East Blackburn. This would be a more direct route to the new development and
prevent excess traffic from using the narrow and winding roads through the existing Big Fir development and allow Big
Fir to maintain the safer living and traffic environment that exists today. Also the person that owns the land for PL16-
150 owns the land from that Plat all the way to East Blackburn Road meaning that there is no additional hardship for the
land owner. Additionally, East Blackburn Road will become more attractive and more functional to the City of Mt
Vernon with improvements.

The second option would be to require PL16-150 to restrict it's residents to 55+. This would assure that people moving
into this Plat will help maintain the safe environment that we have today.

We are very concerned if this Plat is approved by the City of Mt Vernon, as is, that our lives will be seriously disrupted by
too much traffic on our narrow winding roads and potentially the speed of this traffic that is not restricted to a 55+
community. There would be risk of serious injury or worse from more and faster traffic.

Please consider our concerns when you are deciding on the City direction for PL15-160. We moved to Mt Vernon and
this community for a reason and we would like to live our lives out in this great city with the current living environment
that we have today.

We look forward to your support!
Dale and Toni Barringer

1886 Silver Loop
Mt Vernon, WA 98274
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Rebecca Lowell, Senior Planner

Community & Economic Development Department
City of Mount Vernon

910 Cleveland Avenue, Mount Vernon, WA. 98273

Dear Ms Lowell,

I am writing this letter in opposition to the granting of the application East Village short plat
PL16-150. | am in opposition for the following reasons.

1. Safety, the planned community will funnel an extra 67 vehicle trips through our 55 +
community daily. We have a lot of residents in their 80's and 90's, the extra traffic with the
younger demographics will put our slower residents at risk. Approving this application to
come through Big Fir will put the burden on our residents. Going through the Kiesel property
will keep the burden on that development where it belongs, especially since they will reap
the rewards.

2. Economics, the Big Fir residents paid a premium to live in an age restricted community
which was an approved PUD by the city. | personally paid an extra 80 thousand for our
house than other new construction 4 blocks away built at the same time because of the age
restriction. It has been estimated that our community will devalue 20 thousand dollars per
home. That is an estimated 1.62 million dollars devaluation to our community, again putting
the burden on our community instead of the community that will profit.

3. Inconvenience, the heavy machinery, logging trucks, dump trucks, delivery trucks and
construction personnel will go through our narrow winding streets again putting the burden
on our residents as the Kiesel's would not be affected.

4. Damage, the aforementioned construction traffic will damage our entryway, sidewalks,
curbs, trees and shrubs as there is not sufficient room to maneuver those vehicles on our
narrow roads. Again putting the burden on ours residents to live with the damage until and if
the developer repairs it.

5. Block watch, this will make our block watch useless. At a block watch meeting in Snohomish
county | attended were 12 ladies from an 55+ community in Everett and they were having a
problem with burglaries and robbery for their prescription medications that elder residents
are known to have. Having unknown traffic puts us at risk.

6. Trespassing, the streets and sidewalks are public but the parks, pathways and trails that
create the short cuts between Big Fir North and South belongs to our community. You will
put the burden on our community to call the police when non- residents want to take
shortcuts to school.

7. Discontent, all of the things I've mentioned above will create animosity between the
neighborhoods.

Summary | think that you will put all the burden on Big Fir Community while village east will reap
all the benefits. Only similar communities should share, shared access. They have a major
street that they can access ( Blackburn ) that will not damage our community. They are planning
to fill in wetlands and put in a private road let them do that on the Kiesel property.

Thank you,
Gary Simmons b

5 Ww 1444 Fraser Ave

L/,zé/ Y7 926
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Beacham, Linda

From: Don Espen <donespen@comcast.net>

Sent: Wednesday, January 25, 2017 9:52 AM

To: MVced

Cc: Hyde, Bob; MVengineering

Subject: East Village Short Plat, PL16-150: Concern re Proposed Access
Hello All,

As a resident of the Big Fir Community (abutting PL16-150), | have strong objections to allowing street access to the East
Village development through Big Fir streets.

The City of Mount Vernon years ago approved the Big Fir Community development plan. This plan was designed for
occupancy by persons of retirement age. For the “safety, health, and enjoyment” of Big Fir residents, many restrictions
were agreed to, including “older person” (over 55) age, parking, pet control, antenna, lighting, and noise. These
restrictions are included in the Declarations of the approved Big Fir plan as filed at the County Auditor.

Permitting the relatively narrow and curvy streets of the elderly-purposed Big Fir community to become a thoroughfare
for access to East Village seems to run contrary to the intent of the original City approval for the Big Fir Community. Such
access would seriously compromise the Big Fir values agreed to at the time of City approval. For example, currently
three-quarters of Big Fir North residents are age 70 or older, and some must cross the streets of Big Fir using canes or
walkers to retrieve their mail.

Alternatively, | would suggest access to East Village be made through the Parcel’s street address on Blackburn Road. I do
not feel any additional cost to the developer outweighs the significant compromise of values such as personal health
and safety to the elderly residents of Big Fir.

Thank you for giving the matter your attention.
Don Espen

2241 Balsam Lane
Mt. Vernon, WA 98274
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January, 2017

Rebecca Lowell, Senior Planner

Community & Economic Development Department
City of Mount Vernon

910 Cleveland Avenue

Mount Vernon, WA 98273-0809

Re: PKL16-150 East Village Short Plat

Dear Ms. Lowell:

In a prior life | worked with developers, sued developers and did a development my self . | understand
the demand of growth by the city but we as citizens demand a safe and secure neighborhood. Routing
busy traffic through a 55 and older planned development is not the way to accomplish it.

Big Fir, North and South, is made up mostly of residents aged in our 60's, 70's and 80's. It is relative
quiet, low volume traffic and no through traffic. There are no children, one of the largest selling points
of any 55 and older planned developments. It was sold this way and we purchased our home here
because we wanted to live in a development of this lifestyle.

Landed Gentry once held an option on this Keisel property and described it as an eventual expansion of
Big Fir North and South. A number of Big Fir homes were purchased based on that expansion being part
of a 55 and older development.

When Samish Bay Land Company originally discussed developing the entire parcel, Mr. Prutzman
suggested, (verbally,) that they would eventually remove one house on Blackburn and provide access to
a portion of the development off Blackburn. Bring the road in from the south, bridge Maddox Creek
and eliminate access through Big Fir. Were the entire project done this way | believe most of the
objections about this development would be eliminated.
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We still have concerns about Maddox Creek and potential damage resulting from additional
development routing all runoff into the creek. A 5 million dollar/25 year bond, secured by the builder
might mitigate some concerns from those living adjacent to the creek.

Again, | know the world hasn't yet found a means to avoid growth and developments in the city are
inevitable. But destroying the lifestyle of seniors in what is probably their last home is absolutely
absurd. Either develop the property as a 55 and older planned development or bring in access to the
entire project from Blackburn.

Thank you,

Stephen M. Ekstrand
1941 Fraser Avenue
Mount Vernon, WA 98274

360-899-4922
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Linda Ekstrand

1941 Fraser Avenue
Mount Vernon, WA 98274
January 25, 2017

Rebecca Lowell, Senior Planer

Community & Economic Development Department
City of Mount Vernon

910 Cleveland Avenue

Mount Vernon, WA 98273-0809

Re: Skagit County parcel P28003
PL16-150 East Village Short Plat

Dear Ms. Lowell:

This letter is addressed to you, and for the benefit of the City Community &
Economic Development Department and the City of Mount Vernon as you
consider the proposals and applications pending before you on the matter
referenced above. | have numerous concerns of the impacts an approval of PL16-
150 would have on me, my property, my neighborhood and the community.

Two and a half years ago, my husband and | purchased Lot 7 in Big Fir South, a
residential neighborhood designed and sold as a retirement community. Senior
Citizen designations are in all the recorded documentation and governing
documents of this community. “No Outlet” signs are posted at the entrances of
the community. No research could have projected or disclosed the possibility of,
or any indication that the dead end streets in Big Fir North and South
communities could be extended by the City for the use of other property
developments and their residents. What a shock!

Several major fears arise at the real possibility that the C&ED Department and the
City could allow the Short Plat of the Keisel Property to be approved with access
through a quiet retirement community like Big Fir. Some of them are:
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1) TRAFFIC

The residential streets of Big Fir are very narrow and winding with little
street parking allowed. Adding dozens of vehicles (during and after construction)
is a Traffic impact that will no doubt result in accidents or property damage.

2) DRAINAGE AND CRITICAL AREAS

Drainage in our neighborhood is already at capacity. Water runs down the
street and sidewalks in heavy rains washing out bark and plants in the parking
strips. The cost of maintenance and replacement is the homeowners. Clearing
property up the slope from the community will increase this flooding problems.

Maddox Creek is substantially higher in heavy rains. These increased flows
cause many in our neighborhood to believe the culverts are not sufficient to
accommodate the levels. The trees and foliage along the creek may become
saturated to the point that trees will be uprooted and fall.

3) SAFETY

Big Fir is a “block watch” community. We look out for our neighbors and
each other. New faces or unknown persons walking in the community cause
concerns. Adding dozens of new residents who use the streets and sidewalks
worries us all.  Also, the private trails of this community are NOT for use by
others. When the commercial development on the corner of LaVenture and
Blackburn occurs, those trails become a real temptation to people outside Big Fir
to take short cuts.

Increasing traffic through our neighborhood is a real safety issue. Also,
delivery trucks, emergency vehicles and the like are a hazard. Speeds will need to
be lowered and speed bumps installed. Backing out of our short driveways will
become extremely risky.

4) COSTS AND VALUE

We paid a premium for this property. We are taxed at a very high rate in
City of Mount Vernon. The value of our home will diminish if our property
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becomes a thoroughfare to another community, its residents and the
accompanying traffic.

We pay homeowners dues for the privilege of living in Big Fir. These dues
cover the expense of maintain the common areas which are for the exclusive use
of residents. 1do not feel it right to pay for these private areas when outsiders
use them. In addition, our dues have been used to correct some sidewalk
damage. If the City of Mount Vernon does not pay to repair damage to the
sidewalks of our community, use by others is grossly unfair.

Yard, shrub and fence maintenance is also paid for by the owners. When
the negligence or trespass of others causes damage by other communities, our
costs rise.

5) GENERAL WELFARE AND PERSONAL IMPACT

I would be very distressed to find that the City of Mount Vernon would
allow the Big Fir communities to be transformed by allowing a general use
residential plat to be accessed through my district. My retirement home and
community would become much less desirable to me now and as | age. | had
believed this neighborhood to be the very best offered by the City of Mount
Vernon for retired seniors. There are so few such properties.

There are some 81 homes of seniors in my neighborhood. We are law
abiding, mature, quiet folks who demand little of public services other than
health. We pay our taxes and are called often for jury duty. The impact of the
proposed changes through the heart of our community would be unfair at the
most and have the appearance of some fiscal gain at the least. If this community
was not intended to be strictly for the use of senior citizens, then the
development of it should have been more clear to those of us who have invested
life savings in it.

Please, Ms. Lowell consider requiring other access (i.e. Blackburn and a bridge) to
the proposed short plat of the Keisel Property.

Linda/Ekstkand
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January 23, 2017

Ms. Rebecca Lowell

Senior Planner, Community & Economic Development
City of Mount Vernon

910 Cleveland Avenue

Mount Vernon, WA 98273-0809

Reference: East Village Short Plat, PL-16-150
Dear Ms. Lowell,

This letter is to oppose approval by the City of Mount Vernon of the referenced multi-age development
whose only access is through the age restricted, over 55 Planned Unit Development of Big Fir North and
to request the City’s help and protection from this development that seeks unimpeded access through
the Big Fir Community. The Big Fir Community was designed for quiet living for 55-plus residents and
any additional traffic through the community, especially traffic from a multi-age development will
destroy what was originally planned and approved by the City.

We are seeking protection of our community, our personal safety, and our expectations of a safe and
tranquil community we were promised by the covenants and PUD approved by the City in 2007.

We moved to the Big Fir community specifically to live in an age restricted community with minimal
traffic. Our community has an average age of 77 and many residents are in their late 80’s and mid-90’s.
Many walk in the neighborhood — some with assistance — and the increased traffic both during
construction and from the new multi-age neighborhood would be very problematic if not dangerous.

We are concerned that the proposed development will increase traffic by multi-age drivers (teens with
cars, parents transporting children to various activities, etc.).

We are concerned that the multi-age development will increase pedestrian traffic through our age
restricted community (skate boards, bicycles, motor cycles, children walking to and from school etc.).

We are concerned with construction traffic through Big Fir North. Our roads are narrow and under sized
with sharp 90 degree turns and limited space for turning. We are concerned about large construction
vehicles trying to navigate our roads without damaging our property. The entrance to Big Fir North is
particularly problematic for large vehicles given its configuration (curve) and the 90 degree turn that is
required off LaVenture.

We are concerned that Big Fir property values will decline and resale of our homes will be negatively
impacted since access to the proposed development will only be through the Big Fir North age restricted
community.
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We feel that the development of East Village can proceed without infringing on the Big Fir Community
by either restricting the ownership of and occupancy of residences to persons 55 years of age or older or
by requiring access to the plat only via the owner’s land that runs to East Blackburn Road. Without age
restrictions and/or without requiring access only via East Blackburn Road, the safety of Big Fir residents
will be compromised, their quiet and tranquil community will be lost and the value of their homes, in
which they invested precious funds heading into retirement, will be lost.

Sincerely,

\%MLJ/ ¢ /c%/"’”’? W

Kenneth and Gwen Kossman
2229 Balsam Lane
Mount Vernon, WA 98274

Cc: Bob Hyde, Director, City of Mount Vernon Community Development

Esco Bell, Director, Mount Vernon Public Works Department
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Jan. 22,2017

City of Mount Vernon,

We are writing this in regards to the Short Plat Keisel property, PL-150 Eést
Village Short Plat. | am a board member and a home owner for eight years

here at Big Fir North. After two years of careful thought, we decided to sell
our home and move here to be in a quiet community with people our own
age. Then came the extension from LaVenture to Blackburn. We have to
deal with constant traffic, not counting the noise etc. when that road was
put in. Now, this new developement will disrupt our was of life that we
bought into. We know the Mayor lives in a 55and over. How would she feel
if this would be built in her backyard? We have been imformed that if these
multi familyhouses are built that the value of our homes will decrease
$20,000. As seniors on fixed incomes this is very disturbing to us.

We are asking for you to condsider an over 55 with acess off of Blackburn
and not Balsam Lane.

Thank You,

Robert and Sandra Glover
1727 Grand Ave

Mount Vernon, Wash.

Big Fir North
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January 21, 2017

Community and Economic Development Department
Rebecca Lowell, Senior Planner

City of Mount Vernon

PO Box 809

Mount Vernon, Wa. 98273-0809

Attention: Rebecca Lowell, Senior Planner

| am writing this letter in regards to the proposed development of East Village Short Plat, PL16-150,
property parcel P28003. Two years ago my husband and | chose to move from our family home in Ferndale
to Mt. Vernon. We h