ANACORTES PLANNING COMMISSION

APRIL 13, 2016

Municipal Building Council Chambers
6" Street and “Q” Avenue

AGENDA

6 P.M.

Roll Call

Minutes of March 9, 2016 and March 23, 2016

Correspondence

Old Business
No Old Business

New Business

a.

Leeward Landing Final Replat/PUD Application

If reasonable accommodation of a disability is needed please contact Cherri Kahns at 299-1950
at least 48 hours prior to this meeting.




Draft - Planning Commission Meeting
Minutes for — March 9, 2016

Chair Laumbattus called the Meeting of March 9, 2016 to order at approximately 6 p.m.

Roll Call
Members Present: Commissioners Moffitt, Oppel, Laumbattus, Pollard, McNett, Cleland-
McGrath and Farnsworth.

Minutes

Minutes of January 27, February 3 and February 17, 2016 were approved as read.

Correspondence
No correspondence was presented.

Old Business

Planning Commission Approval of Findings of Fact & Recommendation for the 2016
Comprehensive Plan

Ms. Libby Grage, Planning Manager, provided that the Planning Commission had previously
voted for approval of the 2016 Comprehensive Plan subject to several changes to the preferred
land use alternatives. Staff prepared draft findings and conclusions utilizing the direction from
the Planning Commission and it is now the Planning Commission’s discretion to authorize the
Chair to sign the findings. Ms. Grage offered to answer any questions to which there were
none.

Commissioner Pollard made a motion to authorize the Planning Commissioner Chair to sign the
City of Anacortes Planning Commission recommendations for the 2016 Comprehensive Plan
periodic update. Commissioner Farnsworth seconded the motion. Vote called for was
unanimous in favor of the motion.

New Business

Public Hearing: 12" Street & D Avenue Replat and PUD, PUD-2015-0002

Mr. Kevin Cricchio, Senior Planner, presented the 12" Street & D Avenue Replat and PUD to the
Commission. Mr. Cricchio provided this is a preliminary replat, preliminary planned unit
development, SEPA environmental review, Code modifications, right of way dedication, right of
way vacation to create five lots on a subject property zoned R2 and known as the 12t Street
and D Avenue PUD. Several modifications are proposed, including a vacation request of right of
way to unimproved 11 Street consisting of a 13.5-foot-wide by approximately 209.83 lineal
foot strip of land on the north side of lots 1 through 7 and a dedication request of right of way.
This would consist of a 6 by 209.84 lineal foot of strip of land on the south side of lots 1 through
7, block 203, map of the City of Anacortes. The right of way dedication would be 1259.04
square feet. A third modification proposed is no improvements to the unimproved 11t Street
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and instead install a meandering 6 foot wide pedestrian pathway between D to C Avenues. The
fourth modification is several lots would not front on an improved public or private road which
would not provide the required 30 feet of frontage adjacent to the unimproved 11t Street.

There is one existing residence on the subject property which is slated for demolition if it
cannot be moved. Each of the five residential lots would meet the R2 zoning if the subject
vacation request is approved. In R2 the maximum density permitted is four dwelling units per
acre. In the site area for the subject property, net lot area, excluding any type of vacation,
currently is 36,000 square feet or .83 of an acre. The net lot area including the right of way
vacation is 37,523 square feet or .86 of an acre. Gross area which would include half the
abutting right of ways as well as the vacation request is 64,999 square feet or 1.49 acres. The
applicant is proposing five dwelling units.

Mr. Cricchio reviewed the tree assessment and preservation plan and provided there are no
critical areas on the subject property. The Planning Department recommends approval to City
Council.

Steve Lange, Public Works Engineering Department, discussed the proposal including the six-
foot pedestrian pathway that creates neighborhood connectivity and the location of the
utilities. Mr. Lange concluded that this project meets approval by the Public Works department.

Commissioner Pollard asked whether the proposed swale in the 11" Street area is part of a
required storm water mitigation for the short plat or the PUD to which Mr. Lange provided that
it is because creation of more than 2,000 square feet of new impervious surface requires water
guality improvements. Commissioner Pollard asked who would maintain the swale and if the
right of way vacation is approved and becomes private property, will that prevent it from ever
being opened and turned into a road. Mr. Lange stated he is not sure about the maintenance
of the swale and concluded that a 32 foot wide road is not feasible in that area.

Mr. Lange provided the 24-foot-wide road is wide enough to be able to handle vehicular traffic
in both directions with no parking. Commissioner Oppel made inquiry into the right of way and
whether there could be a street put in that would eliminate the right of way. Mr. Lange
responded he has yet to see a 32-foot-wide road go into a 50-foot right of way, but there is
more than enough room to get a 32-foot-wide road with the applicable necessities.

Chair Laumbattus then asked for any further question for staff from the Commissioners. With
no further questions, Chair Laumbattus opened the public hearing.

The applicants, Susan and Mark Harris, addressed the Commission and audience regarding their
proposal. They provided the background to this decision to develop this property and hope to
provide the community with the ambiance of a secret garden concept.

Ms. Mary Earnest, 1109 C Ave, Anacortes. Ms. Earnest discussed her concerns regarding
maintenance of any plantings where the swale and pathway may be located. Ms. Earnest also
expressed concern over flooding and the potential for increased collection of groundwater
around the paved pathway that could cause flooding on their property; who would be
responsible for the destruction of their landscaping if this occurred? Ms. Earnest expressed
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concern over the removal of a rhododendron strip that provides a great deal of attraction for
birds and other wildlife.

Mr. Measamer provided some clarification to these concerns including responsibility for
maintenance of the landscaping in any unopened right of ways. Because this is a Planned Unit
Development which comes before the Planning Commissioners for review and then on to the
City Council, there are conditions that are placed on the request in response to some of the
requests made by the proponents. City staff is continuing work on some of the proposals for
the maintenance of that unopened right of way and the landscaping. Mr. Measamer suggested
the landscaping in that right of way would also be maintained by the City to some degree. The
whole concept for the landscaping condition was to try to get some native plants that would be
low maintenance and not need much mowing at all. Mr. Measamer suggested it would be
maintained by the City, not the abutting residences because this would be a public pedestrian
corridor.

Ms. Joyce Anderson, 1006 C Avenue, Anacortes. Ms. Anderson provided she would like to
make sure that these are single-family homes that go in rather than a duplex which would bring
a lot more traffic into that alley.

Mrs. Marilyn Derig, 1302 “K” Avenue, Anacortes. Mrs. Derig asked what determines when a
traffic study should be conducted. Mr. Steve Lange provided that under the Engineering
Standards, any subdivisions with one to 10 lots would be subject to a small traffic study. The
Engineering Department determined this project is not exceeding any additional lots than what
is platted and did not see the necessity of a traffic study.

With no further public comment, Chair Laumbattus closed the public hearing.

Mr. Measamer suggested two additional conditions after listening to concerns presented which
included no access onto 12t Street from lots one and two and that the City be responsible for
maintenance of the pedestrian corridor and landscaping on 11t Street.

Commissioner McNett provided this is a great project and agrees with the condition presented
by Mr. Measamer for the maintenance of the pedestrian corridor and landscaping.
Commissioner McNett stated his preference for the walkway be asphalt. Mr. Measamer
provided that the recommended condition 15(g) shall have a minimum width of six feet and be
constructed with cement concrete.

Commissioner Pollard stated she likes the plan because the proposed 13.5 foot vacation does
not impact any future possibilities of creating an actual through street and that the pedestrian
pathway is not proposed to have any lighting which keeps a natural, more native environment.
She has no concerns with the parking and appreciates the applicants’ efforts to keep as many of
the trees on the site as possible. Commissioner Pollard stated she does not have any major
concerns or issues moving forward with this project.

Chair Laumbattus stressed his concerns with the project in that it does not appear to
correspond with the current Comprehensive Plan transportation goals and policies regarding
improved traffic circulation, i.e., maintain existing dedicated rights of way where potential
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future traffic flow indicates a need, future subdivision development, plat rights of way so they
tie in with existing rights of way where reasonable and practicable and in future subdivision
development and required street designs would provide routes for through traffic where
reasonable and practicable. Chair Laumbattus believes the City should stick with those goals
and policies.

Commissioner Pollard argued that she understands the Code to provide alternatives with the
permitted application process such as instead of a required sidewalk being installed, something
else is put in its place. Commissioner Pollard concluded that her interpretation of the code is a
PUD provides an alternative so in lieu of the full right of way, 11t Street, a fire department
approved wider alley and the pedestrian connectivity from C to D Avenues is constructed.

Chair Laumbattus disagreed and stated that goals, policies and development regulations are
clear that he has never seen a PUD laid out where streets are platted that could be put through
with no problem. At this site, the ground is flat, there are no wetlands, no critical areas, no rock
cropping or anything that might indicate a need to deviate from city plans. Now there is an
application for the right of way vacation because they need some extra property to get 7,500-
foot lots on the north side of the alley. But they’ve given up six feet on the north side of the
alley, pushing those lots into the 11" Street right of way six feet. If the lots were backed up to a
16-foot right of way in the alley, they could back the lots up off of 11t Street and they would
only need seven and a half feet of 11t Street to get three 7,500-foot lots.

Mr. Measamer responded there are incidences where a property owner may apply for a
planned unit development where there are some extenuating circumstances such as asking for
some variations from the standard subdivision ordinance. Mr. Measamer explained that a PUD,
planned unit development, shall be particularly encouraged where steep terrain, natural
features or patterns of existing development make a standard subdivision difficult and where
creative planning could result in a better development. The proponents believe their proposal
could result in a better development by not specifically developing 11t Street.

Chair Laumbattus stated the Commissioners have adequate legal reasons to turn this down or
modify it to suggest to Council that they approve this by giving them enough property off the
11t Street right of way and push the lots on the northern side back towards the alley and move
the alley back to 16 feet. Chair Laumbattus stated he would not have any problem with
vacating property to get three lots in the space and added that if 11" Street is not put in now, it
will never happen.

Commissioner Cleland-McGrath requested clarification whether the need for extra width in the
ally is for fire department access. Mr. Measamer responded that is correct. Commissioner
Cleland-McGrath asked for confirmation that the proposal put forth was approved by City staff
to which Mr. Measamer confirmed it was.

Commissioner Oppel asked whether this proposal was a variation from standard procedures.
Mr. Measamer provided previous projects similar to this proposal including a project off of
West Third where the alley was developed into a 20-foot alley, dedicated some property on the
existing lots, and that is the access to the homes that would typically front on Oakes Avenue.
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They were not required to develop Oakes Avenue with curb, gutter, sidewalk, etc. San Juan
Passage has a number of lots that access only off of an alley. Portales has a number of lots that
have a 20-foot alley they front on without a street.

Commissioner Farnsworth offered this is a fair use of the creative portion of the PUD
stipulations.

Commissioner Pollard made a motion to recommend approval of the planned unit development
along with the proposed street vacation with two additional conditions to include that the City
be responsible for maintenance of the landscaping in the pedestrian corridor within the
unopened 11t Street right of way, no access to 12t Street from lots one and two and the
dedication of the alley. Chair Laumbattus called for a second to which Commissioner Cleland-
McGrath seconded the motion. Vote called for: Ayes: Commissioners Pollard, Farnsworth,
Oppel, Cleland-McGrath, and McNett; Nays: Commissioner Laumbattus. Motion carried.

With no further business, Chair Laumbattus called the meeting to a close at approximately 7:20
p.m.
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Draft - Planning Commission Meeting
Minutes for — March 23, 2016

Chair Laumbattus called the Meeting of March 23, 2016 to order at approximately 6 p.m.

Roll Call
Members Present: Commissioners Moffitt, Oppel, Laumbattus, Cleland-McGrath and
Farnsworth. Members Absent: Commissioners Pollard and McNett

Minutes

Minutes of February 24, 2016 were approved as read.

Correspondence
No correspondence was presented.

New Business

Public Hearing - 2016 Stormwater Management Program Plan

Mr. John Franz, Stormwater Coordinator for the City of Anacortes, presented the 2016 Storm
Water Management Program Plan for the City of Anacortes. The City of Anacortes is required
by state law to obtain a Western Washington Phase Il Municipal Stormwater Permit issued by
the State of Washington Department of Ecology. The City was first issued a permit in 2008; the
current permit was issued on August 1, 2012 and was amended on January 16, 2015. Each
Permittee is required to develop and implement a Stormwater Management Program (SWMP).
Each Permittee must also annually prepare written documentation of the SWMP, called the
SWMP Plan. This plan is intended to be a forward-looking document describing the set of
actions and activities the Permittee intends to complete in the upcoming year to comply with
the Permit.

Mr. Franz stated the purpose of this presentation is only to receive public comment on the
City’s draft Plan. No action is required by the Commission. The Stormwater Permit and the
planned actions and activities related to permit compliance are grouped under the following
Program elements: Public Education and Outreach; Public Involvement and participation; lllicit
Discharge Detection and Elimination (IDDE); Controlling Runoff from New Development,
Redevelopment, and Construction Sites; and Municipal Operations. Permit requirements and
planned activities for each of the required elements are presented in the Plan.

Mr. Franz concluded his presentation and asked for comments on the Plan from the public.
There were no comments and Chair Laumbattus closed the public hearing.

With no further business, Chair Laumbattus called the meeting to a close at approximately 6
p.m.

Page 10f 1



~Co%>*  Meeting Date: 4/13/2016 Agenda Item: #1

Subject: Final Plat Application, Leeward Landing (PUD-2014-0001):

Staff Contact: Libby Grage, Planning Manager

Action Type

Open-Record Public Hearing for

Laurie Gere, Mayor quasi-judicial land use application
X Don Measamer, PCED Director X Discussion

Approved for Submittal to PC by

X Recommendation to CC
Decision
Other:

Summary Statement: Preliminary plat/PUD approval was issued for Leeward Landing, a 10-lot re-plat/PUD
located on the north side of Oakes Avenue, east of Anacopper Rd., by City Council on July 6, 2015, subject to 41
conditions. Following preliminary approval, civil construction plans were approved by the Public Works
Department and project infrastructure, including curb, gutter, sidewalk and landscaping on Oakes Avenue, private
internal access road and utilities, have been constructed. Leeward Landing, LLC has submitted a final plat/PUD
application meeting the requirements of AMC 16.16.020. The Public Works Department has inspected all
improvements and recommends approval of the final plat application, subject to submittal of a 2-year
maintenance bond prior to recording of the plat. The Planning Commission is asked to make a recommendation
for approval or disapproval as to substantial compliance with all the terms and conditions of preliminary plat
approval.

Based on an approved critical areas report, arborist tree preservation plan/report and geotechnical report, the
applicant conducted some tree removal and tree pruning. A final report from the arborist was submitted
identifying several items remaining to be addressed, including some erosion control, debris management and
additional planting on the slope. This will be completed prior to final plat approval. The applicant has also agreed
to submit an irrevocable letter of credit in the amount of $10,000 in order to ensure successful completion of the
5-year maintenance and monitoring period, and to plant the geotech setback area prior to recording of the plat.

Background: The final plat process is a check to determine that the terms and requirements of preliminary plat
approval have been met and that required improvements have been constructed or bonded/guaranteed. If the
City Council finds that the final plat meets the requirements as set-out in the preliminary plat approval conditions,
the final plat shall be approved (AMC 16.16.030).

Previous Commission/Committee Action: The Planning Commission held an open record public hearing and
recommended approval of the preliminary replat/PUD to the City Council on May 13, 2015.

Competing Viewpoints Considered: Public view points were considered during the preliminary plat / PUD
comment period and public hearing process. Final plat review is a time to address conformance with conditions
of approval.

Recommended Motion: | move that we recommend approval of the final plat application to the City Council,
subject to the submittal by the applicant of a 5-year bond or other acceptable security regarding maintenance and
monitoring of slope vegetation, and submittal of a 2-year maintenance bond for public improvements, as
recommended by staff, prior to recording of the plat.




Attachments (listed in order presented):

. Memo from Public Works Department, April 1, 2016

. City Council’s Findings of Fact, Conclusions of Law & Decision for Leeward Landing

. Applicant’s statement regarding Compliance with “Findings of Fact”, April 5, 2016

. Applicant’s letter re: Leeward Landing Public Stairs/ ROW vacation cost, March 30, 2016

. Arborists Notes, Urban Forestry Services, Inc., March 29, 2016

. Applicant’s Hillside/NGPE Landscpe Plan and proposed 5-Year Maintenance and Monitoring Plan
. Geotechnical Hazardous Area Covenant, Conditions and Restrictions

. Draft Native Growth Protection Easement (NGPE) Agreement for Maintenance and View Protection
. NGPE As-Built

10. Final Plat Map
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The following permits /approval may be required in addition to the above; Civil Construction
Plan approval, Final PUD and Plat approval, NPDES Construction Stormwater General Permit,
building permit(s); DOE approval ot shoreline variance, other applicable state and federal
permits/authorizations.

EXISTING ENVIRONMENTAL DOCUMENTS:

Critical Areas Report (11/17/14); SEPA Environmental Checklist (2/11/15); JARPA (2/11/15);
Large Parce! Storm Water Plan (1/8/15); Tree Preservation Plan & Vcgetation Conservation
(11/5/14); Revised Tree Preservation Plan & Vegetation Conservation Drawing (3/31/15),
Landscape Plan (11/6/14); Archeological Evaluation (7/24/14); Geotechnical Evaluation
(11/4/14); Tratfic Impact Analysis (10/3/14); Description of Shade Conditions (3/31/15); ATSI's
ESA Compliance & SMP Shoreline Functions; Assessment (2/27/15); Shoreline Functions by
1art Crowser

UTILITIES:
o Water: City of Anacorles
o Sanitary Sewer: City of Anacortes
o Garbage: City of Anacortes
o Storm-wates: City of Anacortes
FIRE:

o City of Anacortes

POLICE:

o City of Anacortes
A. FINDINGS OF FACT:

L SITE DESCRIPTION:

The project sile is vacant with no structures located on it. It is predominantly vegetated with
alder trees with sporadic maple and fir located on it. The understory mostly consists of ferns,
grasses, blackberry, and nettle.

The southern and central part of the project site has a gentle northward sloped bench. Along the
northern part of thc subject property, the site dips to the north at an inclination of approximately
40 to 45 degrees and descends to approximatcly 60 to 80 vertical feet to the shoreline of Guemes
Channel.

At the base of the project site 1s located the Guemes Channel Trail (a public trail) and the
Guemes Channel shoreline.

IL. REPLAT /PUD /SHORELINE PERMIT CHRONOLOGY & BACKGROUND:

. The applicant submitted the application for the subject replat, PUD, & shoreline permit to
the City oI’ Anacortes on November 26, 2014.

City Council’s Findings of Fact, Conclusions of Law, & Decision July 6, 2015
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2. After reviewing the application material, it was deemed incomplete on December 23,
2014.

3. The applicant submitted lo revisions to the city for review on February 13, 2015. The
application was still deemed incomplcte on February 25, 2015,

4. Additional revisions were submitted to the city on March 5, 2015. After reviewing the
additional revisions, the application was deemed complete on March 11, 2015.

5. On April 22, 2015, an open-record public hearing was conducted regarding the subject
PUD, replat, and shoreline permit applications. The open-record public hearing was
continued to May 13, 2015 at 7.00 PM.

6. Prior to the continued open-record public hearing on May 13, 2015, Planning
Commission members conductcd a site visit of the subject property at 6:00 PM,

7. Prior to the closed-record public hearing/meeting, City Council conducted a site visit of
the subject property at 5:30 PM on June 1, 2015.
III. CRITICAL AREAS REVIEW:

Geologically Hazardous Area:

The project development was reviewed for proximity to critical areas. The 100-foot Conservancy
shoreline environment setback from the ordinary high water mark includes steep slopes that are
considered a geologically hazardous landslide /erosion hazard area. According to the
Geotechnical Evaluation prepared by Geotest dated November 4, 2014, flatter portions of the site
range from 8 to 15 percent slopes while the bluff’s slope is 70 to 90 percent, According to the
Geotechnical Report, a thirty (30) fool building setback/ buffer is recommended from the top of
the bluff. Additionally, the report states that the proposed roof and footing drains should be
parallel to the top of the slope and setback a minimum of twenty-five (25) feet from the slope.
The recommendations of the Geotechnical Evaluation have been incorporated herein as
conditions. The Planning Commission has added condition of approval number forty (40) hereto
requiring a forty-five (45) foot building setback as measured from the top of bank.

Third Party Review:

GeoEngineers located in Bellingham, Washington, reviewed the applicant’s geotechnical
report and has suggested recommendations to the city which have been made as conditions of
approval herein,

Cultural Resources:

According to a Cultural Resource Report and Addendum prepared by Caldera Archasology dated
August 29, 2013, and July 24, 2014, respectively no cultural resources or anthropogenically
modified soils were identified during the investigation.

Both the State of Washington's Department of Archaeology and llistoric Preservation and
Samish Indian Nation reviewed the results of this archaeological survey report and concur with

the {inding that no further archacological oversight is necessary for the project.

Wetlands.

City Council’s Findings of Fact, Conclusions of Law, & Dccision July 6,2015
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According to a Critical Areas Report prepared by ATSI dated November 17, 2014, there are no
wetlands located onsite.

Priority Habitat & Species:

No known priority habitat or specics is located on or within close proximity to the subject
properties following a review of Washington State Department of Fish and Wildlife’s website.

Shoreline Functions.

On January 22, 2015, Hart Crowser prepared a memorandum addressing no net loss of shoreline
functions and proccsses to comply with the Shoreline Master Program regulations. According to
Hart Crower’s memo, the proposed 10 lot PUD, does not propose to make any changes to the
beach substrate below the ordinary high water mark. Therefore, the physical beach and habitat
functions (bluff erosion prevention, maintenance of littoral drift, and habitat) will not be altered
and no loss of functions will occur.

Hart Crowser states that no “direct impacts to the beach will occur due to the proposed project.
Therelore, there will be no loss of forage fish spawning habitat due to the project. The current
condition of the bcach habitat for forage fish spawning would not change due to the proposed
project. While some trees on the upper portions of the bluff will be removed and replaced with
shrubs and small trees, the vegetation that directly overhangs the beach is proposed to remain.”
Hart Crowser anticipates that the shading of the beach will remain the same as currently exists or
only slightly altered but rcstored over time. Therefore, no net loss of shoreline functions is
anticipated by this project.

Endangered Species Act (ESA) & Shoreline Functions:

According to an Assessment of ESA Compliance & Shoreline Master Program (SMP) functions
preparcd by ATSI dated February 27, 2015, ATSI identified the Guemes Channel shoreline
adjacent to the project arca to the north as having endangered species within the marine waters of
the Guemes Channel. However, ATSI states that the project as designed is ESA compliant and
that there will be no net loss of ecological functions per the city’s SMP.

IV. TREE PRESERVATION PLAN & VEGETATION CONSERVATION::

The applicant submitted both a Tree Prescrvation Plan (Sce Exhibit 10) prepared by Urban
Forestry Services and a revision to the Tree Preservation Plan’s drawing. According to the
report, 187 trees were located onsite of which eight-four (84) trees are proposed for retention and
103 slated for removal which includes 7 trees at risk of failing. The site consists mostly of a
dense canopy of'red aldcr and big-lcaf maple.

Replacement and proposed planting of native trees and shrubs will be used to comply with City
of Anacortes Municipal Code. Planting will also help mitigate and minimize possible erosion
while contributing to shoreline shading bclow. Trecs designated for retention and proposed for
planting can also be viewed in the Landscape Plan (See Exhibit 11).

V. TRANSPORTATION:

City Council’s Findings ot Fact, Conclusions of Law, & Decision July 6, 2015
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Transportation Solutions, Incorporated (TSI) of Redmond, Washington performed a traffic
impact analysis of the proposed ten (10) lot Planned Unit Development (PUD). According to this
report, the site accesses satisty City of Anacortes lcvel of service standards. Furthermore, no
sight distance deficiencies exist. No offsite mitigation was recommended. Frontage
improvements shall be consistent with city standards.

VI. VACATION REQUEST:

The applicant has requested that the unimproved portion of Minnesota Avenue shown on the
preliminary PUD map (See Exhibits 1 & 12) which is surroundcd by the subject properties be
vacated as part of the subject 10 lot PUD request. If approved, this ROW area vacated would
then be used as part of the subject PUD resulting in 10 lots. The City’s Public Works Department
supports this vacation request (See Exhibit 3).

VII. PRIVATE & PUBLIC TRAILS:

The applicant also is proposing to construct a private trail from Tract A and B as shown on the
preliminary replat/ PUD map (See Exhibits 1, 11, & 12). The private trail would connect to a
proposed public trail located offsite beginning at the eastern edge of Tract B. The public trail
would meandcr along the bank/bluff in an east to west dircction and connect to the Kansas Street
Park.

In exchange for the vacated portion of Minnesota Avenue, the applicant would construct the
public trail, improve Kansas Street Park (including paved parking areas) and construct a trail
with steps/rails that connects to the Guemes Channel Trail below the bank as approved by the
Parks Department (Sce Exhibit 3),

VIII. PROPOSED CODE DEVIATION /MODIFICATION:

The applicant has applied for a Planned Unit Development (PUD) which allows for some
deviation /modification to city standards /code. Specifically, thc applicant has proposed that the
required setback for the underlying R2 Zoning District be reduced to 5 feet on both side yards
instead of the required 5 feet on onside and no less than 15 on both sides combined (per AMC §
17.36.060).

Additionally, the applicant proposes a deviation to both the maximum permiited square footage
to accessory structures and accessory dwelling units (ADU). According to municipal code,
accessory structures are limited to 1,000 maximum square fect while accessory dwelling units
are limited to 900 squarce feet per AMC 17.48.010(B) and AMC 17.10.170(D)) respectively. The
applicant also proposes a variance /deviation to the maximum permitted height 1o accessory
structures. According to AMC 17.48.010(B), accessory structures are limited in height to 16 feet
above original gradc. The applicant has requested that onc twenty-eight (28) foot high detached
2,000 square foot (maximum) accessory building be permitted on each lot. Where an accessory
dwelling unit (ADU) is proposed within each accessory building, living space would not exceed
1,200 square feet.

Lastly, the applicant proposes constructing a six (6) foot fenee within the front yard parallel and
adjacent 10 Oakes Avenue. According to AMC § 17.52.010, fences within a front yard shall not

City Council’s Findings of Fact, Conclusions of Law, & Decision July 6, 2015
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10.

1.

12.

Notice of application & hearing with optional SEPA DNS was also emailed to the
Department of Ecology on March 6, 2015, for posting on to the SEPA repister.

On April 15, 2015, a SEPA Mitigated Determination of Non-Signilicance (MDNS) was
issued using the optional DNS proeess pursuant to WAC § 197.11.355. Parties of record
and departments/agencies of jurisdiction were mailed /emailed copies of the MDNS.

The issued SEPA MDNS was emailed to the Department of Ecology for posting on to the
SEPA register on April 15, 2015.

SHORELINE MANAGEMENT ACT & 2010 SHORELINE MASTER
PROGRAM:

. A portion of the subject property lies within 200 feet of a shoreline of statewide

significance. Thercfore, conformance with the City of Anacortes’ 2010, Shorcline Master
Program which implements and administers the Statc of Washington’s Shoreline
Management Act (RCW 90.58) is applicable.

Within the first one hundred (100) feet landward of the Ordinary High Water Mark is
located the “Conservancy™ Shoreline Designation /Environment.

According to SMP’s DR-5.8.3, structures shall be setback a minimum ot 100 tect from
the Ordinary High Water Mark within the Conscrvancy Shoreline Designation
/Environment. The applicant’s site plan shows conformance with this requirement.

According to SMP’s DR-5.8.6 impervious surface is limited based on the percent of
slope.

From one hundred (100) feet to two hundred (200) fcet landward as measured from the
ordinary high water mark, is located the “Shoreline Residential” Shoreline Designation
/Environment.

According to SMP’s Table 5.1, single-family residential developments within the
“Shoreline Residential” Shoreline Designation /Environment, are permitted.

According to SMP’s DR-5.9.5, structures shall be sctback a minimum of 60 tect from the
ordinary high water mark.

Since the subject development lies within two shoreline designations /environments, the
stricier of the two setback requirements (100 feet as required in the Conservancy
Shoreline Designation /Environment) will prevail /apply.

According to SMP’s Table 5.2, the maximum permittcd height in the Shoreline
Residential” Shoreline Designation /Environment is thirty-five (35) feet.

Maximum percent of impervious surface within the “Shoreline Residential” Shoreline
Designation /Environment is based on percent of slope per SMP’s DR-5.9.10.

A subdivision within two hundred feet of a shorelinc of the statcwide significance
requires an approved Shoreline Substantial Development Permit (SSDP).

According to SMP Chapter 6.5, all clearing and grading activities shall be limited to the
minimum necessary for the inlended development. Additionally, exposed soils shall be
immediately developed or revegetated to prevent erosion. Exposed soils must be
replanted such that complete coverage of exposed soils is attained within one growing
season, or otherwise stabilized using mulch or other similar best management practice.
Conformance with these requirements will be met as conditioned.
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13. According to SMP Chapter 6.9, applicants proposing development adjacent to a marine
bluff shall submit a geotechnical cngineering report prepared by a Washington State
licensed professional civil engineer with a specialty in geotechnical engineering. All
proposed development on a marine bluff or in the required buffer is prohibited. The
applicant has met these requirements.

14. According to SMP DR-8.11.3, residential development shall be located and designed to
avoid the need for structural shore defense and flood protection works in the foreseeable
future. The applicant has met this requirement.

15. According to SMP DR 8.11.4, subdivisions shall be designcd to minimize potential
conflicts with the use ot adjacent public lands and areas of public access. This may
include providing a physical separation (o reinforce the distinction between public and
private space, achieved by providing adequate space, through scrcening with landscape
planting or fences, or other means. Additionally, subdivisions shall comply with local
plans, codes, and/or ordinances. The applicant has met this rcquirement.

16. Additionally, a Shoreline Variance is required as the private /public trail at times
traverses into the required one hundred foot (100) setback requirement per DR-5.8.3 and
Table 5.2 of the Shoreline Master Program (SMP),

Criteria for granting upland variances: Variance permits for development that will be
located landward of the ordinary high water mark, including those areas designated by
the Department of Ecology as wetlands pursuant to WAC 173.22, may be authorized
provided the applicant can demonstrate all of the following:

A) That the strict requirements of the bulk, dimensional, or performance standards set
forth in the Master Program preclude or signitficantly interfere with a rcasonable use
of the property not otherwise prohibited by the Master Program.

Staff Analysis:

A Shoreline Variance is required as a portion of the public trail proposed as part of this
10 lot PUD is within the 100 foor sethack for the Conservancy Shoreline Designation
/Environment. This trail would be built by the developer as part of the subject
development. The site sits on city owned property. A public trail that starts at the suhject
property traverse eastward along the bank and connects to Kansas Street Park, The
public trail would also include a switchback that traverses northward down the bank
connecting to Guemes Channel Trail.

B) That the hardship described in subsection (2) above is specifically related to the
property. and is the result of unique conditions such as irregular lot shape, size, or
natural features and the application of the Master Program, and not, for example from
deed restrictions or the applicant’s own actions.

Staff Analysis:

The subject property’s northern portion abuts a steep slope /bank. 4 public trail within
this area that traverses east and west ultimately connecting to the Guemes Channel Trail
below is located within the 100 foot setback of the Conservancy Shoreline Designation
/Environment. The hardship results from the property's proximity to a steep slope /bank
and existing Guemes Channel Trail below.

C) That the design of the project will be compatible with other authorized uses in the
arca and will not cause adversc cffccis to adjacent properties or the shorcline
environment.
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B.

17.

Staff Analysis:

The proposed trail (public and private)} that may be located within the 100 foot setback of
the Conservancy Designation /Environment per SMP DR 5.83.b is compaiible with
existing and authorized land uses within the area. For example, Guemes Channel Trail a
public irail located along the shoreline of Guemes Channel was recently permitied by the
Department of Ecology.

Additionally, the public trail will not result in adverse impacis to adjacent properties or
the shoreline environment. The applicani has submitted numerous studies analyzing its
impacts including but not limited to: a critical areas report, geotechnical report, storm-
water plan, tree preservation plan, archaeological evaluation, traffic impact analysis,
landscape plan, description of shade conditions, and Endangered Species Act
compliance.

[2) That the variance requested will not constitute a grant of special privilege not enjoyed
by the other properties in the area.

Staff Analysis:

The variance request will not constitute a grant of special privilege. If approved, the
variance would result in a public frail which ultimately would connect to Guemes
Channel Trail below. Guemes Channel Trail recently permitted already existing within
the 100 foot seiback of the Conservancy Shoreline Designation /Environment.

E) ‘T'hat the variance requested is the minimum nccessary to afford relief.

Staff Analysis:

The variance requested is the minimum necessary to permit the construction of a city
owned public trail designed for the public use and enjoyment.

F) That the public interest will sutfer no substantial detrimental ctfect.

Staff Analvysis:

There will be no detrimental effect to the public interest. Conversely, the construction of
the public trail represents an improvement fo the public interest for both the residents
and visitors to the City of Anacortes.

The subject proposal is consistent with the City of Anacortes’ 2010, Shoreline Master
Program and development regulations listed therein for developments within both the
“Conservancy” and “Shoreline Residential” Shoreline Designation /Environment.

CITY OF ANACORTES’ 2012 COMPREHENSIVE PLAN:

The following goals from the City of Anacortes’ Comprehensive Plan appear to be applicable to
the subject PUD proposal:

General City Goal 1: Create and maintain a high quality of lifc and environment that maximizes

the opportunity for all citizens to share the social, psychological, physical, and economic benefits
of Anacortes /Fidalgo Istand; aesthetics and health are key components of quality of life.
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General City Goal 2:  Improve the image of Anacortes as a marine oriented City by encouraging,
protecting and enhancing marine views from public places, public access, and marine habitats
and resources by encouraging marine water-dependent and water-related businesses and
activities.

General City Goal 3;: Promote compatible land uses and improve visual appearance in each and
every zoning district.

Gencral City Goal 5: Encourage the development of a balanced and adequate employment and
revenue base necessary for provision of necded services.

Transportation Goal 5: Develop the City as a pedestrian friendly community and improve non-
motorized circulation patterns.

Transportation Goal 6: Encourage a physically active community by allowing people of all ages
to incorporate physical activity into their lives by walking, bicycling, exercising and using public
transit as part of everyday living,

Transportation Goal 7: Require adequate off-street parking in all zones.

Tourism Goal 1: Encourage an attractive comimunity in order to increasc the
City’s appeal to visitors and residents alike.

Tourism Goal 4: Utilize the shoreline and marine resources of Anacortes to increase tourism
while maintaining the quality of the resource,

Parks and Recreation Goal 4: Increase the opportunities {or public access to and enjoyment of
the shorelines of Anacortes.

Conservation Goal 4: Public access to shorelines and tidelands should be maintained, enhanced,
and increased.

The subject proposal is consistent with the goals of the City of Anacortes’ Comprehensive Plan
identified above.

C. ZONING ORDINANCE/ CODE:

1. The City’s Zoning Map establishes zoning district boundaries and the City Zoning
Ordinance establishes (1) the permitted usc of land in the various zones, and (2)
development standards. :

2. The subject property is located in the Residential (R2) Zoning District.

3. Pursuant to AMC § 17.36.010, the purposc of the Residential (R2) Zoning District is to
maintain and create an environment which mcets the standards for single-family
residential development, by restricting uses within the district, and by requiring a
minimum lot size and maximum density.
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4. According to AMC § 17.36.020, “single-family dwellings™ are permitted land uses within
the Residential (R2) Zoning District.

5. According to AMC § 17.36.050, the minimum lot size for the Residential (R2) Zoning
District is 7,500 square feet.

6. AMC § 17.36.060 lists the required setbacks for the Residential (R2) Zoning District. The
applicant howcver has applied for variance /deviation (sec above) to the requircd side
yard setback to permit a five (5) foot setback on both side yards of cach lot.

7. The maximum lot coverage for the Residential (R2) Zoning District is thirty-five (35)
percent per AMC § 17.36.080, This requirement is revicwed at time of building permit
application submittal.

8. According to AMC § 17.36.070, the maximum permittcd density for the Residential (R2)
Zoning District is four (4) dwelling units per gross acre. The applicant has 5.48 + gross
acres. According to code, the applicant could potentially create twenty-on¢ (21) homes
based on the permitted density and gross acrcage (5.48 acres X 4 = 21.92 dwelling units),
Ten (10) dwelling units are proposed as part of the subject PUD request. The density of
the development is 1.82 dwelling units per gross acre (10 lots divided by 5.48 gross
acres).

9. AMC § 17.46.020, two (2) parking spaccs are required for each residence. Additionally,
since Accessory Dwelling Units are proposed, the minimum number of parking spaces
for both the ADU and single family residence is three (3) off-street parking spaces per
AMC § 17.10.170(F). The applicanl proposes two car garages aitached (o each residence
and a one car garage serving and attached to each accessory dwelling units.

10, The maximum permitted square footage to an Accessory Dwelling Unit’s habitable area
is 900 square feet per AMC § 17.10.170(D). The applicant however has applied for a
variance /deviation to this requirement (See Section IX) 1o exceed this standard. The
applicant proposes constructing a 1,200 square fool Accessory Dwelling Unit within a
two thousand (2,000) square foot accessory building. The balance ol the accessory
building (800 square teet) will be used to house a one (1) car garage serving the ADU.

11. The maximum permitted area for a detached accessory structure /building is one thousand
(1,000) square feet per AMC § 17.48.010. The applicant however has applied for a
variance /deviation (See Section 1X) to this requirement to exceed this requirement. The
applicant proposes construct a 1,200 square foot Accessory Dwelling Unit within a 2,000
square foot accessory building.

12, According to AMC § 17.52.010, fcnces within a front yard shall not exceed 4 2 feet (the
first 2 Y fect can be a 100% sight obscuring fence. On top of this, an additional 2 feet is
permitted provided it is 50% sight obscuring). The applicant proposes constructing a six
(6) foot fence within the front yard parallel and adjacent to Oakes Avenue,

13, Landscaping is required according to AMC Chapter 17.41. The applicant has submitted a
landscape plan meeting this requirement (See Exhlblt 11). Additionalty, a final landscape
and tree preservation will be required belore (inal replat /PUD submittal or approval is
given.

14, According 1o AMC § 16.50.050, a Tree Preservation Plan is required as part of
application for a subdivision /planned unit development. Accordingly, the applicant has
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submitted both a Tree Preservation Plan and calculation of tree unit credits meeting this
requircment (See Exhibit 10). Thc minimum tree density per AMC § 16.50.070 is one
(1) trec unit per one thousand square feet. The applicant has met this requircment.

15. According to AMC § 17.44.010, the purposc of a Planned Unit Development (PUD) is: to
permit greater flexibility and consequently morc creative and imaginative design for the
development of residential and business uses than gencrally is possible under
conventional zoning regulations; To promote more economical and efficient usc of the
land whilc providing a harmonious variety of housing choices, a higher level of city
attractiveness and quality, and preservation of scenic open space; and To correlate the
intentions of this title and other ordinances of the city to encourage developments which
will provide a desirable and stable environment in harmony with that of the surrounding
area.

16. According to AMC § 17.44.020, a PUD is permitted on any size parccl of land, whether
or not it is part of a plat. Additionally, according to AMC § 17.44.030, single-family uscs
shall bc permitted in a PUD in any residential zone subjcct to the criteria listed in AMC
Chapter 17.44.

17. According to AMC 17.42.010, strect and alley vacations associated with dcdication of
new rights of way shall go through the replatting process set forth in AMC Title 17.

18. According 1o AMC 17.04.050, creation of or changes to lot lines shall conform to the use
provisions, dimensional and other standards, and procedures of this title and_Title 16,
Subdivisions.

19. According to AMC 17.05.030, development shall be prohibited, and all applications
therefore shall be denied, if the development would cause the level of service on a
concurrency facility or service to decline below adopted levels of service standards,
unless the improvements or strategies to accommodate the new development are made
concurrent with the development, subject to the provisions of AMC § 17.05.070(3). For
potable water, sewer/on-site sewage disposal and stormwater management, only available
capacity or capacity that can be provided prior to the actual use of the facility will be
used.

20. The subject proposal is consistent with thc above development regulations.
D. OTHER APPLICABLE CODE, REVIEW CRITERIA, & PROCESS:

The preliminary replat /PUD application is also subject to revicw for conformance with the
tollowing Anacortes Municipal Code Titles and Chaptcrs:

1. According to AMC § 16.40.040, there are {our (4) steps for approval of a PUD: A) Pre-
application conference during which the city's planning coordinating committee reviews
sketches and conceptual information and makes recommendations to the applicant.
Particular attention shall be given to the items where the PUD concept varies from
normal subdivision standards, B) Preliminary PUD development plan where a more
complcte conceptual plan is submitted for planning coordinating committee review and
then goes through a standard planning commission and city council approval process, C)
Preliminary plat review and approval process with a detailed plan incorporating the
approved preliminary PUP development plan concepts and conditions, and D) Final plat
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meeting the submittal requirements of and following the approval process for a standard
subdivision.

2. According to AMC § 16.12.010, when a preliminary plat meeting the requirements has
been submitted, the administrator shall establish the date and time for an open record
public hearing before the planning commission on the preliminary plat which shall not be
more than sixty days from thc datc of the notice of complete application and which shall
coincide with a regular meeting of the planning commission. Following planning
commission action, the administrator shall schedule the preliminary plat for the city
council agenda for its next available meeting date in accordance with its rules and
rcgulations.

3. The subject proposal is consistent with the above development regulations.

E. CONCLUSIONS OF LAW:

I. The Planning Commission having fully reviewed the staft report hereby adopts said staft
report as properly setling forth the issues, the land use requests, consistency with the
existing regulations, principles, conditions and their cffect upon the request. It is
therefore adopted by the Planning Commission as a conclusion as if set forth in full
herein.

2. The proposed preliminary planned unit dcvelopment and preliminary re-plat as
conditioned conforms to the general purposes of the city comprehensive plan, the city’s
planning standards and specifications of the zoning ordinance, Title 16 and other
ordinances applicable to the proposal. Additionally, the proposal makes appropriate
provisions for the elements listed in Section 16.12.020.E AMC.

3. The proposal includes a street vacation of a portion of Minnesota Avenue. The Planning
Commission supports the proposed street vacation through the re-platting and Planned
Unit Development (PUD) process and finds no evidence to do so otherwise.

4. The requirements of the State Environmental Policy Act have been complied with,

5. The public notice requirements of the Shoreline Management Act have been complied
with.

6. The Planning Commission bases its Findings of Fact and Conclusions of Law on the
entire record, including all testimony and exhibits. Any finding which would be deemed a
Conclusion of Law and any Conclusion of Law which should be deemed a finding is
hereby adopted as such.

7. The project is consistent with the shoreline designation and general goals, policies and
development regulations of the Anacortes Shoreline Master Program, the Shoreline
Management Act, the general purposes of the city comprehensive plan, the city’'s
planning standards and specifications of the zoning ordinance, and other ordinances
applicable to the proposal.
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F. STAFF RECOMMENDATION:

The Department of Planning, Community, and Economic Devclopment recommend that the
subject replat, PUD, code deviation/ modification, vacation request, shoreline substantial
development permit, and shoreline variance be approved by the City Council subject to staff’s
suggested conditions of approval listed below.

G. PLANNING COMMISSION RECOMMENDATION:

The Planning Commission conducted an open-record hearing on both April 22, 2015, and May
13, 2015, (continued to). At the conclusion of the hearing on May 13, 2015, the Planning
Commission voted 6-0 to recommend that City Council approve the subject replat, PUD, code
variance /deviation, vacation request, shoreline substantial development permit, and shoreline
variance based on staff’s suggested conditions of approval and two additional conditions added
thereto ( #40 & #41).

H. DECISION:

Based on the foregoing information and analysis submittcd by the applicant, and the City
regulatory authority to implement the policies, standards, and the regulations of the
Comprehensive Plan, and the Anacortes Municipal Code (AMC), the Anacortes City Council
hereby approves the subject replat, planned unit development, code variance /deviation, vacation
request, shoreline substantial development permit, and shoreline variance subject to the
following conditions of approval:

1. A clearing and grading plan consistent with City requirements shall be submitted by the
applicani for review and approval by the City of Anacortes Planning\Building and Public
Works Departments prior to any construction activities taking place on or off-site. Site
grading shall not adversely impact adjacent neighbors,

2. A Large Parcel Storm Water Plan and Water Quality Control Plan consistent with City
requirements shall be submitted by the applicant for review and approval by the
Planning\Building and Public Works Departments prior to any construction activities
taking place on or off-site.

3. Clearing activities may require a Forest Practice Permit (logging permit) issued by the
Department of Natural Resources prior to construction aclivities taking place on or off-
site.

4,  Prior to any clearing\fill\grade work beginning, construction civil plans consistent with
the City of Anacortes Engincering Development Standards, including but not limited to,
Erosion Control Plan, Site utility\Infrastructure improvements Plan, Roadway
Improvements Plan, Signage Plan, Street Lighting Plan and other plans and\or
information required by the City Planning\Building and Public Works Deparinients shall
be submitted for review and approval.

5.  Engineering and Inspection fees in the amount of $500.00, plus 2% of the total estimated
construction cost shall be duc upon civil plan approval. No construction activity is
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10.

11

12

13,

14,

Is.

allowed until the construction plans are approved, all fees have been paid and a
preconstruction conference held.

Prior to the final plat approval, all infrastructure improvements shall be completed as
required by the City of Anacortes Public Works Director and a 2-year Maintenance Bond
in place. The 2-year Maintenance Bond is 10% of the actual construction cost.

Fire Hydrants are to be located as approved by the City of Anacortes Fire Chicf. Fire
flows shall be addressed in @ manner acceptable to the Fire Chief and the City of
Anacortes Public Works Department.

The watcer main will need to be extended to the most easterly boundary of the property
and designed to allow for future extension by others per Public Works Department
approval.

The value of the vacated right-of-way shall only go toward the oftsite public portion of
trail construction (Kansas Avenue Park north to the Guemes Channel Trail). Any
remaining funds shall be paid to the City of Anacortes. The value of the proposcd vacated
right-of-way will be detcrmined prior to construction plan approval.

Mailbox locations shall bc reviewed and approved by the City of Anacortes Public Works
Department and the U.S. Postal Service.

Street lighting shall be required at both ingress and cgress of the project. Street lighting
shall be energy eflicient and shall limit glare and\or emission of light downward 1o the
street and front yard areas, Street lighting will be installed per PSE Schedule 52, Option
“B”. Lighting fixturcs and design shall be approved by the Public Works Director.
Shields may be necessary to reduce impacts to adjacent propertics.

Sanitation, recycling, and compost collection shall be picked-up from the internal private
road serving the subject replat/ PUD -not placed on Oakes Avenue.

There shall be no parking permitted on any portion of either Qakes Avenue or the one-
way street located within the development. No parking signage shall be demarcated
onsite. A note to this effect shall be added (o final replat /PUD.

Internal private driveway shall be required to provide for:

A. A minimum of 24-feet of paved asphalt with a thickened edge on one sidc to
control shect flow runoff.

B. Maximum grade of 12%.
C. One-way direction from west to east.

D. Appropriate sighage, shall be installed at Oakes Avenue to identify ingress and
egress locations.

E. The road shall be constructed to meet City requirements and maintained by the
property owners of which it serves.

Qakes Avenue, along the tfrontage of this project is required to provide for:

A. Cement Concrete Traftic Curb and Gutter with a 5-foot minimum meandering
sidewalk, landscaping, and driveway approaches.
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16.

17.

18.

19.

20.

21,

22.

23.

24,

25.

B. Storm drainage conveyance system that discharges on the south side of Oakes
Avenue,

C. If the City Engineer finds thal inconsisiencies of the asphalt edge along Oakes
Avenuc would not allow for proper drainage into the new curb and stormwater
facilities, the appropriate amount of asphalt will need to be removed and replaced
by the applicant to correct the issue.

D. These improvements would extend to the casterly and westerty boundaries
fronting Oakes Avenue.

The proposed storm-water conveyance to the public outfall and casement shall be
considered private and maintained by the property owners of which it serves.

The proposed 10-foot storm drain casement and collector system near top of bank shall
be private and maintained by the property owners of which it serves.

The conveyance system proposed along Qakes Avenue will be considered Public. This
system will discharge to a swale along the south side of Oakes Avenue. This crossing will
need to be coordinated with the Washington State Department of Transportation Local
Region for appropriate permits.

Sewer will need to be extended across Qakes Avenue to service this project and will need
to be coordinated with the Washington State Department of Transportation Local Region
for appropriate permits.

Proposed 15-foot sanitary sewer casement for pump lines and collector side service pipe
on the north side of the proposed manhole will be a private easement and maintained by
the property owners of which it serves.

The scope of the project shall not exceed that as set-out in the replat, PUD, shoreline
substantial development permit, and shoreline variance applications (including
attachments), and in accordance with the determinations made and conditions imposed.
Exhibit 12 shall be the approved site plan.

The project shall comply with all applicable Shorelinc Master Program regulations,
including but not limited to, Chapter 5, Shoreline Environments & Associated Policies
and Regulations, Chapter 6, Environmenial Protection General Regulations, and Chapter
8. Specific Use Policies and Development Regulations.

The applicant shall be responsible for reimbursement to the City for the cost of third
party review, posting/mailing and publication of the public hearing for this proposal.
Payment in full shall be made before building permit issuance.

Development shail comply with the revised landscape plan (See Exhibit 11).
Landscaping shall be in place and complete before building permit certificate of
occupancy will be issued.

Preliminary subdivision and Planncd Unit Development approval authorizes the applicant
to proceed with application for necessary permiits to construct requircd improvements and
to prepare construction drawings in accordance with the determinations made and
conditions imposed.
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26.

27.

28.

29.

30.

31

32

33.

34.

35.

A note on the final short plat shall denote the following minimum building setbacks from
the respective property lines as follows:

A} Front: 20-fcct
B) Rear: 20-Feet
C) Side: S-feet

Both Tracts A & B shall be owned and maintained by the property owner, property
owner’s association, successors or assigns. A note to this effect shall be recorded on the
final replat/ PUD map.

Private utilitics shall be owned and maintained by the property owner, property owner’s
association, successors or assigns in a manner to ensure their functioning consistent with
applicable regulations. A note to this effect shall be recorded on the final plat map.

Those trees designated for retention on the submitted tree preservation plan shall be
protected before and during site development and construction through adherence to
AMC § 16.50.100. Chain link lencing (or other sturdy construction fencing) shall be
erceted along the drip line (plus 6 feet) of each of the trees designated for retention on the
plan.

Before any site development or construction activities occur on the subject property the
applicant shall contact the Department of Planning, Community, and Economic
Development (o arrange a iree lence inspection.

The lots in this subdivision are subject to applicable water, sewer, and stormwater
general facility and hookup {ees and transportation, fire, and park impact fees. These
fees are payable at levels in effect at the time of building permit issuance and may
differ from those fec levels currently in effect; sewer and water fatecomer charges may
be payable. A note to this effect shall be recorded on the final plat map.

Before final replat /PUD approval is given, the applicant /landowner shall provide
covenants, conditions, and restrictions (CC&Rs) to the city for review and approval.

Before final replat /PUD submittal or approval, the land surveyor shall place the
respective property corners of the subjcct property.

Unless otherwise outlined within a vegetation management plan that has been approved
by the City of Anacortes, within the NGPE, vegetation or tree removal, topping, or
trimming is prohibited unless approved by the City. The applicant would need 1o submit
an [SA certitied report that states a tree is dead, diseased, or dying and hazardous to
surrounding uscs, along with a geological hazardous arca critical area report to the City
of Anacortes’ Planning Department and Parks and Recreation Department for review and
approval. Notwithstanding, vegetation /tree removal {rom an erosion or landslide hazard
area and its associated bufter is prohibited per AMC § 17.70.260(4).

One twenty-eight (28) foot high, detached 2,000 square foot (maximum) accessory
building is permitted on each lot provided it is in compliance with all other bulk and
dimensional standards for the zone, except where modified through these conditions of
approval. Where an accessory dwelling unit (ADU) is proposed within said building, the
living space shall not exceed 1,200 square feet. Impact fees & GFC shall be payable at
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the time of building permit issuance for both the ADU and primary residence. The 2,000
square foot {maximum) permittcd accessory building size and 28 foot high {maximum)
height limit variance/deviance only applies to lots 3 through 9. Accessory structures on
lots 1, 2, & 10 shall meet current zoning code standards including but not limited to
maximum permitted building size and height.

36. Development shall comply with the issued SEPA Mitigated Determination of Non-
Significance (MDNS) mitigation measures as follows:

A.

Development shall comply with all of the recommendations of the Geotechnical
Evaluation prepared by Geotest dated November 4, 2014, listed therein (MDNS
Condition #1).

All structures shall be setback a minimum of thirty (30) feet from the top of the bank
of the geologically hazardous /steep siope as identified on the face of the replat /PUD
(MDNS Condition #2). [See Condition of Approval #40 below. The stricter of the
two conditions shall prevail]

A final tree preservation plan shall be submitted tor review and approval prior to
construction plan approval (MDNS Condition #3).

Erosion control, dust control, and bcst management practices shall be employcd
during construction /development activities as required by both the Building and
Public Works Dcpartments (MDNS Condition #4).

The applicant shall submit a Large Parcel Stormwater & Water Quality Plan to
minimize runoft, control crosion, and protcct adjacent properties. Such measures may
include replanting, reseeding, storm rctention ponds, bufter areas or prompt
development. This plan shall be prepared by a licensed civil engineer (MDNS
Conditions #3).

. Orange construction fencing shall be installed at the project boundary’s clearing

limits as required by the Planning Department (MDNS Condition #6).

All applicable permits shall be secured before any construction activities begin onsite.
(MDNS Condition #7).

Before building permits for each of the proposed residences will be issued, the
applicant shall contact the Department of Planning, Community, and Economic
Devclopment to atrange a tree fence inspection {(MDNS Condition #8).

The landowncr /applicant shall obtain a National Pollutant Discharge Elimination
System (NPDES) General Permit for Stormwater Discharge as required by the State
of Washington’s Department of Ecology (MDNS Condition #9).

A legally enforceable agrcement, which shall be recorded as a covenant and noted on
the face of the deed or plat, and executed in a form satisfactory to the City of
Anacortes’ acknowledging that the site is located in a geologically hazard area; the
risks associated with development of such site; and a waiver and release of any and
all claims of the ownecr(s), their directors, employees, successors, or assigns against
the City ot Anacortes for any loss, damage or injury, whether direct or indirect,
arising out of issuance ot development permits for this proposal (MDNS Condition
#10).
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K. Pursuant to City of Anacortes’ Shoreline Master Program (SMP) Appendix A-3.9.4,
unless othcrwisce provided or as part of an approved alteration, removal of vegetation
from an erosion or landslide hazard area or related buffer shall be prohibited. The
applicant however has submitied a geotechnical report, tree preservation plan, and
landscape plan addressing proposed vegetation removal. Any vegetation removal
shall be consistent with the submitted geotcchnical report, tree prescrvation plan, and
landscape plan (MDNS Condition #11).

L. Pursuant to City of Anacortes’ SMP A-3.9.5, clcaring shall bc allowed only from
May 1* to October 1% of each year provided that the city may extend or shorten the
dry season on a case-by-case basis depending on actual weather conditions. Clearing
limits shall be consistent with the submitted geotechnical report, tree preservation
plan, and landscape plan (MDNS Condition #12).

M. The project geotechnical engineer, shall review the final civil drawings for
consistency with the geotechnical report and provide specific detail for anchoring of
the storm line on the slope. Site work shall be monitored by the geotech as
determined by the Planning Department (MDNS Condition #13).

N. Before final replat /PUD submittal or approval is given, the applicant shall provide a
tree cutting and debris management plan for review and approval prior to any activity
taking place onsite (MDNS Condition #14).

O. Before final replat /PUD submittal or approval is given, the applicant shall submit a
final report from their project biologist and geotechnical engineer prior to plan
approval concerning the construction of the off-site public trail (MDNS Condition
#15).

P. Before final replat /PUD approval is given, the off-site public trail connecting to
Kansas Street Park, improvements to Kansas Street Park, and connection to Guemes
Channel Trail below shall be constructed to city standards (MDNS Condition #16).

Q. Before final replat /PUD submittal or approval is given, the applicant shall submit a
detailed landscape plan addressing re-vegetation of both the steep slope and area of
the project site that lies within the Conservancy Shoreline Designation /Environment.
An as built shall be prepared after planting has been completed. Additionally, a 5-
year maintenance and monitoring plan shall be prepared and submitted to the city for
approval {(MDNS Condition #17).

R. Betore final replat/ PUD submittal or approval is given, that portion of each lot that
lies within the Conservancy Shoreline Designation /Environment shall be placed into
a Native Growth Protection Lasement with a long-term maintenance plan for the
homeowners association. A split rail cedar fence shall be constructed at the edge of
the Conservancy Environment as determined by the Planning Department with
critical area signage placed on it as required by the Planning Department (MDNS
Condition #18).

37. The applicant / landowner shall work with neighboring property owners east of the
subject property that are adjacent to the private and public trail and provide a
combination of a sight obscuring fencing and/or landscaping utilizing only native plants
indigenous to Western Washington.

City Council’s Findings of Fact, Conclusions of Law, & Decision July 6, 2015
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38.

39.

40,

41.

The Homeowner’s Association shall be responsible for the maintenance of all
landscaping provided along the sidewalk fronting the subject property that runs parallel
to Oakes Avenue. The height of any trees planted therein shall be similar to the
landscaping in the San Juan Passage development /PUD fronting Oakes Avenue. This
shall also be reflected in the CC&Rs. Additionally, the maximum permitted height of the
fence proposed located within the front yard setback shall be five (5) feet from grade.

Before final PUD/ replal submittal or approval is given, the applicant/ landowner shall
submit a S-year maintcnance and monitoring plan to the city for approval for all planting
along the public trail, privatc trail, sidewalk located within the right-of-way, and
plantings within the Native Growth Protection Easement (NGPE) located onsite. Once
approved, the plan shall be noted on the {inal PUD /replat.

As modified since the SEPA MDNS was issued, all structures shall be setback forty-five

- (45) feet from the top of the bank of the geologically hazardous /steep slope. This shall

bc identified and noted on the face of the final replat /PUD.

The twenty-cight (28) foot high detached accessory structures (which may include
ADUsg) shall not exceed sixteen (16) fect in height (maximum) as measured above Oakes
Avenug.

INTRODUCED, PASSED, AND APPROVED BY THE CITY COUNCIL OF THE CITY OF ANACORTES on
this 6 day of July, 2015.

CITY OF ANACORTES, WASHINGTON

LAURIE M. GERE, MAYOR

i T ATTEST:

Steve v. Hoglung, Lity Clerk Treasurer
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16.

17.

19.

20,

21.

22,

23.

LEEWARD LANDING LLC

C. If'the City Engincer finds that inconsistencies of the asphalt edge along Oakes
Avenue would not allow for proper drainage into the new curb and stormwater
facilities, the appropriate amount ol asphalt will necd to be removed and replaced
by the applicant to correct the issue

3. These improvements would extend to the easterlv and westerly boundarics
lronting Qakes Avenue.

The proposed storm-water conveyance to the public outfall and easement shall he
considered nrivate and maintained by the property owners of which it serves.

The proposed 10-foot storm drain casement and collector system ne:
he nrivate and mainiained by the property owners of which it serves,

The conveyance system proposed along Oakes Avenue will be considered Public. This
system will discharge to a swale along the sou  side of Oakes Avenue. This crossing will
need to he coordinated with the Washinoton Siate Dienartment of Tranenoriation 1 geal

Sewer will need to be extended across Oakes Avenue to serviee this project and will need
to be coordinated with the Washineton State Denartment of Transnortation Local Region
for appropriatc permits.

Proposed 15-foot sanitary sewer easement for pump lines and collector side service pipe
on lhc norlh Sidc Of thc prop()sed n‘]unhnh- unll he a nrivate aacameant and mamtainad Iy
the property owners of which it serves

The scope of the project shall not exceeed that as sct-out in the replat, PUD, shorcline
substantial development permit. and shoreline variance applications (including
attachments), and in accordance with the determinations made and conditions imposed.
Exhibit 12 shall be the approved site plan.

The project shall comply with all applicable Shoreline Master Program regulations,
including but not limited to, Chapter 5, Shoreline Environments & Associated Policies
and Regulations, Chapler 6, fnvironmental Protection ©3emaval Racolatinue and Chgpler
R. Snecific Use Policies und Development Regulations.

The applicant shall be responsible for reimbursement to the City for the cost of third
party review, posting/mailing and publication of the public hearing for this nronagnl
l-)!'l\ll'\1f\l1* ;I) "“I] (‘h')ll I‘\D I‘|‘\'.]llt‘ I‘\F"‘l'\l'il I'\Il;lf{illg pcl‘lnit iSSLIN‘II]CC

Development shall comply with the revised landscape plan (See Exhibit 11).

I andecaning chall he in nlace and camnlete hetore bnildino nermit cortificate of

Page 3ol 8
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25.

27.

29,

30.

3l.

33.

LEEWARD LANDING LIC

Preliminary subdivision and Planned Unit Devclopment approval authorizes the app  ant
to proceed with application for necessary permits to construct required improvemenr  and
ta prepare construction drawinas in accordance with the determinations made and
conditions imposed

A note on the final short plat shall denot
the respective property lines as follows:

A) Front: 20-feet
B) Recar: 20-Feet
C) Side: 5-feet

Private utilitics shall be owned and maintained by the property owner, property owner’s
association, successors or assigns in a manner (o ensure their functioning consistent with
annlicahle reoulations A note to this effect <hall be recorded on the final nlat man

protected before and during site development and construction through adherence to
AMC § 16.50.100. Chain link fencing (or other sturdy construction fencing) sh. be
erected alone the drip line (plus 6 feet) of cach of the trees designated for retention ¢ the
plan.

Before any site development or construction activitics occur on the subject property the
applicant shall contact the Department of Plannine  Community, and Economic
Development Lo arrange a (ree fence inspection

The lots in this subdivision arc subjcet to applicable water, sewer, and stormwater
general facility and hookup fees and transportation, fire, and park impact fees. These
fces are payable at levels in effect at the time of building permit issuance and may
differ from thosc fee levels currently in effect; sewer and water latecomer charves mav
he mavahle A nate ta thic offent shall be recorded on the final plat map.

Belore final replat /PUD approval is given, the applicant /landowner shall provide

covenante eonditinne and redrictione (CCORR@ 1o the ety for veview and annrnual

Before final replat /PUD submittal or approval, the land survevor shall olace the
reancettve nranerty carnere of the sihieet nranerty,

Page 4 of' 8
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LEEWARD LANDING LLC

34.  Unless otherwise outlined within a vegetation management plan that has been apy ved
by the City of Anacortes, within the NGPL, vegetation or ree removal, toppi: . or
trimming is prohibited unless approved by the City. The applicant would need to & mil
an ISA certified report that states a tree is dead, discased. or dying and hazarde 5 to
surrounding uses, along with a geological hazardous arca critical arca report to the Uity
of Anacortes’ Planning Department and Parks and Recreation Department for revies  and
approval. Notwithstanding, vegetation /tree removal [rom an crosion or Iand<lide havard
area and ite agenciated hittor i« nrohihited ner AMO 8§ 17 70 76004y,

35, One twenty-cight (28) foot high, detached 2,000 squarc foot (maximum) accessory
building is permitted on cach lot provided it is in compliance with all other bulk and
dimensional standards for the zone, except where maodified through these conditic 5 of
approval. Where an accessory dwelling unit (ADU) is proposed within said buildir  the
living spacce shall not exceed 1,200 square teet. Impact lees & GFC shall be paye 2 al
the time of building permit issuance for both the ADU and primary residence, The 00
squarc foot (maximum) permitted accessory building size and 28 foot high (maximum)
height limit variance/deviance only applies to lots 3 through 9. Accessory structures on
Iote 1. 2. & 10 chall meet current zoming ende standards ineludine it not limitad 1o

36. Development shall comply with the issued SEPA Mitigated Determination of  ‘on-
Significance (MDNS) mitigation measures as [ollows:

A. Develonment chall comnlv with all of the recommendatinong af the Geotechnieal

B. All structures shall be setback a minimum of thirty (30) feet from the top of the ik
of the geologically hazardous /steep slope as identificd on the face ol the replat /PUD
(MDNS (jondili()n #2)' I‘SC“ o diiinem A0 A s I HAN laalass: Tl aterntas 00 i,
two conditions shall prevail |

C. A final tre¢ prescervation plan shall be submitted for review and annroval nrior ta
construction nlan annraval (IMDNS Condition #3).

D. Erosion control, dust control, and best management practices shall be employed
during construction /development activities as required by hath the Ruildino and
Public Waorke DNenarimente (MTINS Candition #4),

[5. The applicant shall submit a Large Parcel Stormwater & Water Quality Plan to
minimize runofl, control crosion, and protect adjacent properties. Such measures may
include replanting. resceding, storm retention ponds. bufter arcas or prompt
development. This plan shall be prepared by a licensed civil engineer (MDNS

Page 5 of 8
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LEEWARD LANDING LLC

. Orange construction fencing shall be installed at the project bound:
limite a¢ required by the Planning Department (MDNS Condition #6).

G. All applicablc permits shall be secured before anv construction activities begin o site,
(MDNS Condition #7).

H. Belore building permits for each of the proposed residences will be is
applicant shall contact the Department of Planning, Community, and |
Nevelomment to arranoe a tree fence inenection (MDNS Condition #8).

J. A legally enforceable agreement, which shall be recorded as a covenant and noted on
the face of the deed or plat, and executed in a form satisfactory to the City of
Anacorles” acknowledging that the site is located in a geologically hazard area; the
risks associated with development ol such site; and a waiver and release of any and
all claims of the owner(s), their directors, employees, successors, or assigns against
the Citv of Anacortes for anv loss. damage or iniurv. whether direct or indirect.

K. Pursuant to City of Anacortes’” Shoreline Master Program (SMP) Appendix A-3.9.4,
unless otherwise provided or as part of an approved alteration, removal of vegetation
from an erosion or landslide hazard arca or related buffer shall be prohibited. The
applicant however has submitied a geotechnical report, tree preservation plan, and
landscape plan addressing proposed vegetation removal.  Any vegetalion removal
shall be consistent with the submitted g
landscape plan (MDNS Condition #11)

[.. Pursuant to City of Anacortes’ SMP A-3.9.5, clearing shall be allowed only from
May 1* to October [ of cach year provided that the city may extend or shorten the
dry season on a casc-by-case basis depending on actual weather conditions. Clearing

limite chall ha ~rancictont with the cuhmitiad anntochnioal ronart trea nracarvatinn

M. The project geotechnical engincer, shall review the final civil drawings for
consistency with the geotechnical report and provide specitic detail for anchoring of
the storm line on the slope. Site work shall be monitored bv the ocotech as
determined by the Planning Department (MDNS Condition #13)

Page 6 of' 8
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LEEWARD LANDING LLC

39, Before final PUIY replat submittal or approval is given, the applicant/ fandowner  hall
submit a S-ycar maintenance and monitoring plan to the city for approval for all pl  ing
along the public trail, private {rail. sidewalk located within the right-of-way, and

40.

DF it M{yubm [ 1/ /‘ D) Zj) 2
I/écward/Landing LLC Dated'[ [
Nels Strandberg

By: Debbie lHeadrick
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Chis o on of value is based on the assumption that the properties are actively offered for s
with the services of competent brokerage on the open market for a time period of approximat
three o six months and are sold for cash or lenms equivalent Lo cash, Although the marketing

period is believed to be reasonable, it is not to be regarded as a guarantee.

his letter of transmittal must remain attached to this report in order for the value opinion set

forth to be considered valid.

Your attention is invited to the lollowing report which contains a summary ol the property

description, data, analyses, and appraisal procedures applicd.

Respectfully submittecd,

\
Q\\I‘-\-l k,:/—\
Robert W. Suttles, MAI
Washington State Certilied General Real tstate Appraiser
Certification #1 100553
’

YA

Muark Salzer, MAI

Washington State Certitied General Real Estate Appraiser
Certification #110208 |

NORTHWEST FALESTATUE VALUATION, [.L.C
Robert W, Su 5, MALand Associates



Summary of Notable Faets & Conclusions

Addresses: Minncesota Avenue Right-of-Way
North of [Highway 20 (Ouakes Avenug
Anacortes, WA 9822

Tax ldentification Numbers: None. located between P38285 and PS82064
I ffective date of “as is™ value: March 19, 2015
Date Report Completed: April 8. 2015
Property Owner: City of Anacortes
Zoning: City of Anacortes - Residential District (1)

Anacortes Municipal Code — Chapter 17.36

General Property Description: The real property being appraised consists of an existing s ¢t
right- of-way that the city is considering vacating with a total arca of 14,361 SF, or 0.33 acres,

The property is zoned tor residential use and is wooded with wilities needing (o be extended to

the site.

Sales Comparison Approach

I'he opinion of value for the real estalte is:

I Developable Lot (e $45.000 per Lot............ e e e $45.0

Based on our investigation and analysis and in conformance with the deflinition of market v ¢
and subjeet to the assumptions and limiting conditions delincated in this report, the *as 8™ ¢ inion

of marketl value of the fee simple interest in the appraised property as of March 19, 2015, is:

Forty-Five Thousand Dollars - $45,000

NORTHUWEST REAL ESTATE VALUATION, LIC
Robert W, Saitles, MATL and Associates
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A targe volume of debrls was removed in the process of removing trees and cutting the tops and
pruning, however some areas in the central and east sections of the slope have large amounts
debris remaining in small localized areas, stacked in deep layers. Our concern is that natural
regeneration of natives under the numerous branches layers will be prevented due to lack of |
and growing space. As a result, these same areas will be devoid of vegetation and thereby st :ct
to erosion. In addition, these debris piles prevent replanting.

Tree removal, habitat pruning and view enhancement pruning was largely completed as g the
plan. Exceptions to this are as follows:

e The habitat pruning cut all trees to the same height, top of the slope. Our expectation 3
that the height of the final cuts made would be varied. Varying the height of the final ¢
would have been closer to mimicking a natural failure pattern for trees on this slope. Nu
action is necessary to correct this.

» The final cut on the trunks should have copied the information provided in the Habitat |  ning
| Natural Canopy Reduction lllustration, with cuts being deeper and a more splintered
appearance. This will encourage localized decay and create habitat quickly. In the rem  ing
trees still to cut this should be completed.

= Cut branches should have been cut to mimic a fracture or tear-out failure. No action is
necessary to correct this.

The groundcover that existed prior to tree removal and other work has been retained as ne
plan, and is largely intact. Based on checks made by Mr. John Lundsford of Anacortes Parks
Recreation six trees were removed from within the Guemes Channel Trail construction area. :5e
trees were Incorrectly included in my inventory of the Leeward Landing Project. Checks by N
Strandberg of Strandberg Custom Homes and Design noted an additionai four trees were removed
to allow for the construction of the Guemes Channel Trail, A total of 10 trees were removed to
construct the Guemes Channel Trail.

The following is a complete list of the 10 trees removed for the purposes of constructing the
Guemes Channel Trail.

Tree # Species _ Diameter (inches)
145 Red alder 16.7
150 Red alder 11.9
155 Red alder 8.9
156 Red alder 10.2
167 Red alder 18.5
168 Red alder 14.5
169 Red alder 5.4
170 Red alder 12.7
171 Red alder 11.1
173  Red alder 10.1

Tree # 133, a 15.8-inch diameter red alder and two other smaller trees failed, failed in high
winds. Debris from these tree failures have been removed. All other trees were retained or removed
as approved by the City of Anacortes.

Erosion was observed in a few very small and localized areas, affecting installed plantings and
also exposing soil in very small areas of the slope. Some of these areas are also too steep to plant
and will therefore be left. | observed that some areas in the mid and upper slope were not planted
with native groundcovers and shrubs. These areas were identified for replanting in the plan.

Strandbery Custom Homes and Design, { eeward Landing Project - Level 1 Limited Visual Tree Assessment and Tree Preservation Plan
Monitaring

Urban Forestry Services, Inc.

March 29, 2016 Page 2 of 4



Recommendations

Erosion Control and Debris Management:

As per standard erosion control where surface erosion has been observed the following should
be imme itely completed.

» Immediately cover exposed and eroding soils with straw or mulich,
e Immediately replant through either the straw or muich.

IO 1. 11D 1D afl BAANNPIZ UL 1) CAPUDTU BUND (IAUSIIEU ) 1SYUIIIY erosion protection and planting;
and 2.) Dense debris layers requiring cutting and dispersal across site, with follow-up planting
required.

Note that existing native vegetation must be retained undamaged and uncovered and that bare
areas should be visible under the debris and allow for an individual to piant into the slope beneath.

Planting Stock Access / Species Adjustment / Replanting Areas:

The species specified in the plan were reported to be not available. The following is a substitute
list with suppliers listed. UFS completed a check of availability for these shrubs and groundcovers on
March 18, 2016. The planting stock should be purchased and installed immediately as stock
availability changes on a daily basis.

Supplier List:

FCN (Stock Supplier Abbreviation) Fourth Corner Nurseries
Contact Angie Ballard O'Hare, Nursery Sales — (360) 734 0079
5652 Sand Road, Bellingham WA 98226

WACD (Stock Supplier Abbreviation) WACD Plant Materials Center
Contact Jim Brown, Manager & Sales — (360) 757 6972 / (360) 757 1094
16564 Bradley Road, Bow, WA 98232

Strandberg Customn Homes and Design. Leeward Landing Project - Leve! 1 Limited Visual Tree Assessment and Tree Preservation Plan
Monitoring

Urban Forestry Services. inc.

March 29, 2016 Page 3of 4



Planting Stock List;
Supp | Species | Special Notes

Upper Slope -
FCN | Tall Oregon-grape, Mahonia aquifolium
FCN | Red huckleberry, Vaccinium parvifolium
WACD, FCN | Red Osier-degwood, Comus stolonifera
FCN | Red-flowering current, Ribes sanguineum | Low Stock Numbers
FCN | Nootka rose, Rosa niutkana
FCN | Snowberry, Symphoricarpos albus

Mid Slope-
FCN | Red huckleberry, Vaccinium parvifolium
FCN | Red-flowering current, Ribes sanguineum | Low Stock Numbers
WACD, FCN | Pacific ninebark, Physocarpus capitatus | FCN Low Stock Numbers
FCN | Swordfern, Polystichum munitum
FCN | Beaked hazelnut, Corylus conuta var. californica
WACD | Red elderberry, Sambucus racemose
FCN | Biack twinberry, Lonicera involucrate

As per the plan "'The density of planting should be sufficient to ensure no soil is exposed
between plants after 3 to 5 years of establishment. In addition, as per "DR-6.5.7 £"

"shrubs shall be planted such that within two years the shrubs will cover af
least thirty percent (30%) of the area that would be covered when the shrubs
have aftained a mature size.”

—

FUULY £, LULAILEU SIUDIWI 1D Lauds udilidye w mia2lled trees and shrubs, Shown in
this photo is the damage caused to two shore pine, Pinus contorta var. contorta. Areas of
bare soil will need to be replanted and the trees condition addressed through replanting
or replacement,

Let us know if you have any questions about these arborist notes.

Strandberg Custom Homes and Design, Leeward Landing Froject - Leve! 1 Limited Visual Tree Assessment and Tree Freservation Plan
Monitorirg

Lirhan Forestry Services, Inc.

March 29. 2016 Page 4 of 4
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Leeward Landing Planned Unit Development

S Year Maintenance and Monitoring Plan

[, After initial install of plants the site will be inspected by the City of Anacortes and Urban Forestry,
verilying the installation of all agreed plants and trees. Deficiencies will be noted and corre d.

2. An“as built” drawing will be created, and pictures of views and trees documented and recor 4 on
the property’s deed. (NGPE Agreement)

3. On April I of cach subsequent year. a Cily ol Anacortes representative will meet with a
representative from Leeward Landing THOA representative to check for dead or dying trees and
shrubs.  Dead or dying plantings will be documented and replaced, within 60 calendars days.

4, 5 years from final plat approval the monitoring plan will end.

5. The NGPL will then be maintained by the language in the NGPE Agreement.

6. leeward will only be required to replant trees or shrubs if survival rate drops below 80%.

Leeward Landing LLC Dute
Nels Strandberg

I certify that [ know or have satisfactory evidence that is the
person who appeared before me, and said person acknowledged that said person signed this instrument
and acknowledged it to be free and voluntary act of said person for the uses and purposes mentioned in
the instrument.

Dated this day of , .

(Signature of Notary)

Print Name of Notary
Noltary Public in and for the State of Washinglon,

Residing at

My Appointment expires
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Native Growth Protection Arca
Planting Reqguirements/Actual Inventory

NGPE Planting Requirement

Plani Type Required  Actual
NGPE Planting Requirement
Plant Type Required  Actual
1" Caliper Vine Maple 30 10
1" Caliper Big Leal Maplc 4 4
" Douglas Maple 20
Douglas Hawthorne 20
Beaked Hazel Nut 20 20
Black Hawthorne 20 20
Salal 100 100
Qccan Spray 20 20
Oregon Grape 20 20
Western Crab Apple 10 {0
4' Sitka Spurce 4 4
4'-5' Share Pine 0 20
G' Shore Pine 20 20
Sword Fern 50 00
Cascara 20 20
Red Flowering Currant 20 20
Nootka Rose 30 30
Thimbleberry 20 20
Native Willow 50 200
Snowbcrry 20 20
478 698

* 80% Required Survival Rate on 478 plants

3.20.2016
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SECTION ONE: ACKNOWLEDGEMENT AND ACCEPTANCE OF RISK:

1.1  The undersigned (“Grantor”) is the owner of the real property described
above (“Property”);

1.2 The City of Anacortes (“City”) has a substantial interest in the effective 2
safe use of lands within its borders, and in the health, safety, and welfare of its citizens;

1.3  Grantor acknowledges that the Property is located in an environmenta y
sensitive area more specifically defined as a “geologically hazardous area” in Article IV of
1e Anacortes Municipal Code;

1.4  “Geologically hazardous areas” may be subject to landslides and other soi
movement that may result in the damage or destruction, in whole or in part, of any building,
structure, dwelling, or lands within or adjacent to such areas;

1.5  Grantor understands and acknowledges that there are unique risks
associated with development of the Property, including but not limited to property damage,
loss of use, personal injury, and death that may result from soil movement;

1.6  This Covenant is to be signed, acknowledged and recorded in the records of
Skagit County as a restrictive covenant, restricting and limiting use of the Property before
the City will issue any permit(s) to do any work on the portion of the Property that is located
within a “geologically hazardous area”; and

1.7  This concerns the Grantor’s use, occupation or
enjoyment of the Prupm Ly QLU 1D 1UL LT venefit of the City. This Covenant is intended to
bind Grantor, its successors and assigns, any subsequent owner of the Property or any
portion thereof, and any heir(s), successor(s), legal representative(s) and assign(s) of any
of the foregoing parties (collectively, “Owner”) and to run with the land.

SECTION TWO: RESTRICTIONS ON OCCUPATION, USE, AND
DEVELOPMENT OF THE PROPERTY:

2.1  The Property may not be occupied, used or developed, and no residential or
commercial building, structure, or dwelling shall be erected or constructed on the Property,
without first obtaining applicable permit(s) (“Permit(s)”’) from the City.

2.2 Grantor and each Owner of any portion of the Property that is located within
a geologically hazardous area hereby covenants and agrees as follows:

51502192.2






The indemnity provisions provided herein shall be valid and enforceable only
e exient provided by law; and

2.2.4 This Covenant shall be recorded in the records of Skagit County
run with the land in perpetuity for purposes of providing notice to Owner anc
his/het/their heir(s), successor(s), legal representative(s) and assign(s) that the Propert
in a geologically hazardous area, that there may be actual or potential risks associated v
deve ment thereon, of any conditions or pro »itions on development, and of any
features in this design which will require maintenance or modification to addr
anticipated soils changes.

SECTION THREE: RESERVATIONS, RESTRICTIONS, AND COVENANTS:

3.1  Grantor hereby declares that the Property is held and shall be conveye
subject to the reservations, restrictions, and covenants set forth in this Covenant.

SECTION FOUR: MISC. GENERAL PROVISIONS:

4.1 It is expressly understood and agreed that invalidation of any provis
contained in this Covenant, or any portion of this Covenant, by judgment or court o1
shall in no way affect any of the other provisions, which shall remain in full force and
effect.

SECTION FIVE: RUNNING COVENANT:

5.1 The covenants, agreements, and restrictions contained herein are intended
to be restrictive covenants and not conditions, that shall run with the affected Property, that
shall extend to and be binding upon the undersigned and any other Owner, and that sh
be contained in any future title report applicable to the Property.

SECTION SIX: RECORDING:

6.1 This Covenant shall be recorded in the real estate records of the Auditor’s
Office of Skagit County, Washington.

SECTION SEVEN: INSURANCE:

7.1  Grantor and any subsequent Owner are hereby advised to obtain insurance
in addition to standard homeowner’s insurance to specifically cover the risks posed by
proposed development in a geologically hazardous area, including without limitation those
risks described above.
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DATED THIS DAY OF , 2016.

Grantor

[ certify that [ know or have satisfactory evidence that is the pers
who appeared before me, and said person acknowledged that said person signed t
instrument and acknowledged it to be free and voluntary act of said person for the uses ¢
purposes mentioned in the instrument.

Dated this day of

(Signature of Notary)

(Legibly Print or Stamp Name of Notary)
Notary public in and for the State of
Washington, residing at

My appointment expires
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10.

11

on the lot. This will create a “bascline™ allowing “Grantor™ and their successo 1
luture owners. the right {0 maintain the “View Window™ as described abo r
perpetuity.  As vegetlation grows, the following guidelines along with the

«

Preservation Plan, [illside/NGPTE Landscape Plan and the ‘Trec and shrub Py I
Techniques in the NGPE Zone “Exhibit B™ will be used when maintaining the v

Windows.

Prior to any view mainienance activitics proposed to occur for trees approximat
years old or older 1eeward Landing llomeowners Association shall submit a 1
prepared by an [SA certified arborist. to the City of Anacortes, describing pre
view maintcnance activities necded in order to maintain views cstablished throu
PUD approval process, as described above.  Maintenance activitics propos
multiple lots shall be consolidated into one report and shall occur in a coord
fashion, unless otherwise approved by the City of Anacortes.  The plan sh
consistent with the approved Critical Arcas report, Tree Prescrvation Pla
(icotechnical report for the project and shall identily trees to be trimmed, inc
methods proposed, egquipment to be used, and a tree cutting and debris manag
plan.

Ior “new vegetation™ growth that exceeds a height of 411 (in a horizontal planc)
the height of the top of bank, owners may maintain such height no more often tha
per calendar year. As described in “Hxhibit B7, a plan for maintenance propose
completed shall be submitted to the City of Anacortes for review and approval )
work occurring. New sprouts from a maple stumip are not considered mature trees.

Ar ¥

1

Hand removal of noxious weeds, as listed by the state in Ch ter 16-750 WAC, is

permitied. provided such activity shall be conducted in a manner consistent wit sl
management practices and the City’s engineering design standards and /e

vegetation is promptly reestablished in the disturbed arca.

“Hazard trees™ as identificd by an ISA Certitied Arborist, may be removed subject 1o
concurrence of the City of Anacortes. [lazard trees that are removed or blown down
shall be replaced by the landowner with like species, subject Lo approval of the ¢y of
Anacortes. Replacement vegetation shall be maintained by the land owner until able
(O survive on its owi.

Tree and shrub pruning permitted under the circumstances above shall utilize 2
techniques, as appropriate, outlined in “Fxhibit B” herein

Fallen trees in the NGPE shall only be removed from the site with the prior approval
of the City of Anacortes.

Trails through the NGPLE shall not be permitted without the prior approval of the  y
of Anacortes and shall comply with the ASMP

Fencing plans along the NGPIL must be approved by the City of Anacortes. No lencing
is permitted within the NGPLE

The use of pesticides or herbicides within or adjacent o the NGPIE is prohibited.
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[2. All work within the NGPI will be performed by hand, or with a chainsaw, At nc
will the roots of vegetation be disturbed.

[3. Dumping of landscaping or any other debris into NGPE is prohibited.
14, Any disturbance of the NGPE that is inconsistent with this agreement and/

Shoreline Master Program is a violation ol the SMP and shall be subjeet to resto
and penalty provisions of the Anacortes Municipal Code and the SMP.

DATED s day of , 201 .

GRANTOR:

By:

Is:

({':'Il'ir()l’ ANACORTES, WASHINGTON
By:
ATTEST: Approved as to from:
By: By:

Acknowledgement on Following Page

Page 3 of 6

aint

the
lion



Acknowledgement

State of Washington

County of Skagit

The foregoing instrument was acknowledged belore me on this day of 201

By » who was personally known to me or who provided sutticient

proof of identity.

Witness my hand and official seal.

Notary Public

My Comumission Expires;

State of Washington

County of Skagit

The foregoing instrument was acknowledged before me on this day of 201 .
By . who was personally known to me or who provided sufficient

proof of identity.

Witness my hand and official seal.

Notary Public

My Commission Expires;
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“Exhibit A™

Legal Description:

Leeward Landing Planned Unit Development

Parcel
P31716, P31717, PSRI64, PAR2ES

COMMONLY KNOWN AS:

l.ot 1 - 3820 Leeward Lane Anacortes, Washington 98221
Lot 2 — 3816 Leeward Lanc Anacortes, Washington 98221
Lot 3 ~ 3814 Leeward Lane Anacortes, Washington 98221
Lot 4 - 3810 Leeward Lane Anacortes, Washington 98221
Lot 5 — 3806 Leeward Lane Anacortes, Washington 98221
Lot 6 - 3802 L.eeward Lane Anacortes, Washington 98221
Lot 7 — 3718 Leeward Lane Anacortes, Washington 98221
.ot 8 — 3716 Leeward Lane Anacortes, Washington 98221
Lot 9 - 3710 Leeward Lane Anacortes, Washington 98221
Lot 10 -3708 Leeward Lane Anacortes, Washington 98221
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“Exhibit B”

Permitted Tree and Shrub Pruning Techniques in the NGPE Zone

Tree Trimming and Pruning

Retain a minimum of 70% if the original erown to maintain tree health and vigor. The removal of toc nuch
live foliage can reduce the trees ability to supply food to the roots, thereby weakening them. A combination
of the Tollowing trimming methods can be used:

l

Windowing (vista pruning): Remove groups of branches, creating openings 1o allow for view
through sections of the ¢crown.

Interlimbing (thinning): Remove branches to reduce their density throughout the erown, or
scetions of the crown, This allows for filtered view through the crown.

Skirting Up (crown raise): Remove branches to provide vertical clearance, allowing for a
view under the canopy.

Canopy Reduction: Reduce length of branches (o decrease height and or spread.

Habitat Pruning: Use coronet and natural fracture cutting techniques to reduce the height and
or spread of the canopy, This creates additional long term habitat,

Shrub Trimming and Pruning

There are five basic techniques for pruning shrubs. A combination of the following trimming methods can

be used:

Pinching back: Simply use your fingers to pinch off the terminal bud of the branch. This will
encourage fateral branches to form and can be a great way 1o prevent more pruning later on.
Heading back: This method removes the terminal bud, resulting in more branches. Cut the
branch at an angle, about %™ above a branch bud and sloping down and away for the bud. I'he
bud ncarest the cut determines the direction the branch grows. With the outward facing bud
usually resulting in the best shape. If a heading cut is made in the middle of a branch with no
bud, the result will be a Nush of growth at the site of the cut.

Thinning: Thinning involves removing branches while feaving the terminal bud. Make the
cut just outside the branch collar, which is the bulge where the branch meets the stem, but don®(
leave a stub. Thinning can produce a more open, shapely plant, without altering its overall
size, shape. or growth habit.

Renewal or rejuvenation pruning: Rencwal pruning involves removing the oldest stems and
branches at the base, then thinning or heading back the younger stems to promote regrowth,
With rejuvenation pruning, the entire shrub is cut (o stubs less than 12, This drastic measure
is usually done if a shrub has become an overgrown, tangled mass that is not blooming well.
Shearing: Shearing involves trimming ol the tips of branches and is best used only for formal
hedges.  Shearing alters the shrub’s natural shape and promotes thick growth anly on the
exterior of the plan, which results in dead foliage and lack ol growth on the interior branches.
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l‘CI_.p'a \_>$ e la_) e b r
Leeward Landing NGPE REANRIE
Planting Calculations

Oaks Avenue Landscapc

NGPE Planting Requirement Additional Plantings # Tree Tree Unit Tree Credit
Plant Type Required  Actual Vine Maple 16 1 16
NGPE Planting Requirement Arbutus 31 1 31
Plant Type Required  Actual White Birch 15 1 15
' 2 30 30 Shore Pine 22 1 22
laple 4 4 Birch 7 1 7
20 Pine 15 1 15
20 106 .
20 20 —=
20 20
100 100
20 20
20 20
10 10
4 4
0 20
20 20
~ rord Fern 50 100
scara 20 20
d Flowering Currant 20 20
iotka Rose 30 30
imbleberry 20 20
itive Willow 50 200
owberry 20 20
478 698
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Fourth Corner Nurseries

fj—.’l/’)»-; /()/ ?/{ oA C;)Ebf'tj’lcl.

/ Bglm 5757 Sand Rd. Aoknowledgement
m;m‘ Bellingham, WA 98226 # 519149 B ——
i~ ¥ BARE-ROOT SALES: (360) 592-2250 Date 10/12015
CONTAINER SALES: (360) 734-0079 - ; I
Fourth Corner e (a0) s6.1236 Page 1T
" EMAIL: sales@fourthcornernurseries.com
Nurserles WEB: www. fourthcornernurseries.cam
[SOLD TO ‘ | SHIP TO ' .
Strandberg Custom Homes & Design cash g
Attn: Debbie Headrick g ¥
2018 R Avenue /L‘.;_;‘-.‘
Anacortes, WA 98221 -
Ph. (360) 293-7431 Ph.
| Ordered | Ship Date | Customer PO#| Salesperson |  Terms Ship Via | Job Name 1
9/11/2015 confirmed Leeward Landing bob COD sustomer Picku
| Qty. Extended
iOrdered|Available ) Description Origin Sizg‘ Unit Price Price
0 20 Pinus contorta v. cohtorta - Shore Ping BC - Vanc 1 gallon $4.00 $80.00
)0 100  Polystichum munitum - Sword Fern 1 gallon $4.50 $450.00
0 30 Acer circinatum -Vine Maple 02-PugetL 1 gallon $4.00 $120.00
} 4 Acer macrophyllum - Big Leaf Maple 02-Pugetl. 1 gallon $4.00 $16.00
0 20 Corylus cornuta v. californica - Beaked 02-Pugetl. 1 gallon $4.50 $90.00
Hazelnut, Filbert
20 20 Crataegus douglasii v douglasii - Douglas 02-PugetL. 1 gallon $4.00 $80.00
Hawthorn
20 20 Frangula (Rhamnus) purshiana - Cascara 09-ECasca 1 gallon $4.00 $80.00
20 20 Mahonia repens - Creeping Oregon Grape 1 gallon $5.00 $100.00
30 30 Rosa nutkana - Nootka Rose 02-Pugetl. 1 gallon $4.00 $120.00
20 20 Symphoricarpos altbus - Common Snowberry  02-Pugetl. 1 gallon $4.00 $80.00
r‘\f‘»ﬂﬁ D
. ‘)r \ L
| FreaD .
THIS IS NOT A\ACQNFAIRMATION
To place a firm\ otdér, please sign and return within 10 days, with 4 25% deposit. Plant Total: $1,216.00
X ! e Packaging: $0.00
| understand this is\a\nbn refundable deposit with the balance due before shipping. - Shipping: $0.00
This Acknowledgement total does not include shipping cost. — 9 )
Substituti Subtotal: $1,216.00
ubstitution ) .
If size ordered is unavailable, sent the next— 8.5 % Sales Tax: $103.36
___largest size available o Tot $1.319.36
_____ _ smaller size available Amount Paid: $0.00
no substitutions T T o B
—_ ] Due:
Note: You will be charged for the size shipped. Total Due $1,319.36



! | 4 Fourth Corner Nurseries (N i
@m 5757 Sand Rd. INVOICE
mm Bellingham, WA 98226 515607 —
BARE-ROOT SALES: (360) 592-2250 Date 51212016 SN
CONTAINER SALES: (360) 734-0079

FourthCorner 550) 1340079 Page

u , EMAIL: sales@fourthcornernurseries.com
N urser Ies WES: www fourthcornernurseries.com
[soLbTO B [SHIP TO ]
Strandberg Custom Homes & Design Strandberg Construction
c/o: Debbie Headrick 2018 R Avenue
2018 R Ave. Anacortes, WA 98221
Anacortes, WA 98221
Ph. (360) 293-7431 . Ph. (360) 293-7431
[ Ordered | Ship Date | Customer PO#| Salesperson | Terms | ShipVia | Job Name |
1/4/2018 confirmed angie CcOD UPS
Qty. ’ Extended
Ordered| Shipped Description Origin Size Unit Price Price
200 200  Salix lucida ssp lasiandra - Pacific Willow 02-PugetlL cuttings 4’ $0.80 $160.00
3 3 Boxes - extra large each $12.00 $36.00
L-ﬁé wel L andin Cé,.
| ___ Plant Total: $160.00
Packaging: $36.00
Shipping: $61.66
Subtotal: $257.66
8.5 % Sales Tax: $21.80
T ( \ t / Amou t?;%’f — 350;5)6
. _ ‘ ;o n : O
. ' ¢ [~
signature LJIPLL \JQ@A!M o oue D[2fapi, T Toivue|  smese
e L 7 T

We take great care to provide nursery stock of high quality, true to name and healthy at time of shipping. However, we can give no guarantee, Mor implic
as to productiveness or life span. Any stock received in unsatisfactory condition must be reported immediately. Plant claims will be reviewed and credit Wilkbe.issu
where justified; at no time will we bie responsible for more than the purchase price.

3 Al
We do not guarantee pl s to live after accepted. Q‘(}L VI[/QC’L/ Z/Z- / Z o (g



Date 10/2/15

Invoice No | 1312

Arturo Lopez

Lopez Valley Nursery and Landscaping
10624 Collins Road

Sedro-Woolley, WA 98284

Office: (360) 854-0210

Cell: (360) 770-6221

Bid To

Strandberg (custom Homes & Design)
P.O. Box 319

Anacortes, WA 98221
Phone(360)293-7431 X1
Fax(360)299-8660

aT Description Unit Price Amount -
10 Salal 1gal. $4.00 $400.00
0 Ocean Spray 2gal. $9.50 $190.00
0 Western Crabapple 2gal. $10.50 $105.00
1 Sitka Spruce 4’ $18.50 $74.00
0 Shore Pine 4'-5’ht. $35.00 $700.00
0 Red Flowering Currant 2gal. $100.50 $210.00
4] Thimbleberry 2gal. $9.50 $190.00
1 Delivery $50.00 $50.00
| Leewar Landiay
Subtotal: $1,919.00
Tax: $158.86
Total Balance 37, 0‘1')‘8? .

¢

gt
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