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2. Minutes of January 6, 2016 
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CUP-2015-0006 – Discussion/Possible Action  
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a. Public Hearing:  2016 Comp Plan Update - Economic Development, Capital 
Facilities and Utilities – Discussion  
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Draft ‐ Planning Commission Meeting 

Minutes for – January 6, 2016 

 

 

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

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

Minutes 
December 9, 2015 were approved as presented. 

Correspondence 
Election of Planning Commission Chair & Vice Chair.  Commissioner Oppel nominated 
Mr. Laumbattus for Chair, seconded by Commissioner Pollard and motion passed 
unanimously.  Commissioner Oppel volunteered for Vice-Chair; Commissioner 
Laumbattus seconded and motion passed unanimously.  
 
Old Business 
 
Continued Public Hearing: West 10th Street Replat/PUD 2015-0001 –
Discussion/Possible Action 
 
The Chair then introduced the continued public hearing for a PUD/Replat on West 10th 
Street.  Mr. Cricchio, Associate Planner, explained that the applicant proposes 
construction of an 8 lot PUD and 1 lot wetland tract (9 lots total) on the subject property. 
Mr. Cricchio explained this proposal originally went before the Commissioners on 
December 9, 2015.  The Commission conducted a site visit at 3:00 p.m.  Mr. Cricchio 
went on to explain that the proposal includes Wetland buffer averaging and a 
modification to the underlying zoning district’s minimum lot size requirement.  The 
applicant also proposes a right-of-way (ROW) dedication and vacation.  The vacation 
request is to unimproved West 11th Street for approximately 212 feet from Lots 5 to 11, 
Block 1121 Northern Pacific Addition to Anacortes.  Additionally, the applicant proposes 
a vacation request of the alley for approximately 185 feet from Lots 1 to 6, Blocks 1120 
& 1121 Northern Pacific Addition to Anacortes. 
 
Mr. Steve Lange, Project Manager for the City of Anacortes gave an overview of how 
the Public Works Department is structure.  Mr. Lange explained that when 
developments come in for review, the engineering department is responsible for making 
sure that the public works and fire department needs are met.  He explained that the 
engineering department has worked on this project with the applicant and that the layout 
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of the proposed project meets the intent of all city requirements for water, sewer, street 
access, sanitation access, fire access, etc. 
 
Mr. Lange pointed out that the applicant proposes to use a 24 foot wide road with an 80 
foot cul-de-sac.  The fire department requires 90 feet for fire truck turn around.   Eighty 
feet of the cul-de-sac is paved with a 5 foot sidewalk that goes around the subdivision 
that is 6 inches thick at grade.  This allows the fire truck to drive on the sidewalk to meet 
turnaround requirements.  There are two other reduced sized cul-de-sacs that function 
within the City. Mr. Lange explained that the subject project does meet all street and 
road requirements per City Ordinance relative to pedestrian pathways, ADA 
requirements, neighborhood circulation and connectivity for both vehicles and 
pedestrians, utility locations and access to utilities. Mr. Lange also pointed out that 
based on preliminary information, both water quality and quantity can be achieved at the 
West 7th Street and Kansas Avenue detention pond. Mr. Lange clarified the alley is a 
publicly owned and maintained right-of-way.  In answering a question from 
Commissioner Oppel and Commissioner Farnsworth, Mr. Lange explained that only 6 
homes are allowed access off the cul-de-sac per City Code.  
 
In addressing written concerns from the public, Mr. Lange explained staff conducted a 
site visit to look at traffic circulation at Kansas, Minnesota and West 10th Street, and 
found that the intersections function as designed.  Neighbors requested that there be a 
sign put up on Minnesota Avenue stating “Oncoming Traffic Does not stop.”  Public 
Works staff believes this is a low-volume intersection and that signage would not benefit 
traffic flow in this area.  In closing, Mr. Lange explained that reducing construction 
vehicles and noise cannot be avoided during construction, although there is a City 
Noise Ordinance that limits time of construction noise. The Chair then opened the 
hearing for public comment.  Mr. Cricchio clarified that the hours of construction 
permitted per City Code is Sunday through Saturday 7:00 am to 10:00 p.m. 
 
Mr. Scott Irving, 8572 South Ridge Place, owner of Irving Construction, explained that 
he acquired this property about 9 years ago.  At that time, because of the cost of 
extensive rock blasting and the downturn in the economy, they chose to delay the 
development of this property.  After a year and a half of discussion and planning, it 
became clear to Mr. Irving that the PUD approach would best fit this site and would 
have the least amount of impact on the forestlands, wetlands and on the neighboring 
properties. In addressing concerns from the neighbors regarding excessive traffic on 
West 10th Street, Mr. Irving explained that there is an enough staging area for 
construction vehicles that there should not be a problem with parking any vehicles on 
West 10th Street. He also explained that the City wants to see the alley go through.  As 
a developer, Mr. Irving does not care if the alley goes through or not.   Relative to traffic 
concerns from the neighbors, Mr. Irving explained that this development will only 
increase 1.4 cars that will travel per peak hour.  
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Finally, Mr. Irving addressed the neighbors’ concerns relative to decreasing property 
values.  He explained that his vested interest is to maintain property values in the area. 
With that, the Chair opened the hearing to take public comment. 
 
Mr. Jim Schemmer, 910 34th Street, Engineer on the project, spoke to concerns 
regarding decreased lot sizes.  He explained that with this application they are meeting 
all the PUD requirements. Mr. Schemmer explained that if the applicant were to develop 
the lots as platted, a substantial amount of disturbance would occur in the neighborhood 
because of chipping of the rock to push West 10th through as well as additional chipping 
to create each lot. With the proposed PUD, there would definitely be less impact on the 
neighbors and critical areas. Mr. Schemmer reiterated that there will be plenty of 
construction staging for parking of construction equipment so that it does not have to be 
parked along West 10th Street. He also pointed out that the applicant is requesting 
smaller lots although they will maintain R2 zoning setbacks and density requirements.  
 
Mr. Brian Wetcher, 814 26th Street, as a member of the Forest Board, requested access 
not be allowed directly from this project to the forest lands.  He also requested that 
instead of a split rail fence, a barrier fence of some kind should be built 6 feet high to 
eliminate access from these lots directly to the forest lands.  He pointed out that there 
are several accesses to the trail that already exist.  
 
Mr. Bob Hogan, 3616 West 10th Street, referred to his letter that was sent to the 
Commissioners on December 14, 2015.  He spoke against the proposed PUD because 
it would not be in harmony with the surrounding area.  Mr. Steve Williams, President of 
the Rock Ridge Homeowners Association, on behalf of the Rock Ridge residents, spoke 
against this proposal relative to increased traffic, creating smaller lots causing property 
values to decrease.   
 
Ms. Susan Wood, 3803 West 12th Street, spoke against the size of the proposed lots.  
She believes that the proposal would decrease home values in the area.  Ms. Woods 
suggested that the developer remove one lot to increase lot sizes. Ms. Claudia Hogan, 
3616 West 10th Street, asked if the developer is planning on having CCR’s for the 
proposed site. Mr. Don Measamer, Director of Planning, Community & Economic 
Development, explained that it is the developer responsibility to create and implement 
CCR’s. The City does not require developers to create CCR’s as part of a development.  
 
Mr. Vernon Lawrence, 2219 32nd Street, spoke against the PUD process and that 
existing underlying zoning requirements should be maintained throughout the entire 
City. Mr. Bob Weathers, 3706 West 11th Street, commended the developer for 
accessing off West 10th Street, instead of blasting through the rock. Mr. Patrick O’Hern, 
11039 Post Drive, expressed his concern regarding construction of PUD’s in general 
around the City. Mr. O’Hern asked how the common open space within the proposed 
lots will be delineated.  In addressing a comment from the public, Mr. Schemmer 



 

4 | P a g e  
20160106 pc minutes 

explained that the proposed project meets the “lots per gross acre” requirement from 
the zoning ordinance. The Chair closed the public hearing.  
 
Following discussion and deliberation by the Planning Commission, Planning 
Commission members do not believe that the proposed 9 lots (which includes the 
wetland tract) of the subject replat & PUD fit into the neighborhood due to the proposed 
modification/reduction to lot size.  Accordingly, Planning Commission voted 6 to 1 in 
favor of recommending approval of the subject replat/PUD to City Council provided that 
the subject replat and PUD be modified as follows: A) the eight (8) proposed buildable 
lots plus a wetland tract described in the subject proposal above is hereby reduced to 
(7) plus a wetland tract; B) The proposed extension and connection of an alleyway from 
the proposed cul-de-sac to the existing alley located to the west of the subject property 
shall be omitted. C) As shown on the preliminary replat and PUD map (see exhibit 13), 
four (4) houses are proposed fronting off of West 10th Street.  This number shall be 
reduced to three (3) houses only that are permitted to front of West 10th Street. The 
amended motion was made by Commissioner Oppel, seconded by Commissioner 
Cleland-McGrath; Vote: ayes: Pollard, Farnsworth, Oppel, Laumbattus, and Cleland-
McGrath, McNett nays: Commissioner Hansen. Motion carried. 
 
New Business 
 
LID Presentation  
 
Mr. Matt Reynolds, Assistant Public Works Director, introduced Mr. David Robinson and 
Karen Welch who gave an introductory presentation on upcoming Low Impact 
Development (LID) Standards required by Department of Ecology under the City’s 
NPDES permit. Mr. Robinson provided a brief PowerPoint presentation on upcoming 
requirements and how the City plans to comply with these regulations. There were no 
comments made.  
 
Public Hearing: 2016 Comp Plan – Parks/Rec/Open Space & Environment & 
Conservation Elements 
 
Ms. Libby Grage, Planning Manager, introduced the 2016 Comp Plan Parks/Rec/Open 
Space & Environment & Conservation Elements.  She gave a summary of the 
comprehensive plan update process.  The goal for tonight is to take public comment on 
the two issues at hand.  
 
Ms. Grage introduced the comprehensive plan element for “Parks, Recreation & Open 
Space.”  She then read to the Commission all the goals and polices relating to this 
section.  
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The Chair then opened the hearing to take public comments regarding the “Parks, 
Recreation & Open Space” comp plan amendments. 
 
Mr. Tom Glade, representing Evergreen Islands, 210 Mansfield Court, asked that the 
language in 7.6 and 8.5 not be adopted as part of the parks comp plan.  Mr. Gary 
Woodruff, 5206 Heather Drive, feels that the comp plan update for the parks does not 
focus on community values and sustainability.   Mr. Woodruff suggested the City hire a 
sustainability manager who understands the science, technologies and practices to 
create sound environmental measures.    
 
Ms. Brenda Lavender, 210 Mansfield Court, encouraged the City to create stronger 
language in the code for the City to acquire property to add to the forestlands.  Ms. Jan 
Woodruff, 5206 Heather Drive, suggested that the City needs to hire a sustainability 
manager.  She spoke to the importance of government protecting public safety, health 
and welfare.    Ms. Andria Doll, 1319 8th Street, spoke in support of the current draft 
comp plan for the Parks and Recreation. She also mentioned that the City should 
address safety in the forestlands by adding more lighting. 
  
After a brief discussion, the Chair continued this discussion to the next Planning 
Commission meeting. 
 
Meeting adjourned at approximately 9:40 p.m. 
 
 



 

Planning Commission Agenda Bill 
 

Meeting Date: 1/20/2016 Agenda Item: CUP-2015-0006  

Subject: Anacortes High School Replacement & Modernization CUP & Variance request  

Staff Contact: Kevin Cricchio, AICP, Associate Planner 

 

  
 

Summary Statement: The replacement and modernization to Anacortes High School 

Background: Continuation of 1/13/16 Open-Record Public Hearing 
 

  
 
 

Previous Council/Committee Action: Click here to enter text. 

Competing Viewpoints Considered: Click here to enter text. 

Recommended Motion: Discussion & Approval of the subject CUP & Variance 

Alternative Actions: Click here to enter text. 

Attachments (listed in order presented): Click here to enter text. 

Planning Commission’s Draft Findings of Fact, Conclusions of Law, & 

Recommendation 

Revised /new submittals 

Previously submitted materials 

 

  
  
  

  
 

 

  
  
  

  
  

 

Action Type 

X Public Hearing 

X Discussion 

X Action 

  

  

  

 

Approved for Submittal to 
Commission by 
X Don Measamer, Director 

  

  

  

  

 

http://www.cityofanacortes.org/document_center/PlanningPackets/2015/Combined%20Draft%20PC,%20FOF,%20COL,%20Recommendation,%20&%20Exhibits.pdf
http://www.cityofanacortes.org/document_center/PlanningPackets/2015/Combined%20Draft%20PC,%20FOF,%20COL,%20Recommendation,%20&%20Exhibits.pdf
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Date: January 11,2016 

To: Anacortes Planning Commission and Anacortes City Council 

From: Dr. Mark Wenzel, Superintendent, Anacortes School District 
------------------------

Re: Conditional Use Permit 

It is with great excitement that we present our application for a conditional use permit for the Anacortes High 
School Replacement and Modernization project. This application represents the culmination of many years worth 
of work, and we are proud to present such a high-quality proposal for your consideration. 

As you review the application, I'd like to highlight several items we consider important regarding the proposal. 
•----...These inclUC e: 

Role of the school board and guiding principles 
The school board has been actively involved in the project since the bond passed in February 2015. Board actions 
include study sessions with the design team; design presentations at board meetings; formal approval of the 
project manager (Marc Estvold), architecture firm (Hutteball & Oremus) and construction firm (FORMA); board 
representation on the 32-member Project Advisory Team; approval of a financial accountability system for bond 
expenditures; development of guiding principles; board member participation in community meetings related to 
the project; and approval of the schematic design. 

Early on, the school board set guiding principles for the project. These five principles (see attached addendum) 
have guided the project, with the design team continually referring to them and the board reviewing design plans 
against them. 

They include: 
• An emphasis on quality learning environments 
• An identity that captures the spirit of the community 
• Durability and sustainability ' . 
• A flexible environment that can accommodate changes to program and future needs 
• Safety and security 

In addition, the school board charged me to develop a process that is transparent, models due diligence and 
engages the community at deep levels. The board and district administration realize that this is the largest public 
works project in the history of Anacortes. I believe our process, outlined below, has met school board and 
community expectations. 
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The need for a greatly improved high school was based on the district's comprehensive Study and Survey 
completed in 2014-2015 with the architecture firm Hutteball & Oremus. This is the district's six-year capital 
facilities plan, which was supported by a 30-member facilities committee. It outlined the condition of all district 
facilities, with specific, systems-level detail and ratings for every school. Upon submission to the state, the district 
received notice from the state superintendent's office that it was considered to be one of the best conceived, most 
thorough surveys submitted in recent history. A copy of the survey was submitted to the City to be included in the 
Comprehensive Plan. The City's 2016 comprehensive plan addresses public schools in Volume 2 (page 75), and 
we meet the objectives of the City's plan. 

As part of our pre-bond planning process, the facilities committee studied four sites for the construction of the 
high school. The committee selected War Memorial Field as the most optimal site, based on proximity to other 
high school facilities (auditorium and gym), ease of construction, and overall suitability of footprint. This decision 
was explained in district materials and presented to voters in various forums before bond passage in February 
2015. 

In spring 2015, a 32-member Project Advisory Team came together to help with the conceptual design for the 
high school. The committee, representing students, staff, parents, and community members engaged in a months­
long process to review research on 21st Century schools; reflect on the board's guiding principles; visit new high 
schools in the region; develop thinking about community identity and values; and provide feedback on core areas 
of the high school. 

Similarly, high school staff met in small groups with the design team to relay specific department needs and 
provide insight into teaching and learning spaces. As the schematic design emerged, the district held a series of 
community meetings to share drawings with local residents and get written feedback. Students also shared their 
ideas through surveys at the high school and representation on the Project Advisory Committee. The feedback ­
from stakeholders at every meeting- was carefully reviewed by the design team and, when appropriate, 
incorporated into new designs. 

To connect with neighbors, we sent postcards to every household surrounding the school announcing community 
meetings. In several cases, we also met individually with neighbors to address specific concerns. It's important to 
us to be a good neighbor, and we will continue to take an "open door, problem-solving" approach throughout the 
project. In fact, one of the strengths of the general contractor that landed them the contract was their hands-on 
approach to open communication and accessibility to neighbors in addressing concerns. 

Along the way, two cost estimators provided professional estimates to ensure the project remained on budget. In 
addition, we engaged in a formal value engineering process with an outside ftim. Through these processes, our 
team spent many hours revising the project to achieve efficiencies, lower costs and achieve value. It was a 
painstaking effort that led us to question assumptions, challenge each other's thinking, and ultimately arrive at a 
schematic design that we feel confident will meet student needs and community expectations. 

Formal studies 
As part of the planning process, the district conducted formal studies in traffic, cultural resources, hazardous 
materials, Phase I environmental, sensitive areas, and geotech. These studies were all performed by content 
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specialists selected for their expertise in the specified area. Their findings, submitted to the city, underscored the 
viability of the project. The studies address issues such as steep slopes, storm. water management and wetland 
mitigation, hazardous materials in existing buildings, historic soil contamination, significant cultural resources 
and specific traffic impacts. 

Enrollment projections 
The district used cohort enrollment projections from the Office of the Superintendent of Public fustruction. The 
new building has a functional capacity (using all learning spaces throughout the day) of more than 1,000 students. 
Right now we have about 740 students at AHS. Growth projections put us at 852 students in 2020. The new 
building is about 14,000 square feet bigger than the current building, with increased classrooms and flexible 
space. 

Student safety 
Student safety is a key consideration of this project and a guiding principle of the school board. Police Chief 
Bonnie Bowers served on the Project Advisory Team, and the design team met separately with fire and police 

•---=offiCials aunng fne aestgn process. RieeFtelo ts an tmponant area to ensure safety, mcluamg emergency velllcle 
access. The field will have parking stalls next to it for police and ambulance. We will have emergency vehicles on 
hand at football games, which tend to be the most injury-prone sports events. We support the City's condition to 
pave the access road on 16th Street. We also plan to work with the fire department to paint "no parking" curbs and 
keep emergency lanes open. 

A further safety consideration is the new turf on Rice Field. We have received several comments from community 
members who have encouraged us to pursue an alternative to crumb rubber for the fill on the artificial turf, as 
media reports have raised questions about the lack of scientific studies on the safety of crumb rubber and concerns 
about links to cancer. We are pursuing an alternative fill. 

Safety is also a priority in the school itself, as it is designed to enhance visibility across the building. These 
improved site lines are an important safety consideration. The entrance to the school requires visitors to pass 
through the office. fu addition, the district is working with consultants to develop an effective security system 
including locks and hardware, electronic control and monitoring and tracking. 

Parking 
The number of parking stalls for the project represents a significant increase from the current site. This number is 
directly based on the traffic study. We have an event management team that carefully coordinates schedules for 
the gym, Brodniak and field to ensure careful flow of traffic, adequate parking and visitor safety. 

Environmental sustainability 
One of the board' s guiding principles is sustainability, and we intend to promote low-impact development with 
this project. We are designing the school based on Chapter 39 .35D of the RCW for high performance public 
buildings. We are following the Washington Sustainable Schools Protocol, which is generally the equivalent to 
Leadership in Energy & Environmental Design (LEED) silver standard. 

The state of Washington sets a high bar for sustainability in school construction. The work plan for the school 
sustainability protocol covered 89 scored items. Categories include considerations for the site; water; materials; 
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energy; indoor environmental quality; and planning, education and operations. We recently reviewed all89 in an 
"eco charette." We remain confident that we will be able to meet the state standard, as well as the board's guiding 
principle of "assuming a practical approach that balances aesthetics, sustainability, and durability with 
construction and long-term operational costs." 

Code compliance 
The district is committed to working with the city to ensure careful compliance of local, state and federal codes. 
For example, on calculating the height variance, the district followed closely the city's clear directions and 
supplied many pages of supporting documentation. City staff subsequently recommended approval of the 
district's height variance. Whether energy, American Disabilities Act or other requirements, the district is 
committed to meeting or exceeding codes. 

Financial accountability 
The school board has repeatedly emphasized the importance of careful financial management and fiscal 
accountability. This is a major investment by the Anacortes community, and we must do everything possible to 
maintain the trust placed in us. One unique approach we have taken is to create a fmancial advisory committee, 
comprised of local residents with fmance and project management expertise. We know of no other school district 
in Washington State that has taken this approach with a public project. The purpose of this committee is to 
provide thoughts, comments, questions and/or advice to the district regarding project budget, financial controls, 
accountability and the overall fmancial management of the project. 

City conditions and partnership 
We have reviewed the conditions that city staff have recommended for this project, including the importance of 
sidewalk improvements and lighted crosswalks, and feel that we can work closely with the city to accommodate 
these requests. We would like to commend city staff on their careful review of this project and on their overall 
accessibility and customer service throughout the design process. City staff responded quickly to our questions, 
attended community meetings, and served as valuable "thought partners" in trying to solve problems. We 
appreciate their professionalism. 

Focus on students 
In closing, we appreciate your consideration of this application for a Conditional Use Permit. We believe that our 
careful planning, high levels of community engagement, and focus on student learning have led to a design that 
will serve this community proudly for years to come. 

With this design, we will build a school that enables our students to create, collaborate and engage in deep critical 
thinking. They will be able to use the latest technology to design and build a prototype in an "inventor's lab"; 
sing, dance or play music in a modem auditorium; conduct experiments in a first-rate science classroom; lift 
weights and play basketball in new physical education and athletic spaces; and use flexible areas such as 
conference rooms and open spaces to work independently with technology. 

Anacortes has a proud tradition of valuing public education. Over the decades, local residents have continually 
invested in high quality schools to provide a strong foundation for the community's children. We are excited to 
build on that tradition -literally- as we create a new high school that will be a key link between our children's 
hometown and the bright future we help them achieve. 
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Addendum: Board's guiding principles for high school replacement and modernization project 

1. Quality learning environments 
• Students experience rigorous, relevant learning in an environment that supports creativity, critical 

thinking, collaboration, and communication. 
• Students have access to a variety of college and career pathways that allow them to pursue their interest 

and prepare for the future. 
• Technology offers unexplored possibilities for students and staff-and infrastructure must accommodate 

growth and adapt to changes in technology. 
• Students and staff experience a healthy environment for teaching and learning. 

2. School Identity/Center of Community 
• The school design promotes positive, cooperative, and nurturing relationships among students and staff. 
• The school design allows each student and staff member to connect to the facility in ways that honor their 

individual identity and celebrates their accomp_,_,li""shm=""-en""'"t""s"--. -------------------~• 
• The school design fosters a sense of pride of ownership and shared responsibility among students, staff, 

families, and community members. 
• The campus design is welcoming and reflects the natural environment, community and history of Fidalgo 

Island. 

3. Durability/Sustainability 
• The campus can be efficiently maintained to its maximum usable life. 
• The school design assumes a practical approach that balances aesthetics, sustainability, and durability 

with construction and long-term operational costs. 
• The school design balances innovation and constructability. 
• The school design encourages students, staff and the community to be good stewards of the environment. 

4 . Flexible Environment 
• Teaching and learning will continue to evolve and change - and new buildings must be designed for 

maximum functionality and flexibility. 
• The school design creates spaces that can adapt to a variety of school and community needs. 
• The school design creates spaces that accommodate changes in student growth, regulations and 

programming. 

5. Safety and Security 
• The building is easy to supervise and secure. 
• The campus is well lit, safe and easy to navigate. 
• The building meets safety codes for natural disasters. 
• The campus provides easy access for first responders. 
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3 Hutteball&Oremiis 

January 11, 2016 

Department of Planning, Community & Economic Development 
City of Anacortes 
904 61h Street 
Anacortes, WA 98221 

ATTN: Don Measamer, Director of Planning 

RE: Anacortes High School Replacement & Modernization 
Summary of Post-submittal Modifications to CUP 

Mr.l\lleasamer, 

As per your request, the following is a brief summary of the modifications that have been 
made to the proposed Anacortes High School Replacement & Modernization project since 
its resubmittal on December 11, 2015. Our summary includes the reasons and benefits 
for the proposed changes. 

Removal of Roundabout and Reconfiguration of Staff Parking Lot 
Modification includes the removal of the traffic roundabout at the north end of the 
pedestrian plaza and the reconfiguration of the associated drop off area and 
adjacent staff parking. This change increases the drop off capacity for events at 
the main gymnasium and the theater (from (4) vehicles to (9) vehicles) helping to 
prevent traffic from backing up into the intersection of J Avenue and 171h Street. 
The removal of the roundabout also creates a more inviting entry/connection to 
the main plaza for pedestrians accessing the site from the north via J Avenue. 

Removal of Roundabout at Service Area of East Building 
Modification includes the removal of the roundabout at the south end of the East 
Building and the reconfiguration of the associated service area. Changing to a 
hammerhead turnaround better accommodates the maneuvering requirements of 
anticipated vehicles such as delivery trucks, waste collection vehicles, and 
emergency responders, plus it allows for the convenient placement of (4) staff 
parking stalls adjacent to the food service kitchen . Finally, the service area has 
been located further away from 201h Street, providing a better buffer. 

Accessible Route from South Parking Lot to Stadium 
Modification includes the addition of an ADA accessible pedestrian route that 
connects the accessible stalls located in the south parking lot with the new 
stadium and upgraded Rice Field athletic complex. A feature of this route will be 
a ramp system leading visitors directly past "The Rock". Over the years, this 
enormous, naturally-placed boulder (glacial erratic) has been painted by students 
with both artwork and school-sanctioned messages, becoming a unique part of 
the Anacortes High School tradition. 

4010 Lake Washington Blvd. NE 
Suite 320 Kirkland, WA 98033 

hoarch.com 

p 425 828 8948 
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If you have questions or comments on the contents of this letter, please contact me 

directly. 

Sincerely, 

4Mo~~ 
Kevin Oremus 
Principal 



ANACORTES POLICE DEPARTMENT MEMO 

TO: Don Measemer 

FROM: Chief Bowers 

SUBJECT: CUP 2015-0006 

DATE: 01/12/2016 

Cc: 

After staff review of the plans, APD has two recommendations. 

POLICE:. 
ANACORTES, WA 

<; . :: ~~t-'09J!f:;,~/~/; 

·~ f)' 

The first recommendation is designed to mitigate traffic impacts to the surrounding 
neighborhood. Specifically the areas from 22nd to 12th St. east of the campus. The current 
plan shows all student parking off of 17th as is currently the case. However, additional staff 
and visitor parking is added off 20th St. and "K" Ave. 

In order to relieve congestion during start and dismissal times, we would recommend 
issuing student parking permits based residence. For example a student who lives south of 
22nd St. would receive a parking permit for the south lot. Students living north and west of 
the campus would receive north lot permits. Staff parking and visitor parking would 
remain north of the gym and off of "K" Ave. 

The second issue is with access to the campus from the west. The current plan only has 
three access points, from the south, east, and north. This is a public safety issue for police 
and fire responses. Limited access points make it difficult to secure the campus in the event 
of an emergency. Understanding that this was not included in the design elements of the 
school, we would recommend that ASD incorporate future design plans to include an access 
roadway from the west side of the campus north of 20th St. 



Cricchio, Kevin 

From: 
Sent: 
To: 
Cc: 
Subject: 

Grage, Libby 
Wednesday, January 13, 2016 9:11 AM 
Cricchio, Kevin 
Measamer, Don; Stewart, Joann 
FW: New High School Building Design Concerns 

This was stuck in my sendio. Not sure if it came through to you all. 

From: Anna Tesch [mailto:teschfamilyS@gmail.com] 
Sent: Tuesday, January 12, 2016 8:17 PM 
To: Measamer, Don <don@cityofanacortes.org>; Grage, Libby <LibbyB@cityofanacortes.org>; Stewart, Joann 
<joanns@cityofanacortes.org>; Cricchio, Kevin <kevinc@cityofanacortes.org> 
Subject: New High School Building Design Concerns 

To whom it may concern, 

My name is Anna and I am a community member and mother of three (ages 13, 10 and 8). First let me say that I 
am thrilled this community has voted to fund it's local schools in·their much needed updates and improvements. 
I have, however, recently been asking questions about the new high school building design and have found 
some information dlstre sing. 

I was told by Mark Wenzel that the new building will have a capacity of about 1,000 students, that currently we 
have about 780 and that the district's growth projections puts us at about 852 by 2020. 
That is a growth of about 72 students in the next four years. 

From my understanding, our current preschool enrollment and our K-3rd students are the biggest we've ever 
had. I have also heard that with the new squadrons coming into North Whidbey in the next few years, that this 
will add even more students to our school district than years past. 
My concern is that this new building plan has the potential of reaching capacity within the first ten 
(maybe even five!) years of it's existence. 

Does the ~ity planning commission have more specific data regarding our possible student growth in the next 
ten years? Did the school district get these growth projections from the city? 
Will there be a planning commission meeting discussing the new high school building' plans? 
Can any of you speak to this concern? 

Sincerely, 

Anna Tesch 

1. 
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PLANNING -C;M~ISSION 
Open-Record Public !Hearing 

Wednesday , January 13, 2016, @ 6:00 IPM with 3:00PM Site Visit 

Continued to: Wednesday January] 20, 2016,@ 6:00 PM 

By: Kevin Cricchio, AICP, A~sociate Planner 
Planning, Community, & Economic Qevelopment Department 
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CUP-2015-0006: 
PROJECT TITLE: 
Anacortes High School (AHS) Replacement & Modernization 

SUBJECT PROPOSAL: 
The applicant has applied for a Conditional Use Permit (CUP) & SEPA envi~onmental review 
to permit a two (2) phase replacement and modernization of Anacortes High School and 
associated wetland buffer impacts. Additionally, the applicant has requested a Variance to 
exceed the maximum height requirement permitted in the underlying zone. 

The project consists of the replacement of approximately 65% of the existing 154,956 
square foot Anacortes High School and modernization of the remaining 35%. The existing 
gym/PE facility and Brodniak Theater will be modernized (approximately 55,000 square 
feet) and Rice Field will be upgraded to include new turt a 1,500 seat partially covered 
stadium, and associated support facilities such as lighting, crew buildings, and parking 
/driveway areas. 
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CUP-2015-0006: 

SUBJECT PROPOSAL CONTINUED: 
I 

The rest of the high school (approximately 100,0)00 square feet) will be demolished 
and replaced with a new two-story building for 1 grand total of approximately 
170,000 square feet. Associated site improvemJnts include expanded vehicular 
parking, onsite bus loading /unloading areas, sthrmwater facilities, and utility 
relocation. 
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CUP-2015-0006: 

SITE ADDRESS: 
The project site is located at 1600 
20th Street, Anacortes, WA. 

LANDOWNER & 
APPLICANT: 
Anacortes School District, #103 
2200 uM" Avenue 

Anacortes, WA 98221 

AGENT: 
Marc Estvold, AlA, Project Manager 
3302 Oakes Avenue 
Anacortes, WA 98221 

PROdECT ARCHITECT: 
Hutteball & Oremus Architecture, Inc. 
4010 Lake Washington Boulevard NE, Suite 320 
Kirkland, WA 98033 

4 



CUP-2015-0006: 
SUB-JECT PARCEL #: 
P31905, P31912, P31920, P31922, P31923, P31~26, PSS808, P55809, PSS810, 
P55813, P55950, P55951, P55952, P55953, P55~54, P55955,P55956, P55957, 

I 
P55958, P55959, P55960, P55961, P55963, P58~53,&P58054 

CUT & FILL PROPOSED: 
• 70,100 +cubic yards of topsoil will be excavated 

• 43,000 +cubic yards of fill material 

SITE ACREAGE: 
Cumulatively, the site is approximately 92 acres. 
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CUP-2015-0006: 

EXISTING LAND USE: 
Anacortes High School 

ZONING DISTRICT: 
Public Use (P) & Residential Medium Density (R3) Zoning Districts 

SURROUNDING ZONING & LAND USES: 

Residential Medium Density (R3) 

Residential Medium Density (R3) 

Public Use (P) 

Single-family residences 

Single-family residences 

Wetland /Vacant 
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CUP-2015-0006: 

BACKGROUND: 
1. On November 10, 2015, the Anacortes Schopl District held two (2) community 

open houses (at 3:30PM & 7:30PM) conceJning the proposed replacement 
and modernization to Anacortes High Scho~_l. The applicant provided a 
summary of concerns identified and responpes in the submittal {See Exhibit 
#1). 

2. Within the Public Use (P) Zoning District, "p ili blic schools" are permitted via an 
approved Conditional Use Permit per AMC § 17.26.040{A). 

3. Additionally, within the Residential Medium Density {R3) Zoning District, 
"schools" are permitted via an approved Corjl ditional Use Permit per AMC § 
17.34.040. 

4. Furthermore, a Conditional Use Permit is re~uired for wetland buffer impacts 
per AMC 17.70.400 as is proposed. Please s~e the Compensatory Wetland 
Buffer Mitigation Plan in Exhibit 8. 
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CUP-2015-0006: 

BACKGROUND (CONTINUED): 
5. In addition to a CUP, the applicant has applied for a Variance request to permit 

a building height in excess of what is permitted in the underlying Zoning 
Districts, up" and uR3". According to AMC § 17.34.090, the maximum permitted 
building height in the "R3" Zoning District is a "maximum of three (3) stories but 
no more than thirty-five (35) feet. The maximum permitted building height in 
the up" Zoning District according to AMC § 17 .26.090, is thirty-five (35) feet. 
The applicant has requested a Variance to permit 43' above original grade at 
the west building and 45 feet above original grade at the east building (See 
Exhibit 01). 

6. On November 16, 2015, the City of Anacortes' Department of Planning, 
Community, & Economic Development received the subject applications from 
the applicant I agent. 
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CUP-2015-~006: 

BACKGROUND (CONTINUED): 
7. The subject application was reviewed and deemed complete on December 11, 

2015, which also requested additional itemJ/revisions therein. 
8. Additional items/ revisions were submitted ~y the applicant /agent on 

December 18, 2015, in response to requested information. 
9. The fourteen {14) day comment period endJd at 5:00PM on December 30, 

2015, but comments were accepted up untd the date of the open-record public 
hearing. 
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CUP-2015-0006: 

NOTICING: 
1. Notice of Application and Hearing Using Optional SEPA DNS process was 

published in the Anacortes American Newspaper on December 16, 2015. 

2. The subject property was posted by staff in four {4) different locations on 
December 8, 2015. 

3. Neighboring landowners were mailed notice of the subject proposal and 
hearing on December 10, 2015. 

4. Agencies and departments of jurisdiction were solicited for comment on 
December 10, 2015. 

5. Notice was posted at city hall, the library, and the local USPS office on 
December 8, 2015. 
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CUP-2015-0006: 
SEPA ENVIRONMENTAL REVIEW: 
1. The subj ect proposal is not exempt from SEPA environmerltal review pursuant to WAC § 197.11.800 

& AMC § 18.040.120 as more than 12,000 square footageJ of office space, 40 parking spaces, and> 
500 cubic yards of landfill and/or excavation are proposeq. 

2. Accordingly, the Notice of Application (NOA) and Notice of Hearing (NOH) with Optional SEPA DNS 
was published in the Anacortes American Newspaper on December 16, 2015. This notice was mailed 
to neighboring property owners on December 10, 2015. ~otice was also posted at city hall, the 
library, and the USPS office also on December 8, 2015. Agl ncies and departments of jurisdiction 
were solicited for comment also on December 10, 2015. The subject property was posted in four (4) 

I 

locations with this notice on December 8, 2015. 

3. Additionally, the Notice of Application and Notice of Hearir g with Optional SEPA DNS was emailed to 
the Department of Ecology (DOE} for posting on to the SE ~A Register on December 12, 2015. 

4. The fourteen (14) day comment period ended at 5:00 PM pn December 30, 2015, but comments 
were accepted up until the date of the open-record publici hearing. 

5. On January 7, 2016, a SEPA Mitigated Determination of Non-Significance (MONS) was issued (See 
Exhibit 06). 
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CUP-2015-0006: 
CRITICAL AREAS REVIEW: 
1. According to the revised critical areas report prepared by ATSI, a regulated 

wetland was identified on and adjacent to the subject property that is 
approximately 35 acres in size. The wetland was categorized as a Category Ill 
(3) wetland which per AMC 17.70.340(2) has a 110-foot buffer from its 
delineated edge. 

2. Additionally, on December 11, 2015, ATSI also prepared a Compensatory 
Wetland Buffer Mitigation Plan since impacts to the onsite wetland's buffer are 
proposed. Specifically, a portion of Rice Field and associated improvements that 
either are existing or proposed (i.e., score board, bleachers, lighting) are within 
the wetland's buffer. Since work within the wetland's buffer is unavoidable in 
this case, proposed mitigation listed therein and conditioned below will 
compensate for temporary, indirect, and direct impacts to the wetland's buffer. 
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CUP-2015-0006: 
I 

CRITICAL AREAS REVIEW (CONTINUED): 
3. According to AMC § 17.70.350(F) the requir~d acreage replacement ratio for a 

Category Ill wetland is 2:1 which applies to ~he creation or restoration of in 
kind, onsite, and in the same category. 

4. According to the applicant's compensatory + itigation plan, wetland b,uffer 
impacts that will result from improvements f o Rice Field include approximately 
250 square feet of direct, permanent impacts. Additionally, 4,232 square feet of 
temporary impacts are proposed. Cumulati~ely, wetland buffer impacts are 
4,482 square feet. Proposed compensatory ritigation however includes 
enhancing 30,000 square feet of wetland an wetland buffer with native trees 
and shrubs. The required replacement ratio of 2:1 stated above therefore has 
been exceeded and conformance with AMC § 17.70.350(F) has been met. The 
project has been conditioned within SEPA MONS mitigation measures# 8 to 11 
accordingly. 
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CUP-2015-0006: 

CRITICAL AREAS REVIEW (CONTINUED): 
5. On June 22, 2015, Associated Earth Sciences of Kirkland, Washington, prepared 

a Subsurface Exploration and Geotechnical Engineering Report concerning the 
proposed replacement and modernization to Anacortes High School. According 
to the report, the project site contains several steep slopes that meet the 
definition of geologically hazardous areas per AMC § 17.70.190. Accordingly, 
this SEPA MONS has been conditioned to address geotechnical requirements. 

6. On September 7, 2015, Drayton Archaeology of Bellingham, Washington, 
prepared a Cultural Resource Survey concerning the proposed replacement and 
modernization to Anacortes High School. Accordingly, no evidence of cultural 
resources was discovered however a condition was added to the SEPA MONS in 
case of inadvertent discovery. 
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CUP-2015-0006: 
TRANSPORTATION: 
During November of 2015, Transportation Solutions llncorporated {TSI) of Redmond, 
Washington, prepared a Traffic Impact qnd Parking ll'nalysis concerning the proposed 
replacement and modernization to Anacortes High School. According to this report, TSI 
recommends several improvements to adjacent intersections and pedestrian connectivity 
by the addition of sidewalk, walk path, and ADA ramps. The SEPA MDNS has been 
conditioned accordingly. 

PUBLIC COMMENTS RECEIVED: 
Public comment received can be found in Exhibit 4. 

AGENCY & DEPARTMENT COMMENT: 
Comments received from both agencies and departments of jurisdiction can be 
found in Exhibit 5. 
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CUP-2015-0006: 
OFF-STREET PARKING: 

1. Chapter 17.46 of the Anacortes Municipal Code regulates off-street parking. According 
to the Traffic Impact and Parking Analysis submitted, there are 318 parking stalls 
onsite. At the completion of the project, 367 onsite parking stalls are proposed for 
school day use with an additional 34 onsite stalls available for after school events for a 
total onsite capacity of 401 parking stalls. Off-street parking requirements for "schools" 
are not listed in AMC Chapter 17.46. Therefore the applicant /agent utilized Skagit 
County Code (SCC) and ITE Parking Generation data to determine the minimum 
number of off-street parking required during the school day. Accordingly, SCC and ITE 
requires a parking demand of 213 off-street parking stalls and 367 are provided with 
the new development. 

2. The subject proposal was also typed as an "Auditorium, assembly room, exhibit hall, 
theater, and commercial recreation" per AMC § 17.46.020. Accordingly, 1 off-street 
parking space is required for every 4 fixed seats (1:4). Using this formula from the 
AMC, 400 off-street parking spaces are required while 401 cumulatively are provided 
as part of the proposed replacement and modernization to AHS. 

3. Since the applicant proposes phased development, the application has been 
conditioned hereafter to reflect the need for a phased parking plan. 
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CUP-2015-0006: 

STAFF RECOMMENDATION: 
The Department of Planning, Community, and Elconomic Development 
recommends that the Planning Commission make a recommendation of approval 
to City Council regarding the subject Conditional Use Permit, Variance request, and 
SEPA environmental review subject to the staff suggested conditions of approval 
listed below 

17 



CUP-2015-0006: 

EXHIBITS: 

Master Permit Application, Narrative & CUP Criteria, Height Variance 
Letter, and SEPA checklist 
Assessor's Info & City GIS Map 

NOA & NOH using Optional SEPA DNS 
Public Comments Received 
Agency & Department Comments Received 
Issued SEPA MONS 
Traffic Impact and Parking Analysis 

Critical Area Report (CAR) & Compensatory Wetland Buffer Mitigation 
Plan 

Subsurface Exploration & Geotechnical Engineering Report 
Cultural Resource Survey 
Site Photos .. - -
Site Plan & Elevations 
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PLANNING COMMISSION 
Open-Record Public Hearing 

Wednesday, January 1 3, 201 6, @ 6:00 PM with 3:00 PM Site Visit 

Continued to: Wednesday January 20, 2016, @ 6:00 PM 

By: Steve Lange, Project Manager 
Public Works Department 
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Utilities (AMC 16.20.080) 
Water and Sanitary Sewer: 

No Public Works issues as proposed. 

Storm Drainage: (Findings of Fact #12 and #17) 

Public Works will be reviewing the Storm Water Drainage Plan for Pre-Development 
to Post-Development runoff rates to determine Storm Water Detention requirements. 

Public Works will be reviewing the projects require~ents for Water Quality, per the 
2012 Department of Ecology Manual and AMC 13.36 (Ordinance #2441). 

Project is proposing to utilize on-site underground ,storage and infiltration devices for 
water quality and quantity. 

Power, Tel-com's and Natural Gas: 

All utilities will be placed underground, with the exception of street lighting. 



Findings of Fact #18L3: External to the Campus: 
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Findings of Fact #16: The City of Anacortes would like to continue discussions on 
a future Campus access road to D Avenue; this road would also access Smiley's Bottom soccer 
fields. 
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PLANNING COMMISSION’S  

DRAFT FINDINGS OF FACT, CONCLUSIONS OF LAW,  

& RECOMMENDATION: 

 
OPEN-RECORD PUBLIC  
HEARING DATE: Wednesday, January 13, 2016, @ 6:00 PM 

 Wednesday, January 20, 2016, @ 6:00 PM (Continued to) 
  
SITE VISIT: Wednesday, January 13, 2016, @ 3:00 PM 
 
FILE NUMBER:   CUP-2015-0006 
 
PROJECT TITLE: Anacortes High School (AHS) Replacement & Modernization 
 
PROJECT LOCATION: The project site is located at 1600 20th Street, Anacortes, WA. The 

subject property is located in a portion of Section 24, Township 35 
North, Range 01 East, Willamette Meridian. 

 
LANDOWNER &   Anacortes School District, #103 
APPLICANT:   2200 “M” Avenue  

Anacortes, WA 98221  
      
AGENT:   Marc Estvold, AIA, Project Manager 

3302 Oakes Avenue 
Anacortes, WA 98221  

      
PROJECT ARCHITECT:  Hutteball & Oremus Architecture, Inc.   

4010 Lake Washington Boulevard NE, Suite 320  
Kirkland, WA 98033      

 
PROJECT SURVEYOR:  Bush, Roed, & Hitchings (BRH), Inc. 

2009 Minor Avenue East 
Seattle, WA 98102 

 
PROJECT LANDSCAPE  Weisman Design Group  
ARCHITECT:   2329 East Madison Street 

Seattle, WA 98112       
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PROJECT BIOLOGIST:  Aqua-Terr Systems, Inc. (ATSI) 
    21993 Grip Road 
    Sedro-Woolley, WA 98284 
 
PROJECT GEOTECHNICAL  Associated Earth Sciences, Inc. 
ENGINEER:   911 5th Avenue  
    Kirkland, WA 98033  
     
PROJECT PLANNER:  Kevin Cricchio, AICP 

Associate Planner 
City of Anacortes 
904 6th Street 
Anacortes, WA 98221  

 
SUBJECT PROPOSAL:   The applicant has applied for a Conditional Use Permit (CUP) & 

SEPA environmental review to permit a two (2) phase 
replacement and modernization of Anacortes High School and 
associated wetland buffer impacts. Additionally, the applicant has 
requested a Variance to exceed the maximum height requirement 
permitted in the underlying zone. 

The project consists of the replacement of approximately 65% of 
the existing 154,956 square foot Anacortes High School and 
modernization of the remaining 35%. The existing gym/PE facility 
and Brodniak Theater will be modernized (approximately 55,000 
square feet) and Rice Field will be upgraded to include new turf, a 
1,500 seat partially covered stadium, and associated support 
facilities such as lighting, crew buildings, and parking /driveway 
areas. The rest of the high school (approximately 100,000 square 
feet) will be demolished and replaced with a new two-story 
building for a grand total of approximately 170,000 square feet. 
Associated site improvements include expanded vehicular 
parking, onsite bus loading /unloading areas, stormwater 
facilities, and utility relocation.  

 
SUBJECT PARCELS: P31905, P31912, P31920, P31922, P31923, P31926, P55808, 

P55809, P55810, P55813, P55950, P55951, P55952, P55953, 
P55954, P55955, P55956, P55957, P55958, P55959, P55960, 
P55961, P55963, P58053, & P58054 

 
CUT & FILL  
PROPOSED:   70,100 ± cubic yards of topsoil will be excavated 

43,000 ± cubic yards of fill material  
 
 



 

PLANNING COMMISSION’S DRAFT FINDINGS OF FACT, CONCLUSIONS OF LAW, & RECOMMENDATION 
CUP-2015-0006 3 OF 19 AHS REPLACEMENT & MODERNIZATION 

EXISTING LAND USE: The project site currently is being used as the Anacortes High 
School (AHS). 

 
CURRENT ZONING & COMP. 
PLAN DESIGNATION: Public Use (P) & Residential Medium Density (R3) Zoning Districts 
 
SURROUNDING ZONING & LAND USES: 

Direction: Zoning: Present Land-Use: 

North:  Residential Medium Density (R3) Single-family residences 

South: Residential Medium Density (R3) Single-family residences 

East: Residential Medium Density (R3) Single-family residences 

West: Public Use (P) Wetland /Vacant 
 
SITE ACREAGE: Cumulatively, the site is 92 ± acres. 
 
DRAFT FINDINGS OF FACT: 
 
I.  GENERAL BACKGROUND: 

1. The project site is located in the City of Anacortes’ Public Use (P) & Residential 
Medium Density (R3) Zoning Districts. 

2. On November 10, 2015, the Anacortes School District held two (2) community 
open houses (at 3:30 PM & 7:30 PM) concerning the proposed replacement and 
modernization to Anacortes High School.  The applicant provided a summary of 
concerns identified and responses in the submittal (See Exhibit #1). 

3. Within the Public Use (P) Zoning District, “public schools” are permitted via an 
approved Conditional Use Permit per AMC § 17.26.040(A). 

4. Additionally, within the Residential Medium Density (R3) Zoning District, 
“schools” are permitted via an approved Conditional Use Permit per AMC § 
17.34.040.  

5. Furthermore, a Conditional Use Permit is required for wetland buffer impacts 
per AMC 17.70.400 as is proposed. Please see the Compensatory Wetland Buffer 
Mitigation Plan in Exhibit 8. 

6. Accordingly, the applicant has applied for a Conditional Use Permit (CUP) to 
permit the replacement and modernization to existing Anacortes High School.  

7. In addition to a CUP, the applicant has applied for a Variance request to permit a 
building height in excess of what is permitted in the underlying Zoning Districts, 
“P” and “R3”. According to AMC § 17.34.090, the maximum permitted building 
height in the “R3” Zoning District is a “maximum of three (3) stories but no more 
than thirty-five (35) feet.  The maximum permitted building height in the “P” 
Zoning District according to AMC § 17.26.090, is thirty-five (35) feet. The 
applicant has requested a Variance to permit 43’ above original grade at the 
west building and 45 feet above original grade at the east building (See Exhibit 
01). 
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8. Both project permits (CUP & Variance) were consolidated and processed 
concurrently.  

9. Anacortes School District reported that on October 1, 2015, enrollment for both 
the Anacortes High School and Cap Sante High School totaled 836 students. This 
is a decrease of 4 students from 2014. The maximum functional capacity of the 
existing school is 929 students. The proposed new high school will be 
approximately 17,000 square feet larger than the existing. It has a calculated 
functional capacity of 1,017 students, an increased capacity of 88 students. This 
increase in capacity however does not infer that the school district anticipates 
significant growth in the near future. According to Washington State’s Office of 
Superintendent of Public Instruction (OSPI) enrollment projections for AHS that 
by the year 2020 the high school will have an enrollment of 852 students (16 
more than they have today). The added capacity to the new high school will 
permit the school district to offer more specialized elective classes to its student 
body.  

10. On November 16, 2015, the City of Anacortes’ Department of Planning, 
Community, & Economic Development received the subject applications from 
the applicant / agent.  

11. The subject application was reviewed and deemed complete on December 11, 
2015, which also requested additional items/revisions therein.  

12. Additional items/revisions were submitted by the applicant /agent on December 
18, 2015, in response to requested information.  

13. The fourteen (14) day comment period ended at 5:00 PM on December 30, 2015, 
but comments were accepted up until the date of the open-record public 
hearing.  

14. The site plan & elevations associated with the subject proposal is marked as 
Exhibit 12. 

 
II. NOTICE OF APPLICATION (NOA) & NOTICE OF HEARING (NOH): 

1. Notice of Application and Hearing Using Optional SEPA DNS process was 
published in the Anacortes American Newspaper on December 16, 2015. 

2. The subject property was posted by staff in four (4) different locations on 
December 8, 2015.  

3. Neighboring landowners were mailed notice of the subject proposal and hearing 
on December 10, 2015. 

4. Agencies and departments of jurisdiction were solicited for comment on 
December 10, 2015.  

5. Notice was posted at city hall, the library, and the local USPS office on December 
8, 2015.  

 
III. STATE ENVIRONMENTAL POLICY ACT: 
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1. The subject proposal is not exempt from SEPA environmental review pursuant to 
WAC § 197.11.800 & AMC § 18.040.120 as more than 12,000 square footage of 
office space , 40 parking spaces, and > 500 cubic yards of landfill and/or 
excavation are proposed.  

2. Accordingly, the Notice of Application (NOA) and Notice of Hearing (NOH) with 
Optional SEPA DNS was published in the Anacortes American Newspaper on 
December 16, 2015. This notice was mailed to neighboring property owners on 
December 10, 2015.  Notice was also posted at city hall, the library, and the USPS 
office also on December 8, 2015. Agencies and departments of jurisdiction were 
solicited for comment also on December 10, 2015. The subject property was 
posted in four (4) locations with this notice on December 8, 2015.  

3. Additionally, the Notice of Application and Notice of Hearing with Optional SEPA 
DNS was emailed to the Department of Ecology (DOE) for posting on to the SEPA 
Register on December 12, 2015.  

4. The fourteen (14) day comment period ended at 5:00 PM on December 30, 2015, 
but comments were accepted up until the date of the open-record public 
hearing 

5. On January 7, 2016, a SEPA Mitigated Determination of Non-Significance (MDNS) 
was issued (See Exhibit 06).  

6. On January 7, 2016, the issued MDNS was emailed to the Department of Ecology 
for posting on to the SEPA register.  

 
IV. CRITICAL AREA REVIEW: 

WETLAND: 

Construction of the high school’s Rice Field occurred in 1992/1993 following obtaining 
and approved Conditional Use Permit with the City of Anacortes’ Planning Department. 
The wetland analysis and mitigation plan drafted in 1991 associated with this project 
consisted of a twenty-five (25) foot regulated buffer from the western edge of Rice 
Field. 
 
The applicant has now applied for a Conditional Use Permit and Variance to permit the 
aforementioned replacement and modernization to Anacortes High School. During June 
of 2015, Aqua-Terr Systems, Incorporated (ATSI) of Sedro Woolley, Washington 
prepared a Critical Area Report associated with this project. This Critical Area Report 
was revised on December 10, 2015 (See Exhibit 08). 

 
According to the revised critical areas report, a regulated wetland was identified on and 
adjacent to the subject property that is approximately 35 acres in size.  The wetland was 
categorized as a Category III (3) wetland which per AMC 17.70.340(2) has a 110-foot 
buffer from its delineated edge.  
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Additionally, on December 11, 2015, ATSI also prepared a Compensatory Wetland Buffer 
Mitigation Plan since impacts to the onsite wetland’s buffer are proposed. Specifically, a 
portion of Rice Field and associated improvements that either are existing or proposed 
(i.e., score board, bleachers, lighting) are within the wetland’s buffer. Since work within 
the wetland’s buffer is unavoidable in this case, proposed mitigation listed therein and 
conditioned below will compensate for temporary, indirect, and direct impacts to the 
wetland’s buffer.  

 
According to AMC § 17.70.350(F) the required acreage replacement ratio for a Category 
III wetland is 2:1 which applies to the creation or restoration of in kind, onsite, and in 
the same category. According to AMC § 17.70.350(G)(1), “Impacts to wetland functions 
may be mitigated by enhancement of existing degraded wetlands and/or buffers. 
Applicants proposing to enhance wetlands must produce a critical area report that 
identifies how enhancement will increase the functions of the degraded wetland and 
how this increase will adequately mitigate for the loss of wetland area and function at 
the impact site. An enhancement proposal must also show whether existing wetland 
functions will be reduced by the enhancement actions.” 

 
According to the applicant’s compensatory mitigation plan, wetland buffer impacts that 
will result from improvements to Rice Field include approximately 250 square feet of 
direct, permanent impacts. Additionally, 4,232 square feet of temporary impacts are 
proposed. Cumulatively, wetland buffer impacts are 4,482 square feet. Proposed 
compensatory mitigation however includes enhancing 30,000 square feet of wetland 
and wetland buffer with native trees and shrubs. The required replacement ratio of 2:1 
stated above therefore has been exceeded and conformance with AMC § 17.70.350(F) 
has been met. The project has been conditioned within SEPA MDNS mitigation 
measures # 8 to 11 accordingly.   

 
GEOTECHNICAL REPORT: 

On June 22, 2015, Associated Earth Sciences of Kirkland, Washington, prepared a 
Subsurface Exploration and Geotechnical Engineering Report concerning the proposed 
replacement and modernization to Anacortes High School. According to the report, the 
project site contains several steep slopes that meet the definition of geologically 
hazardous areas per AMC § 17.70.190. Accordingly, this SEPA MDNS has been 
conditioned to address geotechnical requirements.  

 
CULTURAL RESOURCE REPORT: 

On September 7, 2015, Drayton Archaeology of Bellingham, Washington, prepared a 
Cultural Resource Survey concerning the proposed replacement and modernization to 
Anacortes High School. Accordingly, no evidence of cultural resources was discovered 
however a condition was added to the SEPA MDNS in case of inadvertent discovery.  
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V. TRANSPORTATION: 

During November of 2015, Transportation Solutions Incorporated (TSI) of Redmond, 
Washington, prepared a Traffic Impact and Parking Analysis concerning the proposed 
replacement and modernization to Anacortes High School. According to this report, TSI 
recommends several improvements to adjacent intersections and pedestrian 
connectivity by the addition of sidewalk, walk path, and ADA ramps. The SEPA MDNS 
has been conditioned accordingly.  

 
VI. PUBLIC COMMENT: 
 
 Public comment received can be found in Exhibit 4. 
 
VII. AGENCY & DEPARTMENT COMMENT: 
 

Comments received from both agencies and departments of jurisdiction can be found in 
Exhibit 5.  

 
VIII. CITY OF ANACORTES COMPREHENSIVE PLAN: 

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

 
General City Goal 1: Create and maintain a high quality of life and environment 
that maximizes the opportunity for all citizens to share the social, psychological, 
physical, and economic benefits of Anacortes /Fidalgo Island; aesthetics and 
health are key components of quality of life.  

 
General City Goal 3:  Promote compatible land uses and improve visual 
appearance in each and every zoning district.  
 
Transportation Goal 3:   Improve traffic circulation. 

 
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 daily 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 community in order to increase the 
City’s appeal to visitors and residents alike.  
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Conservation Goal 1:  Identify areas of aesthetic, educational, historical, cultural 
and/ or biological significance, encourage their preservation, and regulate 
development which could cause significant deterioration of these qualities. 

 
2. The subject proposal is, is not consistent with the goals of the City’s 

Comprehensive Plan that are listed above. 
 
IX. ZONING ORDINANCE/CODE: 

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

2. The subject property is located in both the Public Use (P) and Residential 
Medium Density (R3) Zoning District. 

3. Within the Public Use (P) Zoning District, “public schools” are permitted via an 
approved Conditional Use Permit per AMC § 17.26.040(A). 

4. Additionally, within the Residential Medium Density (R3) Zoning District, 
“Schools” are permitted via an approved Conditional Use Permit per AMC § 
17.34.040.  

5. Furthermore, a Conditional Use Permit is required for wetland buffer impacts 
per AMC 17.70.400 as is proposed. Please see the Compensatory Wetland Buffer 
Mitigation Plan in Exhibit 8. 

6. Accordingly, the applicant has applied for a Conditional Use Permit (CUP) to 
permit the replacement and modernization to existing Anacortes High School.   

7. In addition to a CUP, the applicant has applied for a Variance to permit a height 
in excess of what is permitted in the underlying Zoning Districts, “P” and “R3”. 
According to AMC § 17.34.090, the maximum permitted building height in the 
“R3” Zoning District is a “maximum of three (3) stories but no more than thirty-
five (35) feet.  The maximum permitted building height in the “P” Zoning District 
according to AMC § 17.26.090, is thirty-five (35) feet. The applicant has 
requested a Variance to permit 43 feet above original grade at the west building 
and 45 feet above original grade at the east building (See Exhibit 01). 

8. Chapter 17.46 of the Anacortes Municipal Code regulates off-street parking. 
According to the Traffic Impact and Parking Analysis submitted, there are 318 
parking stalls onsite. At the completion of the project, 367 onsite parking stalls 
are proposed for school day use with an additional 34 onsite stalls available for 
after school events for a total onsite capacity of 401 parking stalls. Off-street 
parking requirements for “schools” are not listed in AMC Chapter 17.46.  
Therefore the applicant /agent utilized Skagit County Code (SCC) and ITE Parking 
Generation data to determine the minimum number of off-street parking 
required during the school day. Accordingly, SCC and ITE requires a parking 
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demand of 213 off-street parking stalls and 367 are provided with the new 
development.  

The subject proposal was also typed as an “Auditorium, assembly room, exhibit 
hall, theater, and commercial recreation” per AMC § 17.46.020. Accordingly, 1 
off-street parking space is required for every 4 fixed seats (1:4).  Using this 
formula from the AMC, 400 off-street parking spaces are required while 401 
cumulatively are provided as part of the proposed replacement and 
modernization to AHS.  

Since the applicant proposes phased development, the application has been 
conditioned hereafter to reflect the need for a phased parking plan.  

9. A Conditional Use Permit is required for a “school” use within both the Public 
Use (P) and Residential Medium Density (R3) Zoning Districts.  According to AMC 
§ 17.10.100(B)(2), Conditional Use Permits shall be granted by the city only if the 
applicant can demonstrate the following: 

 
 A) The conditional use is designed in a manner which is compatible with the  

 character and appearance of the existing, or proposed, development in the 
vicinity of the subject property and is consistent with the purpose of the 
zone in which the subject property is located. 

  
 STAFF ANALYSIS:   
 The southern 1/3 of the existing high school will be demolished thereby creating 

more open and pedestrian scaled friendly to pedestrians along 20th Street. The 
proposed development fronting 20th Street and “K” Avenue will permit new 
structures with improved architectural massing, fenestration, materials, 
detailing, and landscaping. Lastly, the new high school will be more residential in 
scale and echo the massing of the surrounding neighborhood along 20th Street.  

 
 According to AMC § 17.26.010, the purpose of the Public Use (P) Zoning District is 

defined as “It is the intent of this section to allow for common public uses where 
the need arises and uses will not create a nuisance or interfere with existing 
uses.” The proposed project as conditioned below is consistent with the purpose 
of the Public Use Zoning District.  

 
 B) The location, size and height of buildings, structures, walls and fences, and  

 screening vegetation for the conditional use shall not hinder neighborhood 
circulation or discourage the permitted development or use of neighboring 
properties. 

 
 STAFF ANALYSIS:   
 According to the submitted traffic report, the proposed project will have minimal 

increase in the amount of vehicular traffic frequenting the high school(s).  
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According to the report, the proposed development will add 3 more future trips. 
Furthermore, both vehicular and pedestrian improvements have been made as 
conditions of the subject permit thereby decreasing impacts to the neighborhood. 
The design of the high school replacement and modernization also includes a 
large pedestrian friendly plaza running north to south between the east and west 
buildings that will essentially link 20th Street to 17th Street along “J” Avenue. 
When school is not in operation, this plaza could be used by the public for active 
and non-active recreational use thereby improving the neighborhood. Lastly site 
improvements also include landscape to the site and parking lot along with 
compensatory mitigation to the wetland buffer. Additionally, project conditions 
listed hereafter include abutting site sidewalk and crosswalk improvements 
thereby increased student /pedestrian circulation and safety.  

 
 C) The conditional use is designed in a manner that is compatible with the  
  physical characteristics of the subject property. 
 
 STAFF ANALYSIS:   
 The proposed project entails replacement and modernization to an existing high 

school and campus. Additional off-street parking will be added onsite. Existing 
and proposed access points to and from the high school will be relocated and 
aligned with the existing street system. The project also entails improvements to 
street and pedestrian connectivity.  

 
 The proposed layout of the site and structures has also been planned to reduce 

impacts to the adjacent wetland and associated buffer. The additional 
impervious surface created as a result of proposed development will be captured, 
cleaned, detained, and released per city stormwater requirements. 

 
 D) Requested modifications to standards are limited to those which will  

 mitigate impacts in a manner equal to or greater than the standards of this 
title or will not be detrimental to the surrounding neighborhood. 

 
 STAFF ANALYSIS:   

 The applicant has also applied for a Variance request to exceed the maximum 
permitted height for buildings within both the Public Use and Residential Medium 
Density Zoning Districts. The height of the existing building is actually higher than 
is currently proposed. So despite the request for a Variance to exceed the 
maximum permitted height, the proposed development would result in a building 
height that is less than existing thereby decreasing its impact and massing to the 
surrounding neighborhood.  

 
 E) The conditional use is not in conflict with the health and safety of the  
  Community. 
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 STAFF ANALYSIS:   
 The health and safety of the community and neighborhood will be improved as a 

result of this project. Additional impervious surfaces created as a result of this 
project will be captured, cleaned, detained, and released in conformance with 
city stormwater requirements.  

 
 Sanitary sewage and fire suppression will continue to be obtained via the City of 

Anacortes. Lastly, the project involves several improvements that improve 
pedestrian and vehicular safety as conditioned below. Additionally the project 
would include the construction of a north to south running plaza with a drivable 
surface that is accessible to emergency vehicles. When the school is not in 
session, the plaza could be used by neighbors for active and non-active 
recreational opportunities.  

 
 F) The conditional use is such that pedestrian and vehicular traffic associated  

 with the use will not be hazardous or conflict with existing and anticipated 
traffic in the neighborhood, and adequate pedestrian and vehicular 
connections to the arterials and adjacent areas as well as appropriate 
circulation within the project are provided consistent with city policies and 
standards for circulation patterns in the area. 

 
 STAFF ANALYSIS:   
 As previously discussed and conditioned below, both pedestrian and vehicular 

traffic will be improved as a result of this project’s approval. Some additional 
improvements include additional of off-street parking, ADA compliant parking 
stalls, a curbside passenger drop off area, and the addition of curb, gutter, and 
sidewalk along 20th Street.  Improvements will be provided concurrent to 
development. Additionally, mitigation measure # 12 of the issued SEPA MDNS 
also listed below lists a number of required improvements to both pedestrian and 
vehicular connectivity (See Exhibit #6). 

 
 G) The conditional use will be supported by adequate public facilities or  

 services and will not adversely affect public services to the surrounding 
area or conditions can be established to mitigate adverse impacts on such 
facilities. 

 
 STAFF ANALYSIS:   
 The existing high school once replaced and modernized will continued to be 

served by city public services. No adverse impacts to public facilities are 
anticipated.  

 
 H) The conditional use is in compliance with the comprehensive plan. 
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 STAFF ANALYSIS:   
 The subject conditional use permit will be in compliance with both the city’s 

comprehensive plan and municipal code. Schools are permitted in the underlying 
zoning districts via an approved Conditional Use Permit.  

 
 I) The conditional use is designed in a manner which is compatible with the  

 character and appearance of the existing, or proposed, development in the 
vicinity of the subject property and is consistent with the purpose of the 
zones in which the subject property is located. 

  
 STAFF ANALYSIS:   
 The subject proposal has been designed to be compatible with the character and 

appearance of the existing neighborhood while lessening any foreseen impacts. 
Additionally, the subject proposal as conditioned is consistent with the underlying 
zoning districts.  

 
10. The applicant also has submitted a Variance request to permit a building height 

in excess of what is permitted in the underlying Zoning Districts, “P” and “R3”. 
According to AMC § 17.34.090, the maximum permitted building height in the 
“R3” Zoning District is a “maximum of three (3) stories but no more than thirty-
five (35) feet.  The maximum permitted building height in the “P” Zoning District 
according to AMC § 17.26.090, is thirty-five (35) feet. The applicant has 
requested a Variance to permit 43 feet above original grade at the west building 
and 45 feet above original grade at the east building. Variances shall be granted 
by the city only if the applicant can demonstrate the following: 

 
A) That special conditions and circumstances exist which are peculiar to the  

land, structures, or buildings involved and which are not applicable to other 
lands, structure, or buildings in the same district. 

  
 STAFF ANALYSIS:   
 Anacortes High School is the only public high school in city limits. The specific 

requirements of a public institution result in a structure of a minimum height as 
requested.  

 
B) That literal interpretation of the provisions of this title would deprive the 

applicant of rights commonly enjoyed by other properties in the same 
district under the terms of this title. 

 
 STAFF ANALYSIS:   

The literal interpretation of the code will prevent the school district from 
providing the usual and accustomed services. Additionally, the existing portion 
of the building scheduled for demolition has been estimated to be 51 feet 
above grade. This is 8 feet taller than the requested height of the west building 
and 6 feet taller than the requested height of the east building.  
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C) That the special conditions and circumstances do not result from the 

actions of the applicant. 
 
 STAFF ANALYSIS:   

Special conditions and circumstances are not a result of the applicant but 
moreover are due to site constraints onsite such as topography and the location 
of an onsite wetland in addition to the special requirements of a public 
educational institution.  

 
D) That granting the variance requested will not confer on the applicant any 

special privilege that is denied by this title to other lands, structures, or 
buildings in the same district. 

 
STAFF ANALYSIS:   
Due to site constraints and special requirements of a public educational 
institution discussed above, the granting of the subject variance will not confer 
any special privilege. Additionally, per AMC § 17.10.040(B), landowners may 
apply for a variance request per AMC § 17.10.040.  

 
10. The subject proposal is, is not consistent with the above development 

regulations and the proposed land use is permitted in the underlying zoning 
districts.  

 
X. CONCLUSIONS OF LAW: 

  1. The public notice requirements of the Conditional-Use Permit, Variance request,  
   and SEPA environmental review have been complied with. 

  2. The project is, is not consistent with the general purposes of the City’s  
 Comprehensive Plan, the city’s planning standards and specifications of the 

zoning ordinance, and other ordinances applicable to the proposal. 

3. The Planning Commission bases its Findings of Fact, Conclusions of Law &  
 Recommendation 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. 

 
XI.  STAFF RECOMMENDATION: 

The Department of Planning, Community, and Economic Development recommends that the 
Planning Commission make a recommendation of approval to City Council regarding the subject 
Conditional Use Permit, Variance request, and SEPA environmental review subject to the staff 
suggested conditions of approval listed below.  
 
XII. DECISION: 
 
Based on the foregoing information and analysis, the environmental documents submitted by 
the applicant, and the City regulatory authority to implement the policies, standards, and the 
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regulations of the Anacortes Municipal Code (AMC), the Planning Commission recommends 
approval, approval with conditions, or denial to City Council concerning the subject 
Conditional Use Permit (CUP), Variance request, and SEPA environmental review subject to the 
conditions of approval that are listed below.  
 
XIII. CONDITIONS OF APPROVAL: 

1. Before building permit submittal or approval is given, the applicant shall submit for 
review and approval a boundary line adjustment (BLA) application to consolidate 
underlying platted lots.  

2. Before building permit application submittal or approval is given, vacated ROW utility 
and/or access easements will need to relinquished and recorded with the Skagit County 
Auditor’s Office.  

3. The applicant shall be responsible for reimbursement to the City for the cost of posting, 
mailing and publication of the public hearing for this proposal.  Payment shall be made 
prior to building permit submittal or issuance. 

4. Before building permit application submittal or approval is given, a landscape plan shall 
be submitted and accompany the parking plan which shows how conformance with 
AMC Chapter 17.41 is being met. Landscape areas shall consist of a mix of native 
coniferous and deciduous trees and shrubs indigenous to the Pacific Northwest.  

5. Before building permit application submittal or approval is given, a phased parking plan 
shall be submitted identifying how conformance with AMC Chapter 17.46 and the 
submitted Traffic Impact and Parking Analysis is being met.  

6. A demolition permit is required prior to proposed demolition activities.  

7. Any proposed signage will require an approved sign permit that complies with AMC 
Chapter 17.40.  

8. A building permit(s) with the City of Anacortes’ shall be secured prior to work.  

9. Certificate of occupancy (CO) shall not be issued until it is deemed by both the Planning 
& Public Works Departments that all required improvements (landscaping, parking lot, 
compensatory wetland buffer mitigation, installation of bicycle racks, installation 
dumpsters /recycling, etc.) are in place and meet minimum standards.  

10. Pursuant to AMC § 17.10.100(D), “Construction or substantial progress toward 
construction of a project for which a permit has been granted pursuant to this section 
must be undertaken within two years after the approval of the permit. Substantial 
progress towards construction shall include, but not be limited to the letting of bids, 
making of contracts, purchase of materials involved in development, but shall not 
include development or uses which are inconsistent with this title. In determining the 
running of the two-year period hereof, there shall not be included the time during which 
a development was not actually pursued by construction and the pendency of litigation 
reasonably related thereto made it reasonable not to so pursue; provided, that the 
planning commission may, at its discretion extend the two-year time period for a 
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reasonable time based on factors, including the inability to expeditiously obtain other 
governmental permits which are required prior to the commencement of construction.” 

11. A clearing and grading plan consistent with City requirements shall be submitted by the 
applicant 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. 

12. 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. 

13. Prior to any clearing\fill\grade work beginning, construction civil plans consistent with 
the City of Anacortes Engineering Development Standards, including but not limited to, 
Clearing and Grading Plan, 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 
Departments shall be submitted for review and approval. 

14. Engineering and Inspection fees in the amount of $500.00, plus 2% of the total 
estimated construction cost shall be due upon civil plan approval. No construction 
activity is allowed until the construction plans are approved, all fees have been paid and 
a preconstruction conference held. 

15. The City of Anacortes would like to continue discussions on partnering on improvements 
to access 12th Street from the High School Campus via K Avenue or M Avenue. 

16. The City of Anacortes would like to continue discussions on a future Campus access road 
to D Avenue; this road would also access the Smiley’s Bottom soccer fields. 

17. Storm water conveyance both on-site and off-site shall comply with City Storm drainage 
requirements. 

18. Development shall comply with the SEPA Mitigated Determination of Non-Significance 
(MDNS) that was issued on January 7, 2016, as follows: 

A) Security or construction fencing shall be installed at the project boundary’s 
demarcating construction /clearing limits as required by the Planning and Public 
Works Departments (MDNS Condition #1). 

B) All applicable permits shall be secured before any construction /grading activities 
begin onsite (MDNS Condition #2). 

C) Best management practices (BMPs) shall be implemented during both demolition 
and construction activities (MDNS Condition #3). 

D) The landowner /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 #4). 
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E) If any artifacts or human remains are found upon excavation, the Samish Indian 
Nation; the City of Anacortes’ Department of Planning, Community, & Economic 
Development; the City of Anacortes’ Police Department; and the State of 
Washington’s Department of Archaeology and Historic Preservation (DAHP) shall be 
immediately notified and the work in the immediate area cease. Pursuant to RCW § 
27.53.060 it is unlawful to destroy any historic or prehistoric archaeological 
resources. RCW 27.44 and § 27.53.060 require that a person obtain a permit from 
the Washington State Department of Archaeology and Historic Preservations before 
excavating, removing, or altering Native American human remains or archaeological 
resources in Washington (MDNS Condition #5). 

F) Wetland hydrology shall not be adversely impacted via stormwater discharge. The 
project wetland Biologist shall review proposed stormwater drainage plans and 
reports to confirm no adverse impacts to onsite wetlands (MDNS Condition #6). 

G) Grading and construction drawings shall be reviewed by the project geotechnical 
engineer for consistency with the project geotechnical reports and engineering 
standards prior to any construction activity taking place onsite (MDNS Condition #7). 

H) Buffer mitigation as described in the ATSI Compensatory Wetland Buffer Mitigation 
Plan dated December 11, 2015, shall be completed within the first planting season 
upon completion of the Rice Field Improvements and as recommended by the 
project biologist. Where mitigation is not completed within one (1) year of the Rice 
Field improvements, bonding shall be required in the amount of 150% of the cost 
/value required mitigation with completion of the mitigation plantings within two (2) 
of the completion of the Rice Field improvements (MDNS Condition #8). 

I) To assure the success of the mitigation site, monitoring shall occur by the project 
biologist and/or a qualified biologist approved by the Planning Department, during 
and after plant installation periodically (spring and fall) and continue for a period of 
five (5) years. Monitoring reports shall be provided to the city Planning Department 
(MDNS Condition #9). 

J) Vegetation performance standards shall be a minimum 50% cover by a minimum of 
nine (9) species total after three (3) years and 75% cover by a minimum of nine (9) 
species total after five (5) years. The percent cover will be determined by the project 
biologist and/or a qualified biologist approved by the Planning Department. Plant 
survival for installed vegetation is 100% after the first year. Plants that have not 
survived the first year are to be replaced in kind. For the years following, plants that 
have died shall be replaced in kind except when natural regeneration of native 
plants has filled the area. A qualified wetland biologist as approved by the Planning 
Department will need to confirm native plant regeneration (MDNS Condition #10). 

K) The buffer mitigation “as built” per ATSI report dated December 11, 2015, Section 
4.7, shall be completed and provided to the Planning Department for review for 
consistency with the Compensatory Wetland Buffer Mitigation Plan dated December 
11, 2015, planting(s).  Any modifications to the Compensatory Wetland Buffer 
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Mitigation Plan prepared by ATSI on December 11, 2015, shall be approved by the 
Planning Department (MDNS Condition #11). 

L) Development shall comply with the requirements of the Public Works Department 
including but not limited to (MDNS Condition #12): 

 L1) Prior to the final approval, all off-site 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. 

 L2) Internal Improvements shall include: 

 Driving path of travel shall be a minimum of 20-feet in width to meet Fire and     

      Sanitation Department needs. 

 Parking stall widths and lengths shall be per the Engineering Standards. 

 Provide for covered bike parking for at least 50% of the bike parking stalls. 

 L3) External to the proposed Campus area, the applicant shall provide for 
intersection improvements to provide for pedestrian safety as follows: 

 To include, but not limited to, traffic calming measures to reduce the    
                               crosswalk distance between curbs, ADA compliant sidewalk ramps at each                   
                               corner, crosswalk markings, 4-way stop with signs, possible at-grade   
                               intersections at certain locations. 

 17th Street and K Avenue; 

 18th Street and K Avenue; 

 19th Street and K Avenue; 

 20th Street and K Avenue; 

 20th Street and J Avenue, possible at grade intersection; 

 20th Street and I Avenue; and, 

 17th Street and J Avenue; 

 6-foot wide minimum cement concrete sidewalk at the following locations: 

 West side of K Avenue, between 16th and 20th Streets; 

 North side of 17th Street, between K and J Avenues; and, 

 South side of 20th Street, between K and I Avenues;  

 Pedestrian scale lighting along the sidewalks adjacent to the school property. 

 L4) For improved access to 12th Street, the Applicant will work with the Public Works 
Department to develop a plan for channelizing traffic on 17th Street to M 
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Avenue. Especially during periods of busy traffic. The plan may include, but not 
limited to, signage, 4-way stops, & traffic circles at the intersections of L Avenue.  

 L5) Improve the existing fire access road to the north parking lot off of 16th Street 
and J Avenue with 2-inch minimum asphalt overlay. 

 L6) Street lighting shall be energy efficient and shall limit glare and\or emission of 
light downward to the street and front yard areas. Street lighting will be installed 
per PSE Schedule 52, Option “B”. Lighting fixture’s design and location shall be 
approved by the Public Works Director. Shields may be necessary to reduce 
impacts to adjacent properties. Two street lights per intersection at the following 
locations are recommended: 

 17th Street and K Avenue; 

 18th Street and K Avenue; 

 19th Street and K Avenue; 

 20th Street and K Avenue; 

 20th Street and J Avenue; 

 20th Street and I Avenue; and, 

 17th Street and J Avenue; 

  L7) The on-site sewer conveyance and pump stations shall be considered private and  
   be maintained by the Applicant. 

  L8) The Applicant shall provide a downstream sewer analysis of the conveyance  
   system to determine; 1) Sufficient capacity, and; 2) Potential deficiencies. 

 

These Findings of Fact, Conclusions of Law, and Recommendation were adopted by the City of 
Anacortes’ Planning Commission on January 20, 2016. 

 

     CITY OF ANACORTES, WASHINGTON 
     PLANNING COMMISSION 

By _______________________________________   
 Marty Laumbattus, Planning Commission Chair  
  
 

APPEALS: 
Appeals shall be filed in accordance with AMC § 18.16.100 and/or § 18.16.110, as applicable. 
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November 15, 2011 

Department of Planning, Community & Economic Development 
City of Anacortes 
904 6th Street 
Anacortes, WA 98221 
 
ATTN: Don Measamer, Director of Planning 
 
RE:  Anacortes High School Replacement & Modernization  

Request for Building Height Variance  
  
 
The proposed design for the Anacortes High School Replacement & Modernization is 
comprised of two separate buildings identified as the East Building and the West Building.  
The East Building would be a completely new, two-story structure containing the high 
school’s administration area, counseling center, commons, food service area, library, art 
studios, special education classrooms, some CTE programs, science classrooms, and 
general classrooms.  The West Building would be a combination of modernized spaces 
(including the existing Brodniak Theater and the existing PE wing) and a new addition 
(including theater support spaces, music program spaces, and some CTE programs).   
 
The maximum allowable height for a school located in a Public Use District (P) is 35 feet 
per AMC 17.26.090.  Analysis of the proposed design indicates the need for a height 
variance for both of these buildings. 
 
It should be noted that he Anacortes High School Replacement & Modernization project 
would also include a new building for the Cap Sante High School (CSHS) program as well 
as upgrades to the Rice Field Athletic Complex (including new covered grandstands with 
press boxes, restroom building, concession stand, and future team room building).  None 
of these proposed structures exceed the maximum allowable building height criteria and 
therefore are not part of this variance request. 
 
Sheet CUP.02 contains the average natural grade calculations for both the East and West 
buildings as well as the CSHS building.  Sheet CUP.03 provides sections through all 
three buildings indicating average natural grades, maximum allowable building height, 
and proposed building heights.  Sheets CUP.04 thru CUP.06 provide exterior elevations 
of all three buildings with similar height information as described immediately above. 
 
As proposed, the West Building would have a maximum building height of 41’-2” above 
average natural grade.  This occurs at an existing condition - the main ridgeline of the 
existing Brodniak Theater roof structure.  The submitted design proposes to extend this 
ridgeline horizontally an additional 24’ to the west in order to provide an enclosed 
mechanical platform housing the new mechanical air-handling units serving the theater, 
PE wing, and music program spaces.  The proposed height (after modernization and 
addition) will be less than that of the existing high school building (before demolition). 
 



 

As proposed, the East Building would have a maximum building height of 43’-3” above 
average natural grade.  This would occur along the parapet of the roof enclosing the 
mechanical equipment platform serving the general classroom spaces at the north end of 
the building.  The allowable building height would be exceeded by lesser amounts at two 
other locations: 40’-8” above natural grade along the parapet of the roof enclosing the 
mechanical equipment platform serving all the spaces on the south end of the building, 
and 36’-3” above natural grade along the ridgeline to either side of the north mechanical 
equipment platform mentioned above. 
 
We request your review and approval for building height variances as follows: 
 

• 43’-0” at the West Building 
• 45’-0” at the East Building 

 
Both of these requested heights slightly exceed the measured height in the building 
sections in order to assure that there is some flexibility to fine-tune the design as things 
develop.  Although the proposed height of the East Building is approximately 2’-0” taller 
than the West Building, it would be approximately 9’-7” lower in elevation than the West 
Building which is located at the topographical crown of the site. 
 
We have provided the following responses to the variance criteria listed under AMC 
17.10.040 B.1. 
 

a. That special conditions and circumstances exist which are peculiar to 
the land, structures, or buildings involved and which are not applicable 
to other lands, structure, or buildings in the same district.  

• The Public Use District land occupied by the high school is the only 
public high school within the City limits.  The specific requirements of 
a public institution for this purpose results in a structure of the 
minimum height requested. 
 
 

b. That literal interpretation of the provisions of this title would deprive the 
applicant of rights commonly enjoyed by other properties in the same 
district under the terms of this title. 

• The literal interpretation of the code will prevent the school district 
from providing usual and accustomed services.  The East Building is 
a replacement for the proposed demolition of the old administration 
area, counseling center, commons, food service area, library, art 
studios, special education classrooms, CTE programs, science 
classrooms, and general classrooms. 

• It is worth noting that the existing portion scheduled for demolition 
has a conservatively estimated building height of 51’-0”.  This is 8’ 
taller than the requested height of the West Building and 6’ taller than 
the requested height of the East Building. 
 

c. That the special conditions and circumstances do not result from the 
actions of the applicant. 

• The special conditions and circumstances are not a result of actions 
by the applicant, but are the result of the unique and special 
requirements of a public education institution as described below: 

o Area available for development on the site is limited by a 
number of factors including existing buildings to remain, 
existing wetlands, existing topography, and existing soil 



 

conditions.  The decision to make the East Building a two-
story structure and the decision to house mechanical 
equipment in the attics of both buildings was done in an effort 
to minimize the footprints of the two buildings in order to 
provide adequate space for code-driven items: 

 On-site parking to accommodate school assemblies 
& sporting events 

 On-site bus parking (currently occurs in 20th Street 
ROW) 

 Low Impact Development water quality features (rain 
gardens) 

o The replacement and modernization project will be permitted 
under the new energy code expected to be adopted in the 
summer of 2016.  The air-quality requirements for a high 
school facility under this code substantially increases the size 
of air-handling units (to meet the required air exchanges per 
hour) and/or heat recovery units (to meet the more stringent 
energy efficiency requirements).  Taken together, the space 
needed to house this mechanical equipment is significant 
both in terms of footprint and volume, thereby impacting the 
overall height of the two proposed buildings. 

 
 

 
d. That granting the variance requested will not confer on the applicant 

any special privilege that is denied by this title to other lands, 
structures, or buildings in the same district.  

• Granting of the requested variance would not confer to the applicant 
any special privilege that is denied by the AMC to other lands, 
structures, or buildings in the same district.  AMC 17.10.040 B.  
provides all land owners located in a Public Use district the option of 
pursuing a height variance for a project.  

 
 
 

If you have questions or comments on the contents of this letter, please contact me 
directly. 

Sincerely, 
 
 
 
 
Kevin Oremus 
Principal 
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NOTICE OF APPLICATION & HEARING WITH OPTIONAL SEPA DNS: 

Notice Is Hereby Given That An Application Was Made For The Following Proposal:  
Request: The applicant has applied for a Conditional Use Permit & SEPA environmental review to permit the 
replacement and modernization of Anacortes High School and associated wetland buffer impacts. Additionally, the 
applicant has requested a Variance to exceed the maximum height requirement permitted in the underlying zone. 
Applicant:  Anacortes School District   File Number:  CUP-2015-0006  
Project Location: 1600 20th Street, Anacortes, WA 
Date of Application:  November 16, 2015  Date of Completeness:   December 11, 2015 
Public Comment Period:  Any person may comment on this application by writing to the address below and/or by 
testifying at the public hearing.  Staff will issue a recommendation on the project after the comment period ends on 
December 30, 2015, at 5:00 pm.  Written comments on the proposal should be submitted before the end of the 
comment period but will be accepted until the close of the Open-Record Public Hearing. 

Required Project Permits/Approvals: The following may be required in addition to the above: Civil Construction 
Plan approval, Building Permit Application Approval, & Department of Ecology Construction Permit 

Preliminary Determination of Consistency: At this time, no determination of consistency with City of 
Anacortes plans, regulations, or standards has been made.  At a minimum, this project will be subject to the 
following plans and regulations: the Comprehensive Plan; Anacortes Municipal Code (Zoning, etc.), Engineering 
Design and Building Standards. 

SEPA Review: Based on the submitted application and available information, the City anticipates issuing an 
MDNS for this proposal and the optional DNS process as specified in WAC § 197.11.355 is being utilized.  
Consequently, this may be the only opportunity to comment on the environmental impacts of this proposal.  This 
proposal may include mitigation measures under applicable codes, and the project review process may incorporate 
or require mitigation measures regardless of whether an EIS is prepared.  A copy of the subsequent SEPA 
threshold determination for the proposal may be obtained upon request. 

Existing Environmental Documents:  SEPA Environmental Checklist, Critical Area Report, Cultural Resource 
Report, Traffic Report, & Geotechnical Report 

Open-Record Public Hearing: An open-record public hearing will be held by the Planning Commission at 6:00 
PM on Wednesday, January 13, 2016, which is continued to 6:00 PM on Wednesday, January 20, 2016. 
Planning Commission members will also conduct a site visit at 3:00 PM on Wednesday January 13, 2016. 
Closed-Record Public Hearing: A closed-record public hearing to hear any appeals of the Planning 
Commission’s recommendation and to make a decision on the application will be held by the City Council at 
6:00 PM on Tuesday, February 16, 2016. City Council members will also conduct a site visit at 3:00 PM on 
February 16, 2016.   Both hearings will be in City Council chambers located at 904 6th Street, Anacortes, WA.  

How to become a party of record: You may become a party of record by submitting written comments, including 
a (USPS) mailing address, to the City of Anacortes PCED at the address listed below.  E-mailed comments must 
include a return (USPS) mailing address in order for the sender to be considered a party of record. Questions about 
this proposal, requests to receive future notices of hearings and/or the decision, once made, and/or appeal 
procedures should be directed to the contact person listed below.  The application and complete case file are 
available for review at the City of Anacortes PCED located at 904 6th Street, Anacortes, WA 98221.   A decision 
on this application will be made within 120 days from the date of completeness.    

For Project Information:  Kevin Cricchio, AICP, Associate Planner; Phone: (360) 299-1969; Email: 
kevinc@cityofanacortes.org; City of Anacortes, P.O. Box 547, Anacortes, WA 98221 
 
Date Issued: December 16, 2015   Publish:   December 16, 2015 

mailto:kevinc@cityofanacortes.org
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Mr. & Mrs. Rudd
1705 & 1707 17th Street 
Comment Received





 

EXHIBIT #5: 

 
 

 
AGENCY & DEPARTMENT COMMENTS RECEIVED 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 
 
 

ANACORTES POLICE DEPARTMENT MEMO 
 
 
TO: Don Measemer  
 
FROM: Chief Bowers  
 
SUBJECT: CUP 2015-0006   
 
DATE: 01/12/2016  
 
Cc:  
 
 
After staff review of the plans, APD has two recommendations.  
 
The first recommendation is designed to mitigate traffic impacts to the surrounding 
neighborhood. Specifically the areas from 22nd to 12th St. east of the campus. The current 
plan shows all student parking off of 17th as is currently the case. However, additional staff 
and visitor parking is added off 20th St. and “K” Ave.  
 
In order to relieve congestion during start and dismissal times, we would recommend 
issuing student parking permits based residence. For example a student who lives south of 
22nd St. would receive a parking permit for the south lot. Students living north and west of 
the campus would receive north lot permits.  Staff parking and visitor parking would 
remain north of the gym and off of “K”Ave.     
 
The second issue is with access to the campus from the west. The current plan only has 
three access points, from the south, east, and north. This is a public safety issue for police 
and fire responses.  Limited access points make it difficult to secure the campus in the event 
of an emergency. Understanding that this was not included in the design elements of the 
school, we would recommend that ASD incorporate future design plans to include an access 
roadway from the west side of the campus north of 20th St.  

 



 

 
STATE OF WASHINGTON 

DEPARTMENT OF ECOLOGY 
Bellingham Field Office • 1440 10th Street, Suite 102 • Bellingham, Washington  98225 

(360) 715-5200 • FAX (360) 715-5225 
 
 
 
December 24, 2015 
 
 
Kevin Cricchio 
Anacortes Planning, Community & Economic Development Dept. 
PO Box 547 
Anacortes, WA  98221 
 
RE: LA File#  CUP-2015-0006 
 DOE file#  201506291 
 Applicant  Anacortes School District Marc Estvold 
 
Dear Mr. Cricchio: 
 
Thank you for the opportunity to provide comments on the above referenced Determination.   
Based on review of the State Environmental Policy Act (SEPA) checklist associated with this 
Determination we offer the following comments:  
 
Stormwater runoff can have a significant impact on water quality, introducing sediment and 
other pollutants into waters of the state.   Such pollutants can impair or eliminate aquatic 
habitat and prevent such waters from having multiple beneficial uses (e.g., fishing, swimming, 
drinking, etc). 
 
From the SEPA register, it appears that this project may be subject to one of Ecology’s National 
Pollutant Discharge Elimination System (NPDES) General Permits for Stormwater Discharges.  
 
NPDES Construction Stormwater General Permit 
 
Information regarding the NPDES Construction Stormwater General Permit can be found at: 
 
http://www.ecy.wa.gov/programs/wq/stormwater/construction/ 
 
NPDES Industrial Stormwater General Permit 
 
Permit Coverage is necessary if the industrial activity at the proposed facility meets the 
following criteria: 
 

 Industrial activities that: 
1. Are listed in 40 CFR Subpart 122.26(b) (14) 

http://www.ecy.wa.gov/programs/wq/stormwater/construction/


LA File#          CUP-2015-0006 
DOE file#        201506291 
Page 2 of 2 

Y:\SEPA\Stormwater\2015\201506291 Anacortes High School Replacement and Modernization.docx 

2. Discharge stormwater from the site into state surface waters or into storm 
drainage systems which discharge to state surface waters.  (Surface waters may 
include wetlands, ditches, rivers, unnamed creeks, lakes, estuaries, marine 
waters). 

 
Information regarding the NPDES Industrial Stormwater General Permit can be found at: 
 
http://www.ecy.wa.gov/programs/wq/stormwater/industrial/index.html 
 
If you have questions about determining the need for NPDES coverage or you need information 
regarding applying for and implementing an NPDES please contact us. 
 
Thank you for considering these comments from the Department of Ecology.  If you have 
questions please call Kurt Baumgarten at 715-5210 or Stephanie Barney at 715-5233. 
 
Sincerely, 
 
 
 
Kurt Baumgarten, Water Quality Specialist 
 
 
 
Stephanie Barney, Stormwater Inspector 
 
kb:mr 
 
cc: Anacortes School District, Marc Estvold 
 BFO SEPA File 
 

http://www.ecy.wa.gov/programs/wq/stormwater/industrial/index.html
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SUMMARY AND CONCLUSIONS 

The Anacortes School District is proposing a two phase renovation of the existing high school property to 
improve and add field event (Rice Field) and classroom space. 
 
Construction of the Rice Field upgrades (Phase 1) is anticipated to begin toward to end of the 2015-2016 
school year.  Construction of the new high school facilities will begin after, but not necessarily following, 
the completed upgrades to Rice Field.  The full renovation is anticipated to be complete by 2017. 
 
With the renovation complete the student body is anticipated to increase from 838 students, 2014-2015 
school year enrollment, to 852 new students.  Future student enrollment equates to 8 new AM peak 
hour trips, 5 new afterschool peak hour trips and 3 new PM peak hour trips. 
 
Local intersections are projected to operate within acceptable levels of service with the exception of 
12th Street and K Ave, which operates at LOS F now during the afterschool and PM peak hour periods.  
In addition, the existing northbound shared left-through lane at 12th Street and M Ave operates with a 
volume-to-capacity ratio that exceeds 1.00. 
 
New high school trips are not projected to significantly impact these two intersections and do not 
warrant high school-specific mitigation. 
 
Recognizing that there are traffic deficiencies at both intersections, without the additional student 
enrollment, the following intersection improvement options were evaluated: 

 Restricting the northbound and southbound approaches to K Ave to right-turns only while 
maintaining left turn movements off of 12th Street. This may be achieved by adding “c-curbing” 
on 12th Street to restrict northbound and southbound left and through movements from K Ave. 

 Restriping M Ave to include dedicated left turn lanes. This would revise the existing northbound 
and southbound channelization from a shared left-through lane and a dedicated right turn lane 
to a dedicated left turn lane and a shared through-right lane. This improvement also supports 
traffic displaced at K Ave with the proposed turn restriction improvement. 

 
It is recommended that the School District work with City of Anacortes on a plan to improve these 
intersections.  Assistance by the School District for intersection improvements is voluntary. 
 
The City of Anacortes is considering an extension of 20th Street from I Ave to D Ave to provide a new 
east-west connector and alternative to 12th Street.  The improvement would shift existing and future 
traffic, including some high school-related traffic, to 20th Street.  Review of new peak hour high school 
traffic impacts show that up to two new high school-related trips would impact an extension of 20th 
Street.  The 20th Street extension is not needed to support new high school-generated traffic. 
 
In addition to sidewalk, walk path and ADA curb ramp improvements near the high school, crosswalk 
striping is recommended to be explored at the stop-sign controlled legs at the following intersections: 

 17th Street and K Ave – currently an all-way stop controlled intersection, consider marked 
crosswalks on all approaches 

 19th Street and K Ave – the new school access, consider a marked crosswalk or other pedestrian 
feature across the new school access (the west leg of the intersection) 

 20th Street and I Ave – new school egress and proposed an all-way stop controlled intersection, 
consider crosswalks on the four stop controlled intersection legs 
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 20th Street and J Ave – currently an all-way stop controlled intersection, consider adding 
marked crosswalks to the three unmarked intersection legs (the west, south and north legs of 
the intersection) 

 20th Street and K Ave – currently an all-way stop controlled intersection, consider marked 
crosswalks on all approaches 

 
A traffic and parking management coordinator is recommended to support daily campus parking and 
circulation needs; oversee student loading and unloading operations, particularly off of 20th Street; and 
support and coordinate with the City, local police, emergency services, campus security and the 
neighborhood to coordinate special events. 
 
The future parking supply is projected to increase from 318 on-campus parking stalls to 370 stalls for 
daily use on school days and to 403 stalls for use during major events.  The campus parking will support 
typical day-to-day school-related activities. 
 
The on-campus parking will support demand during special events.  The parking supply, satisfies the City 
of Anacortes’s parking requirements for “auditorium, assembly room, exhibition hall, theater, and 
commercial recreation” uses.  Overlap between major events should be minimized and also off-campus 
and off-street School District parking areas may be used to support event demands.    A traffic and 
parking management coordinator is also recommended to support event parking management and a 
special event transportation and parking plan. 
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INTRODUCTION 

The purpose of this analysis is to address existing and project future traffic and parking impacts and 
recommendations for the proposed High School Replacement and Modernization.  The analysis is 
organized to generally follow the City of Anacortes’ Traffic Impact Analysis format. 
 
High School Location 

Anacortes High School is located at 1600 20th Street.  Figure 1 shows a vicinity map highlighting the 
current high school campus and surrounding school district properties.  The campus includes both 
Anacortes High School and Cap Sante High School, the latter is an alternative school. 
 

 
Figure 1: Vicinity Map 

Project Description 

Anacortes School District is proposing the High School Replacement and Modernization.  The proposal is 
a two phase renovation of approximately 55,000 sq. ft. of existing building area (gymnasium and 
auditorium space) and construction of approximately 120,000 sq. ft. of new space for classrooms, 
common areas and associated site and athletic field improvements. 
 
Phase 1: Rice Field Upgrade 
Phase 1 includes upgrades to Rice Field, construction of Seahawks Stadium and Memorial Plaza, new  
stadium seating; concessions; additional parking; and improvements to school bus and event bus 
loading and unloading. 
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Construction on the Phase 1: Rice Field Upgrades is anticipated to begin toward to end of the 2015-2016 
school year. 
 
Phase 2: High School Renovation and Classroom Addition 
Phase 2 includes renovations to existing campus buildings, facilities, parking and accesses.  Phase 2 
would scrape and regrade War Memorial Field to make way for construction of a new campus building 
and additional classroom space off of K Ave. 
 
Construction of Phase 2: High School Renovation and Classroom Addition will begin after, but not 
necessarily following, the completed upgrades to Rice Field. 
 
A conceptual site plan of the proposed campus renovation is provided as Figure 2. 
 

 
Figure 2: Conceptual Site Plan 
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EXISTING CONDITIONS 

The year 2014-2015 high school enrollment was 838 students attending both Anacortes High School and 
Cap Sante High School.  High school student enrollment records are from the State of Washington Office 
of Superintendent of Public Instruction (OSPI). 
 
Special events which are responsible for the highest impacts to parking and trip generation include: 

 Varsity football games at War Memorial Field, which this year have averaged 1,265 attendees. 

 Productions at Brodniak Theater, which has a seating capacity of 806 seats. 

 Varsity basketball games and graduation at the gymnasium, which has capacity for about 1,600 
seats. 

 
The following provides an overview of existing conditions including access and circulation; school bus; 
parking; street network; and current local traffic operations. 
 
Street Network 

Arterial Road Network 
12th Street (the SR 20 Spur) is an Urban-Principal Arterial with a Highway of Statewide Significance 
classification by WSDOT.  Within Anacortes it is classified as a Principal Arterial.  The SR 20 Spur connects 
SR 20, at the Anacortes City limits, to the Anacortes Ferry Terminal.  12th Street has one primary lane of 
travel in each direction and has a posted speed limit of 30 mph.  12th Street includes left turn pockets 
and left turn acceleration lanes at select intersections and sections with two-way left turn lanes.  Along 
12th Street signalized intersections located at D Ave, M Ave and Commercial Ave, with the remaining 
intersections having stop sign control at their minor approaches and free flow on 12th Street. 
 
Street segments classified as Collector Arterials within the City, and near the campus, are: D Ave, south 
of 12th Street; J Ave, south of 22nd Street; K Ave, from 6th Street to 22nd Street; M Ave, south of 8th 
Street; 17th Street, east of D Ave and from J Ave to Commercial Ave; 20th Street, from J Ave to K Ave; 
and 22nd Street from J Ave to R Ave. 
 
School Zones 
School zones are roadway segments where vehicle speed are required to be reduced to 20 mph.  Fixed 
and flashing school zones locations are summarized below. 

Fixed School Zones (7 AM and 4 PM): Flashing School Zones: 
 17th Street from K Ave to J Ave  14th Street from M Ave to L Ave 
 22nd Street from K Ave to M Ave  22nd Street from M Ave to J Ave 
 I Ave from 20th Street to 22nd Street  41st Street from K Ave to N Ave 
 J Ave from 17th Street to High School Limits  J Ave from 22nd Street to 28th Street 
 J Ave from 20th Street to 22nd Street  L Ave from 12th Street to 14th Street 
 K Ave 150 feet north of 17th Street to 22nd Street  M Ave from 12th Street to 14th Street 

  M Ave from 22nd Street to 24th Street 
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Study Area 
The following intersections were included as part of the study area for this traffic analysis: 

1. 12th St / D Ave 
2. 12th St / K Ave 
3. 12th St / M Ave 
4. 13th St / D Ave 
5. 17th St / J Ave 
6. 17th St / K Ave 
7. 18th St / K Ave 
8. 19th St / K Ave 
9. 20th St / I Ave 

10. 20th St / Campus Inbound 
11. 20th St / J Ave/Campus Outbound 
12. 20th St / K Ave 
13. 20th St / M Ave 
14. 22nd St / Island View Place 
15. 22nd St / H Ave 
16. 22nd St / J Ave 
17. 22nd St / M Ave 

 
Figure 3 shows location of the study intersections.  Figure 4 shows the existing intersection controls. 
 

 
Figure 3: Study Intersection Locations  
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Figure 4: Existing Study Intersections Traffic Controls 

 
Traffic Volumes 
Vehicle, pedestrian, and bicycle volumes were collected at the study intersections listed above on June 
2, 2015, when the 2014-2015 school year was still in session. 
 
The volume data was collected between 7 AM and 9 AM and between 2 PM and 6 PM.  This analysis 
reports “peak hour” volumes, or the peak one hour volume period between: 

 7 AM and 9 AM, “AM Peak Hour”, to capture vehicle traffic at the start of school; 
 2 PM and 4 PM, “Afterschool Peak Hour”, to capture vehicle traffic when school get out; and 
 4 PM and 6 PM, “PM Peak Hour”, to capture vehicle traffic during then traditional peak hour 

period when traffic volumes on the adjacent roadway are typically at their highest. 
 
Figures 5, 6 and 7 show the AM, Afterschool and PM peak hour intersection vehicle turning movement 
volumes.  Copies of the volume data are provided in the Appendix. 
  



Traffic Impact and Parking Analysis Anacortes School District High School 
Replacement and Modernization 

 

November 2015 8 
 

 

 
Figure 5: 2015 Existing AM Peak Hour (7-9 AM) Volumes 
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Figure 6: 2015 Existing Afterschool Peak Hour (2-4 PM) Volumes 
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Figure 7: 2015 Existing PM Peak Hour (4-6 PM) Volumes 
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Traffic Operations 

Intersections generally limit the capacity of a roadway by creating fixed locations where approaching 
vehicles either have to stop or yield.  Level of service (LOS) is a measure of the stopped delay at an 
intersection.  Levels of service are categorized from LOS A, representing little to no delay, to LOS F, 
representing excessive delay and gridlock. 
 
The City of Anacortes’s LOS threshold is D at stop controlled approaches to 12th Street (SR 20 Spur) and 
LOS C for Collector Arterial and Local Access Streets.  The WSDOT LOS threshold for 12th Street is LOS D. 
 
For signalized and all-way stop sign controlled intersections LOS is measured in terms of the average 
control delay for the intersection as a whole.  For minor approach stop sign controlled intersections LOS 
is measured in terms of the delay for the worst controlled movement. 
 
Table 1 summarizes the existing intersection LOS analysis.  The LOS analysis is based on the 2010 
Highway Capacity Manual methodology.  A discussion of the analysis results follows. 
 

Table 1: Existing Intersection Operations 

Intersection Control Avg./ 
Mvmt. 

7-9 AM Peak 2-4 PM Peak 4-6 PM Peak 

LOS Delay LOS Delay LOS Delay 

1. 12th St / D Ave Signal Avg. B 11 B 14 B 10 

2. 12th St / K Ave N/S Stop NB C 20 F 71 F 63 
  SB C 20 D 29 C 24 

3. 12th St / M Ave Signal Avg. B 13 D 38 C 29 

4. 13th St / D Ave E/W Stop EB B 11 B 12 B 13 
  WB B 14 B 13 B 15 
5. 17th St / J Ave All Stop Avg. B 11 A 8 A 8 

6. 17th St / K Ave All Stop Avg. A 9 B 9 B 8 

7. 18th St / K Ave WB Stop WB A 10 A 10 A 9 

8. 19th St / K Ave WB Stop WB A 10 A 10 A 9 

9. 20th St / I Ave NB Stop NB A 9 A 9 A 9 

10. 20th / Campus In Free EBL A 8 A 8 A 7 
11. 20th St / J Ave All Stop Avg. A 10 A 8 A 7 

12. 20th St / K Ave All Stop Avg. A 9 A 8 A 7 

13. 20th St / M Ave E/W Stop EB B 13 B 12 B 11 
  WB B 12 B 12 B 11 
14. 22nd St / Island View SB Stop SB B 13 B 10 B 10 

15. 22nd St / H Ave N/S Stop NB B 11 A 10 A 10 
  SB B 15 B 11 B 12 

16. 22nd St /J Ave All Stop Avg. B 11 A 10 A 9 

17. 22nd St /M Ave All Stop Avg. B 11 B 12 B 12 

 
No LOS deficiencies were found during the AM peak hour period. 
 
During the afterschool and PM peak hour periods, the northbound approach at the intersection of 12th 
Street at K Ave operates at LOS F with over a minute of delay.  This is a result of northbound vehicles 
having to wait an extended period of time for a gap in the traffic volume on 12th Street to enter or cross 
the road.  Critical vehicle movements are northbound left turns from K Ave to 12th Street and 
northbound through movements crossing 12th Street. 
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The westbound and eastbound left turn movements off of 12th Street to K Ave are not a major concern 
of this technical analysis.  Left turn delay from the 12th Street to K Ave is less than 10 seconds during the 
peak hour analysis periods. 
 
In the afterschool peak hour the eastbound and westbound through volumes on 12th Street exceed 
1,200 vehicles and are directionally spilt 63% westbound and 37% eastbound.  During this period, the 
northbound approach volume on K Ave is 23 lefts, 9 through, and 16 rights.  In total the northbound 
approach volume makes up less than 4% of the intersection’s total peak hour volume. 
 
In the PM peak the eastbound and westbound through volumes on 12th Street also exceed 1,200 
vehicles and are directionally spilt 54% westbound and 46% eastbound.  During this period, the 
northbound approach volume on K Ave is 15 lefts, 6 through, and 5 rights.  In total the northbound 
approach volume makes up less than 2% of the intersection’s total peak hour volume. 
 
Some of the traffic on K Ave can be attributed to the high school.  The current vehicle volumes do not 
suggest a traffic control signal is warranted. 
 
During the afterschool and PM peak hours the 12th Street and M Ave intersection operates sufficiently 
at LOS D.  However, the intersection’s northbound shared left-through movement has a volume-to-
capacity (V/C) ratio greater than 1.00 during the afterschool and PM peak hours, suggesting that this 
movement is overcapacity. 
 
There are no LOS impacts near the school campus.  However, short surges in the morning and 
afterschool traffic do result in short periods of congestion on the local roadway. 
 
Campus Access and Circulation 

Student and staff parking lots to the north of the campus, parking for Cap Sante High School, and access 
to one single-family residential home are accessible via J Ave and 17th Street. 
 
The main school entrance and primary student drop-off, staff and visitor area is located off of 20th 
Street, at the south end of the campus.  An inbound-only campus access is located about midblock 
between H Ave and J Ave and an outbound-only campus access is located at J Ave and is about 150 feet 
to the east of the inbound access. 
 
A “fire lane” is located to the west of the school building between Rice Field and the school.  School 
vehicles were observed parked on the sides of fire lane. 
 
Existing campus accesses and school bus loading and unloading are illustrated in Figure 8. 
 
School Buses 
School bus loading and unloading occurs on the north side of NE 20th Street.  In total, there are 12 buses 
arriving and departing in the mornings and afternoons (10 regular route buses and 2 special needs 
buses). 
 
Parking on the north side of 20th Street between J Ave and K Ave is restricted from 7 AM to 4 PM 
Mondays through Fridays for school buses. 
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Figure 8: Existing Campus Accesses and School Bus Load/Unload Locations 

 
Public Transit 
Skagit Transit Routes 49 and 410 serve Anacortes.  Route 49 is a flex route that provides primary on-call 
service to areas around Island Hospital between 7:25 AM and 4:45 PM on weekdays and between 8:25 
AM and 4:25 PM on Saturdays. 
 
Route 410 provides general service along SR 20 Spur between March Point Park and Ride and the 
Anacortes Ferry Terminal.  The nearest transit stop is on 12th Street at H Ave.  Route 410 provides 
weekday service between 6:40 AM and 7:40 PM and Saturday service between 8:06 AM and 5:35 PM. 
 
Walk Routes 
Figure 9 highlights the existing walking routes.  Marked crosswalks are on the east leg of 20th Street and 
J Ave and on the west and south legs of 17th Street and J Ave. 
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Figure 9: High School Walking Routes 

 
Parking 

On-Campus 
Figure 10 includes an aerial highlighting the existing on-campus parking areas.  There are 318 existing 
on-campus parking stalls.  The total on-campus parking supply also includes 11 accessible stalls.  During 
the 2014-2015 school year there were 215 student parking were passes issued. 
 
Eight on-campus parking stalls are reserved for Cap Sante High School and are located in the northeast 
parking area off of J Ave and adjacent to Cap Sante High School, near Memorial Field.  Also, there are 
three marked stalls fronting the Career and Technical Education (CTE) classroom off of 20th Street.  The 
off-street area fronting this classroom often includes more than three parked vehicles. 
 
A few student and staff vehicles were also observed parked in unmarked within the student lots at the 
north end of the campus and along the “fire lane” behind the school building.  Unmarked parking was 
not documented within the existing parking supply. 
 
Off-Campus 
School District property extends to the parking lots north of the ball fields off of 13th Street; however, 
no high school-related vehicles were observed parking here on a regular basis. 
 
Student-vehicles were also observed parked in the off-street lots at Fidalgo Pool and Fitness Center, 
United Methodist Church, and Anacortes Senior Center properties located south of 22nd Street between 
H Ave and J Ave.  High school administration and campus security periodically receives complaints of a 
few students encroaching on these properties. 
 
The City of Anacortes established a residential parking zone (RPZ) to limit high school parking 
encroaching on the local streets surrounding the campus.  The RPZ limits on-street parking to one hour 
between 7 AM and 3 PM on days when Anacortes High School is in session, with exceptions for 
residential and guest permits.  Permits are issued through the Anacortes Police Department.   
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Figure 10: Existing On-Campus Parking 

 
The RPZ is applies to the following street segments: 

 17th Street from J Ave to K Ave; 
 I Ave and J Ave between 20th Street and 22nd Street; 
 20th Street between H Ave and K Ave; 
 K Ave between 17th Street and 22nd Street; and 
 J Ave between 18th Street and 17th Street. 

 
Special Events 
On-campus and off-campus parking was reviewed during the September 9, 2015 varsity football game.  
In general, all of the on-campus parking lots, with the exception of the northern-most parking lot, which 
was 90% empty, were full for the 7:00 PM game.  Also, student vehicles were observed parked in the 
center aisle in the parking lot directly north of the gymnasium.  Home varsity football game attendance 
averaged 1,265 persons for the current school year. 
 
Groups of events goers were observed walking from the residential homes surrounding the campus, 
while others were observed parking on streets within proximity of the campus.  In general, the majority 
of persons attended the game as a group and carloads were generally occupied by 3-5+ individuals. 
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Safety 

Crash records were obtained from WSDOT from 2010 through 2014 for the study area.  A summary of 
the reported crashes is provided in Table 2. 
 
In total, there were 65 crashes reported within the study area over the past five year period for an 
average of 13 per year.  No fatalities were reported and 60% of the reported crashes resulted in 
property damage only. 
 

Table 2: Crash History (2010-2014) 

Location Crashes Property 
Damage 

Only 

Resulted in 
a Reported 

Injury 
2010 2011 2012 2013 2014 Crashes 

per Year 

12th St / D Ave 1 1 2 2 3 1.8 4 5 

12th St from D Ave to J Ave 1 2 2 3 2 2 2.2 8 3 

12th St from J Ave to K Ave 4 1 0 1 1 1.4 5 2 

12th St / K Ave 1 1 2 0 1 1.0 2 3 

12th St from K Ave to M Ave 1 1 1 3 2 1.6 4 4 
12th St / M Ave 1 4 1 3 1 2.0 5 5 

17th St / K Ave 1 1 0 1 2 1.0 4 1 

17th St east of K Ave 0 0 1 0 0 0.2 1 0 

18th St east of K Ave 0 0 0 1 0 0.2 1 0 

20th St / I Ave 1 0 0 0 0 0.2 1 0 
22nd St / I Ave 0 0 0 0 1 0.2 1 0 

22nd St from I Ave to J Ave 1 0 0 0 0 0.2 1 0 

22nd St / K Ave 0 0 0 0 1 0.2 0 1 

K Ave north of 16th St 0 0 0 0 1 0.2 0 1 

K Ave from 19th St to 20th St 0 0 1 0 0 0.2 0 1 
K Ave from 20th St to 22nd St 0 0 1 0 1 0.4 2 0 

Total 13 11 12 13 16 13.0 39 26 
1. Includes J Ave 

 
The majority (74%) of the crashes involved light trucks, which include panel trucks, pickups and large 
vans.  Rear-end (49%), entering at angle (15%) and parked vehicle (11%) crash-types made up the 
majority of the total crashes recorded. 
 
Of the 65 total crashes reported 18 occurred on days when school was in session and within one of the 
peak analysis periods: 7-9 AM, 2-4 PM, or 4-6 PM.  Seven occurred in the 7-9 AM period, seven in the 2-
4 PM period and four in the 4-6 PM period. 
 
At 12th Street and K Ave only one of the five reported crashes involved a vehicle entering 12th Street 
from K Ave.  This crash occurred within the 4-6 PM period in January of 2010. 
 
At 17th Street and K Ave five total crashes were reported and only one resulting in a reported injury.  
Four of the five crashes involved vehicles entering the intersection, the other related to a crash with a 
parked vehicle.  One crash was reported within the 2-4 PM period (January 2013) and the other within 
the 4-6 PM period (May 2014). 
 
One crash was reported at 20th Street and J Ave in 2010 during the 7-9 AM period.  The crash was a 
sideswipe between and light truck and car.  
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FUTURE CONDITIONS 

The high school renovation is anticipated to be complete by 2017. 
 
Construction Phasing 

Phase 1. Rice Field Upgrades 
Rice Field upgrades are anticipated to start next year.  Rice Field will include 1,500 fixed seats and 
improved field access, construction of Seahawks Stadium and Memorial Plaza, concessions and some 
field parking. 
 
Typically, there are between four and five varsity home games per year.  For the current school year, 
home varsity football games averaged 1,265 attendees.  High school enrollment is not projected to 
significantly increase in the near future; and as such, varsity football attendance is also not anticipated 
to significantly increase from current attendance levels. 
 
As part of Phase 1, the “fire lane”, located to the west of the existing campus building, is proposed to be 
modified to allow for on-campus school bus loading and unloading and parking.  School bus access will 
be off of 20th Street. 
 
Phase 2: High School Renovation and Classroom Addition 
Following Phase 1, existing facility and classroom upgrades are proposed.  Also, a new high school 
building will be constructed on War Memorial Field, and as such all existing field events will shift to the 
upgraded Rice Field. 
 
Brodniak Theater and the high school gymnasium are being upgraded; however, their seating capacities 
are not proposed to increase.  Graduation, which is currently held in the gymnasium, will move to Rice 
Field with all of the renovations complete. 
 
The future on-campus parking supply with Phase 2 complete will increase to 403 total stalls.  New high 
school accesses are proposed off of K Ave at 19th Street and off of 20th Street at I Ave.  The existing 
campus ingress will be vacated along with improvements to circulation and additional parking off of 
20th Street. 
 
Trip Generation 

High school student enrollment projections from the OSPI project a high school student enrollment of 
852 students at Anacortes High School and Cap Sante High School by year 2020.  This is a 14 student 
increase from the current (2014-2015) high school student enrollment (838 students) for the School 
District.  
 
Existing year 2014 vehicle volumes collected at the campus accesses at 17th Street and J Ave and on 
20th Street concludes that the existing campus generates: 

 487 AM peak hour trips, 329 in and 149 out 
 303 afterschool peak hour trips, 85 in and 218 out 
 170 PM peak hour trips, 102 in and 68 out 
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The representative peak hour trip rates are summarized below and were computed by dividing the peak 
hour trips by 838 existing peak hour students: 

 0.58 AM peak hour trips per student, 69% in and 31% out 
 0.38 afterschool peak hour trips per student, 28% in and 72% out 
 0.21 PM peak hour trips per student, 60% in and 40% out 

 
The corresponding future trip generation is summarized below and was computed by multiplying the 
peak hour trips rates by 852 future students: 

 495 total AM peak hour trips, 342 in and 153 out, with 8 new AM peak hour trips 
 321 total afterschool peak hour trips, 94 in and 227 out, with 5 new afterschool peak hour trips 
 183 total PM peak hour trips, 113 in and 70 out, with 3 new PM peak hour trips 

 
Figures 11-13 illustrate the new trip distribution and assignment of high school generated trips. 
 
Street Network 

The 2016-2021 City of Anacortes Transportation Improvement Plan, Anacortes Comprehensive Plan, and 
WSDOT do not identify any planned improvements in the vicinity of the high school campus between 
now and full renovation of the campus.  Anacortes staff has indicated that in the far term they are 
contemplating an extension of 20th Street between J Ave and D Ave.  New high school trip impacts to 
the 20th Street extension are addressed later in this study. 
 
With the proposed renovation a new campus access is proposed as the west leg of 19th Street and K 
Ave.  This new four-legged intersection is proposed to be stop sign controlled eastbound, from the 
campus, and westbound, as current and from the 19th Street approach. 
 
Additionally, the renovation will reconfigure the existing student pick-up and drop-off and visitor and 
staff parking area off of 20th Street will be reconfigured with inbound access at the J Ave intersection 
and outbound egress at I Ave.  It is assumed that the I Ave intersection will be all way stop sign 
controlled.  The existing inbound driveway will be removed. 
 
Figure 14 illustrates the future study intersection traffic controls. 
 
Traffic Operations 

Future Baseline Conditions; Future without New High School Traffic 
Future baseline conditions represent traffic conditions with no new high school-generated trips.  Future 
baseline condition include non-high school-related traffic growth projected between now and 
completion of the full campus renovation by 2017. 
 
The future study area traffic conditions were forecast utilizing information from the Anacortes 
Comprehensive Plan.  Traffic growth, not related to the high school, on local roadways is not project to 
be significant in the near term; and thus, the existing 2015 volumes were factors up by a 0.50% annual 
growth rate.  The growth rate was applied to the existing study area traffic volumes to project future 
baseline conditions. 
 
The future baseline conditions includes the proposed modifications to the existing and new campus 
accesses.  Existing high school trips were redistributed to the new inbound and outbound campus 
accesses off of 20th Street and to the new campus access off of K Ave.  
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Figure 11: AM Peak Hour New Trip Distribution and Assignment 
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Figure 12: Afterschool Peak Hour New Trip Distribution and Assignment 
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Figure 13: PM Peak Hour New Trip Distribution and Assignment 
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Figure 14: Future Study Intersections Traffic Controls 

 

The future baseline AM, afterschool and PM peak hour traffic volumes without the new high school-
related trips are illustrated in Figures 15-17. 
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Figure 15: Future Baseline without New High School Trips AM Peak Hour Volumes 
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Figure 16: Future Baseline without New High School Trips Afterschool Peak Hour Volumes 
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Figure 17: Future Baseline without New High School Trips PM Peak Hour Volumes 
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Table 3 summarizes the future traffic operations without the new high school trips. 
 

Table 3: Future Baseline without New High School Trips Intersection Operations 

Intersection Control Avg./ 
Mvmt. 

7-9 AM Peak 2-4 PM Peak 4-6 PM Peak 

LOS Delay LOS Delay LOS Delay 

1. 12th St / D Ave Signal Avg. B 12 B 15 B 11 

2. 12th St / K Ave N/S Stop NB C 23 F 92 F 92 
  SB C 23 D 32 D 27 

3. 12th St / M Ave Signal Avg. B 16 D 41 C 33 
4. 13th St / D Ave E/W Stop EB B 11 B 12 B 13 
  WB B 14 B 13 C 15 

5. 17th St / J Ave All Stop Avg. A 9 A 8 A 7 

6. 17th St / K Ave All Stop Avg. A 9 A 9 A 8 

7. 18th St / K Ave WB Stop WB A 10 A 10 A 9 
8. 19th St / K Ave E/W Stop EB B 11 B 10 A 9 
  WB B 12 B 11 A 10 

9. 20th St / I Ave All Stop Avg. A 8 A 7 A 7 

11. 20th St / J Ave All Stop Avg. C 16 A 8 A 8 
12. 20th St / K Ave All Stop Avg. A 9 A 8 A 8 

13. 20th St / M Ave E/W Stop EB B 14 B 12 B 11 
  WB B 12 B 12 B 11 

14. 22nd St / Island View SB Stop SB B 13 B 10 B 11 

15. 22nd St / H Ave N/S Stop NB B 11 A 10 B 10 
  SB C 15 B 11 B 12 

16. 22nd St /J Ave All Stop Avg. B 12 B 10 A 9 

17. 22nd St /M Ave All Stop Avg. B 12 B 12 B 12 

 
Future baseline traffic growth generally increases vehicle delays at the study intersections. 
 
During the AM peak hour, like existing conditions, there continue to be no significant LOS concerns. 
 
During the afterschool and PM peak hours all of the study intersections operate at LOS D or better, with 
the exception of 12th Street and K Ave, which continues to operate at LOS F, similar to current 
conditions.  Future baseline traffic growth is forecast to increase the northbound stop delay at this 
intersection by between 20 and 30 seconds.  Future vehicle volumes continue to suggest a traffic control 
signal is not warranted. 
 
During the afterschool and PM peak hours the 12th Street and M Ave intersection continues to operate 
at LOS D and the shared northbound left-through movement, like existing conditions, continues to 
operate overcapacity with a V/C ratio greater than 1.00. 
 
There are no LOS impacts near the school campus.  However, short surges in the morning and 
afterschool traffic will result in short periods of congestion on the local roadway. 
 
Future with New High School Traffic Conditions 
Figures 18-20 illustrate year 2017 AM, afterschool and PM peak hour traffic volumes with the new high 
school-related trips and proposed access improvements. 
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Figure 18: Future with New High School Trips AM Peak Hour Volumes 
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Figure 19: Future with New High School Trips Afterschool Peak Hour Volumes 
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Figure 20: Future with New High School Trips PM Peak Hour Volumes 
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Table 4 summarizes the future traffic operations with the new high school trips. 
 

Table 4: Future With New High School Trips Intersection Operations 

Intersection Control Avg./ 
Mvmt. 

7-9 AM Peak 2-4 PM Peak 4-6 PM Peak 

LOS Delay LOS Delay LOS Delay 

1. 12th St / D Ave Signal Avg. B 12 B 15 B 11 

2. 12th St / K Ave N/S Stop NB C 23 F 92 F 92 
  SB C 23 D 32 D 27 

3. 12th St / M Ave Signal Avg. B 16 D 41 C 33 
4. 13th St / D Ave E/W Stop EB B 11 B 12 B 13 
  WB B 14 B 13 C 15 

5. 17th St / J Ave All Stop Avg. A 9 A 8 A 7 

6. 17th St / K Ave All Stop Avg. A 9 A 9 A 8 

7. 18th St / K Ave WB Stop WB A 10 A 10 A 9 
8. 19th St / K Ave E/W Stop EB B 11 B 10 A 9 
  WB B 12 B 11 A 10 

9. 20th St / I Ave All Stop Avg. A 8 A 7 A 7 

11. 20th St / J Ave All Stop Avg. C 17 A 8 A 8 
12. 20th St / K Ave All Stop Avg. A 9 A 8 A 8 

13. 20th St / M Ave E/W Stop EB B 14 B 12 B 11 
  WB B 12 B 12 B 11 

14. 22nd St / Island View SB Stop SB B 14 B 10 B 11 

15. 22nd St / H Ave N/S Stop NB B 11 A 10 B 10 
  SB C 16 B 11 B 12 

16. 22nd St /J Ave All Stop Avg. B 12 B 10 A 9 

17. 22nd St /M Ave All Stop Avg. B 12 B 12 B 12 

 
With the high school renovation complete there continue to be no significant LOS concerns projected 
during the AM peak hour. 
 
During the afterschool and PM peak hours all of the study intersections operate at LOS D or better, with 
the exception of 12th Street and K Ave, which continues to operate at LOS F, similar to existing 
conditions and future baseline conditions.  New high school trips do not significantly impact this 
intersection and are not projected to increase intersection delay.  A signal is not warranted at 12th 
Street and K Ave. 
 
During the afterschool and PM peak hours the 12th Street and M Ave intersection continues to operate 
at LOS D and the northbound left-through movement, like existing and future baseline conditions, 
continues to operate with a V/C ratio greater than 1.00.  New high school trips do not significantly 
impact this intersection and are not projected to increase this movement’s V/C ratio. 
 
The new high school trips to the study area are not projected to increase delay or V/C ratios at K Ave 
and 12th Street and M Ave and 12th Street.  Intersection impacts without and with the new high school 
trips are the same.  With no new impact created by new high school traffic, the School District should 
not be responsible to mitigate either existing deficiencies. 
 
There are no LOS impacts near the school campus. 
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Access and Circulation 

The schematic site plan (refer to Figure 2) shows a new campus access and additional parking are 
proposed off of K Ave at 19th Street. 
 
In addition to the new campus access, the student drop-off and pick-up and staff and visitor parking 
area will be modified to provide counter-clockwise traffic flow between J Ave (inbound) and I Ave 
(outbound), along with additional parking.  The existing drop-off and pick-up area is not well defined, 
but currently provides space for up to 17 vehicles to drop-off and pick-up students.  The future drop-off 
and pick-up area will be separated from the parking area and will provide space for 21 vehicles to stack 
for student drop-offs and pick-ups. 
 
The future drop-off and pick-up area allows for passengers to be dropped off and picked up along 
curbside which is safer than the current configuration.  The additional stacking area also provides more 
off-street storage space is provided for loading and unloading students, and during major school events, 
such as football and basketball games, this area can be used for event parking. 
 
In additional to improving the drop-off and pick-up area, the parking area off of 20th Street will also be 
better separated from the drop-off and pick-up area to improve circulation and reduce driver-parking-
student conflicts and most likely stacking on the local streets.   
 
School bus loading and unloading and field access is also proposed to be modified.  Currently buses load 
and unload off of 20th Street.  With the renovation, school buses will load and unload and park off-
street and on-campus.  School bus loading and unloading will be to the west of and behind the main 
campus building and bus access will be off of 20th Street.  During major events the buses are proposed 
to be parked off-street and also off of the campus to allow this area to be used for additional event 
parking (about 12 stalls). 
 
Walk Routes 
The future high school walking route plan is anticipated to remain the same as existing.  With the 
renovation continuous sections of sidewalk will be provided on: J Ave from 17th Street to 20th Street (at 
areas outside of the campus); K Ave from 17th Street to 20th Street; 17th Street from J Ave to K Ave; 
and 20th Street from I Ave to K Ave. 
 
School Buses 
With the renovation, school bus loading and unloading will shift to the west of the existing school 
building.  School buses will load and unload on-campus and bus access will be off of 20th Street.  The 
proposed bus load, unload and parking area are highlighted on Figure 21. 
 
Parking General 

Figure 22 summarizes the future parking supply with the high school renovation complete and compares 
it against the existing on-campus parking supply. 
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Figure 21: Future School Bus Routing, Parking and Load and Unload Plan 
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Figure 22: Future Campus Parking 
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The future on-campus parking supply with Phase 2 complete will increase to 403 total stalls, including: 

 Eight reserved stalls for Cap Sante High School. These will replace the existing eight stalls that 
were removed from the northeast end of campus with Cap Sante High School relocated near the 
proposed campus egress off of 20th Street at I Ave. 

 Twenty-one stalls are available during campus events, such as football and basketball games. 
During the school day these stalls are used as curbside student pick-up and drop-off. 

 Additionally, parking for at least twelve vehicles will be available to the west of the existing 
campus building. During the school day these stalls are used for school bus loading and 
unloading and parking. During events bus parking will be relocated offsite. 

 During the school day there will be 370 vehicle parking stalls on-campus available for day use. 
During an event the campus parking supply may be increased to 403 total vehicle parking stalls. 

 
The proposed campus plan provides new parking lots off of K Ave accessible via a new campus access. 
 
The discussion that follows address campus parking on a typical school day.  As indicated above, on a 
typical school day there will be 370 vehicle stalls available on-campus. 
 
The Anacortes Municipal Code does not specify a minimum parking requirement for high schools; thus, 
high school parking was reviewed under the Skagit County Code.  The County Code identifies minimum 
parking requirements for high schools at 1 stall per classroom plus 1 stall for every 10 students. 
 
As stated earlier there are 43 classroom-equivalent rooms proposed with the renovation and the future 
student enrollment is 852 students.  Per the Skagit County Code the school is required to provide a 
minimum 128 parking stalls (43 classroom-equivalent rooms X 1 stall per classroom + 852 students X 1 
stall per 10 students).  The 370 vehicle stalls available on a typical school day is sufficient to meet the 
Skagit County Code. 
 
In addition to satisfying the County’s minimum parking requirements high school-related parking needs 
were reviewed using the Parking Generation, 4th Edition (2010), published by the Institute of 
Transportation Engineers (ITE) and also by comparing current and future student parking needs. 
 
ITE Parking Generation; Peak Parking Demand 
The ITE publication includes peak parking demand data collected at eight suburban high schools.  On a 
typical day, exclusive of a special event, the 85th-percentile peak parking demand is 0.25 vehicles per 
student.  This parking demand ratio is inclusive of parked student, staff and visitor vehicles on-campus. 
 
With a future enrollment of 852 students, the equivalent 85th-percentile peak parking demand is 213 
vehicles (0.25 rate X 852 students).  The 370 vehicle stalls available on a typical school day will support 
the projected peak parking demand. 
 
Student Parking Passes 
Student parking passes are projected to increase to about 220 parking passes (215 existing student 
parking passes ÷ 838 existing student enrollment X 852 future enrollment, rounded up the nearest 
multiple of 5).  The 370 vehicle stalls available on a typical school day can accommodate student parking 
needs plus 150 additional stalls for visitors, faculty and staff. 
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Special Events (Parking) 

Special events that generate the highest demand for on-campus and on-street parking include varsity 
football and basketball games, graduation, and Brodniak Theater productions.  The total on-campus 
parking supply is 403 stalls, which includes 21 stalls available at the student load and unload curbside 
area fronting the main campus buildings off of 20th Street and at least 12 stalls available where the 
school bus load and unload and parking area is behind the main campus building. 
 
Varsity sporting events, performing arts productions and major assemblies (such as graduation) will 
generate the demand for parking on and around the campus.  Large events occur outside of the normal 
school hours and are also outside of the RPZ parking period restrictions so use the public on-street 
parking is allowed and is current used by event goers. 
 
Rice Field parking demand is highest during home varsity football games (fall sports season).  Generally, 
there are four to five home varsity football games per year.  The majority of those games occur on 
Friday evenings at 7 PM.  School officials indicated that for the current football season the average 
attendance is 1,265 persons. 
 
Gymnasium parking demand is highest during the basketball (winter sports) season.  Varsity (boys) 
basketball games typically see the highest event attendance and there are between nine and eleven 
homes games per season between boys and girls.  There will be some nights when the boys and girls are 
playing at the same time.  For the 2015-2016 season the boys and girls varsity teams play at home on 
the same evening twice (Friday December 18, 2015 and Thursday January 21, 2016).  Major events at 
the gymnasium do not coincide with varsity football games. 
 
Brodniak Theater events may be scheduled throughout the school year.  Theater productions do not 
coincide with varsity football games.  However, use of the theater may occur on the same day as an 
event in the gymnasium.  Future scheduling arrangements between athletics, the School District and the 
theater may avoid significant overlaps in parking demand. 
 
The Anacortes Municipal Code (AMC) Chapter 17.46.20 states that “auditorium, assembly room, 
exhibition hall, theater, and commercial recreation” land uses are required to provide 1 parking stall for 
every 4 fixed seats.  Table 5 summarizes the parking requirements for “auditorium, assembly room, 
exhibition hall, theater, and commercial recreation” uses, as applied to Rice Field, the gymnasium and 
Brodniak Theater based on the number of fixed seats. 
 

Table 5: City of Anacortes Parking Requirements 

Land Use Fixed Seats City Pk. Ratio Stalls Required 

New Rice Field 1,500 1 stall per 4 fixed seats 375 

Gymnasium 1,600 1 stall per 4 fixed seats 400 

Brodniak Theater 806 1 stall per 4 fixed seats 202 

 
The proposed 403 stall total on-campus parking supply would support functions at Rice Field, the 
gymnasium and Brodniak Theater per the City of Anacortes Code. 
 
Safety 

Improvements to school walk routes and campus accesses, both mentioned above, will support 
improved traffic operations within the vicinity of the high school campus.  
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IMPACTS AND MITIGATION 

This section summarizes traffic impacts related to the proposed renovation and recommended 
improvements to support off-campus intersections, campus circulation and parking. 
 
Traffic Operations Improvements 

12th Street at K Ave operates at LOS F currently during the afterschool and PM peak hour hours.  The 
technical analysis shows that new high school trips do not increase vehicle delay at this intersection.  
With no new impact created, the School District is not responsible to resolve the existing LOS deficiency. 
 
12th Street at M Ave operates at LOS D or better currently during the afterschool and PM peak hour 
hours.  The intersection satisfies LOS requirements; however, the northbound shared left-through 
movement on M Ave is projected with V/C ratio that exceeds 1.00, suggesting an existing capacity 
problem without the new high school traffic.  Like at 12th Street and K Ave, the technical analysis shows 
that new high school trips do not increase vehicle delay or impact V/C at this intersection.  With no new 
impact created, the School District is not responsible to resolve the V/C deficiency. 
 
Recognizing that there are operational concerns at both intersections the following improvement 
options were evaluated for both intersections: 

 Restrict K Ave at 12th Street to right-in/right-out movements only through signage.  The turn 
restrictions would mitigate the left turn and through movement delay and improve intersection 
operations.  “C-curbing” may be installed to assist in restriction the left and through movements 
from the minor approaches and maintain lefts into K Ave from 12th Street. 

 Restripe M Ave at 12th Street from left-through and right lanes to left and through-right lanes 
on the northbound and southbound approaches.  The reconfigured intersection would better 
support left turns and through movements displaced at K Ave and also reduce delay on the M 
Ave approaches and also improve the V/C ratio concerns on the northbound approach. 

 
Figure 23 summarizes the future peak hour volumes with the improvement options.  Table 6 compares 
the with-renovation without and with the above improvements. 
 

Table 6: Future With New High School Trips Intersection Operations; Mitigation Option 

(No Improvements) 

Intersection Control Avg./ 
Mvmt. 

7-9 AM Peak 2-4 PM Peak 4-6 PM Peak 

LOS Delay LOS Delay LOS Delay 

12th St / K Ave N/S Stop NB (C) (23) (F) (92) (F) (92) 
  SB (C) (23) (D) (32) (D) (27) 

12th St / M Ave Signal Avg. (B) (16) (D) (41) (C) (33) 

Proposed Improvements 

Intersection Control Avg./ 
Mvmt. 

7-9 AM Peak 2-4 PM Peak 4-6 PM Peak 

LOS Delay LOS Delay LOS Delay 

12th St / K Ave N/S Stop NB-R B 14 B 14 B 12 
  SB-R B 11 B 15 C 17 

12th St / M Ave Signal Avg. A 10 B 17 B 14 
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Figure 23: 12th Street at K Ave and at M Ave Volumes with Improvement Options 

 
With the improvement options the 12th Street and K Ave operates at LOS C or better with the new high 
school trips.  Also, with the improvement options 12th Street and M Ave operates at LOS B and the 
northbound approach V/C ratios are less than 0.50, suggesting available reserve capacity. 
 
While not responsible for intersection improvements, it is recommended that the School District 
coordinate with the City of Anacortes on improvements at these two intersections. 
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Access and Circulation Improvements 

General 
A traffic and parking management coordinator is recommended to support daily campus parking and 
circulation needs.  The coordinator would be responsible to oversee student loading and unloading 
operations, particularly off of 20th Street and support campus security to monitor parking. 
 
Walk Routes 
In addition to sidewalk, walk path and ADA curb ramp improvements near the high school, crosswalk 
striping is recommended to be explored at the stop-sign controlled legs at the following intersections: 

 17th Street and K Ave – currently an all-way stop controlled intersection, consider marked 
crosswalks on all approaches 

 19th Street and K Ave – the new school access, consider a marked crosswalk or other pedestrian 
feature across the new school access (the west leg of the intersection) 

 20th Street and I Ave – new school egress and proposed an all-way stop controlled intersection, 
consider crosswalks on the four stop controlled intersection legs 

 20th Street and J Ave – currently an all-way stop controlled intersection, consider adding 
marked crosswalks to the three unmarked intersection legs (the west, south and north legs of 
the intersection) 

 20th Street and K Ave – currently an all-way stop controlled intersection, consider marked 
crosswalks on all approaches 

 
City of Anacortes Future (Far Term) 20th Street Extension 

Anacortes is considering an east-west connector roadway south of 12th Street in the vicinity of the high 
school property.  20th Street between I Ave and D Ave is reviewed in this analysis as the new connector 
route.  A 20th Street extension would extend 20th Street from its terminus near I Ave at the southwest 
boundary of the high school campus west to D Ave.  The road extension would shift existing and future 
traffic, including some high school-related traffic, to 20th Street. 
 
Based on the projected new trips generated with the campus renovation, new high school trip impacts 
to 20th Street are marginal.  The 20th Street extension could serve high school traffic west of D Ave.  
Figure 24 shows the 20th Street extensions impact on traffic distribution to the high school campus.  The 
high school’s responsibility toward assisting with funding of the 20th Street extension is based on the 
number of new trips projected to impact the road extension.  New peak hour high school trips impacts 
to a 20th Street extension are summarized in Table 7. 
 

Table 7: Proposed 20th Street Extension Trip Impacts 

Time Period New Trips 
Generated 

20th Street Extension 

Distribution New Trips 

AM Peak Hour 8 25% 2 

Afterschool Peak Hour 5 25% 1 
PM Peak Hour 3 25% 1 

 
While there are benefits added to the local roadway network with an extension of 20th Street, new high 
school traffic impacts to the roadway are minimal.  The 20th Street extension is not needed to support 
new high school-generated traffic. 
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Figure 24: Peak Hour New Trip Distribution and Assignment; with 20th Street Extension 

 
Parking Review and Local Code Comparisons (Special Events) 

Table 8 compares assembly and event parking requirements from other local municipal codes to the 
parking requirements from the Anacortes Municipal Code to show similarities and compare local off-
street parking regulations. 
 
For special events, such as varsity football and basketball games, graduation and Brodniak Theater 
productions, the available on-campus parking supply is 403 parking spaces.  
 
As stated earlier in this document, the proposed 403 stall on-campus parking supply satisfies the parking 
requirements under the Anacortes Municipal Code.  The proposed 403 on-campus parking stalls satisfies 
the parking requirements of both the Cities’ of Burlington and Mount Vernon. 
 
The Sedro-Woolley Municipal Code requires up to 454 stalls (+51 more than the proposed parking 
supply) for the gymnasium.  The Oak Harbor Municipal Code requires are up to 409 stalls (+6 more than 
the proposed parking supply) for Rice Field and the gymnasium. 
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Table 8: Local Parking Requirements Stadiums, Sports Facilities and Public Assembly Places 

City 
(Municipal Code Chapter) 

Parking Requirement Land Use Fixed 
Seats 

Parking 
Required 

Anacortes (17.46.020) 1 per 4 fixed seats OR 
10 per 1,000 net square feet if no 
   fixed seats 

New Rice Field 1,500 375 
Gymnasium 1,600 400 
Brodniak Theater 806 213 

Burlington (17.54.020) 1 per 8 fixed seats OR 
1 per 100 sf of spectator assembly 
   area not containing fixed seats 

New Rice Field 1,500 188 
Gymnasium 1,600 200 
Brodniak Theater 806 107 

Mount Vernon (17.84.030) 1 per 4 fixed seats New Rice Field 1,500 375 
Gymnasium 1,600 400 
Brodniak Theater 806 213 

Sedro-Woolley (17.36.030) 1 per 3 occupants New Rice Field 1,500 425 1 
Gymnasium 1,600 454 1 
Brodniak Theater 806 241 1 

Oak Harbor (19.44.100) 1 per 4 seats AND 
1 per 30 sf of assembly space 
   without fixed seats 

New Rice Field 1,500 409 2 
Gymnasium 1,600 409 3 
Brodniak Theater 806 222 3 

1. Assumes 85% occupancy. Example: 1,600 seat gym at 85% occupancy is 1,360 persons X 1 stall per 3 occupants = 454 stalls 
2. Assumes 1,000 sf of Rice Field assembly space 
3. Assumes 250 sf of gymnasium and Brodniak Theater assembly space 

 
Overlapping event schedules could potentially increase parking demand.  Thus, event scheduling for 
Anacortes High School will need to be coordinated to not create demands in excess of supply. 
 
Compared to the other local municipal codes, the Anacortes parking requirement of 4 stalls per fixed 
seat is similar and reasonable.  It is noted that event goers will continue to utilize available on-street and 
off-campus off-street parking, regardless of the total on-campus supply. 
 
Parking Recommendations 

Typical (non-Special Event) 
Non-special event parking recommendations are as follows: 

 Clearly mark student and reserved staff parking areas 
 Consider preferential parking assignments for Running Start and senior students 
 Student parking could be made available for by-day purchase and parking. 
 Provide up to eight stalls near Cap Sante High School, similar to existing conditions. 

 
Special Event 
It is recommended that the school appoint an event coordinator to work with the City, local police, 
campus security and the neighborhood to develop a special event transportation and parking plan.  The 
plan should encourage walking, identify off-street parking areas both on- and off-campus, identify 
parking restrictions, recommend arrival times, and note the respective fees and shuttle service 
information, if these services are desired.  For large events we recommend working with the School 
District to utilize nearby district properties, churches, community centers and other properties to 
supplement and support event parking, as needed. 
 
The coordinator should also work with emergency services and assist in making sure future parking 
areas support emergency vehicle access.  Double stacking parking in certain lots could also be explored; 
however, consideration for emergency vehicles shall take precedence over stacking parked vehicles. 
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Off-campus parking lots within ½-mile from the campus are highlighted in Figure 25.  These off-campus 
parking areas, which include approximately 540 off-street parking stalls could be used to support 
parking for large high school events and minimize spillover concerns onto neighborhood streets and 
other private parking areas.  A formal agreement would be needed between the School District and 
private properties.  It is noted that the ballfields, Whitney Primary School, Island View Elementary, and 
Anacortes Middle School are School District properties. 
 

 
Figure 25: Campus Event On-Campus and Possible Off-Campus Parking Areas 

 
The appendix that follows includes intersection turning movement volumes and the intersection 
capacity (or LOS) reports. 



 

EXHIBIT #8: 

 
 
 

CRITICAL AREA REPORT & COMPENSATORY 

WETLAND BUFFER MITIGATION PLAN 
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1.0 EXECUTIVE SUMMARY 
ATSI has been retained by the Anacortes School District #103 to prepare a 
compensatory wetland buffer mitigation plan for impacts to a City of Anacortes wetland 
buffer. Said wetland buffer impacts will occur during the improvements to portions of 
Rice Field, an Anacortes High School football, track, and sports field. Rice Field occurs 
directly east of, and abuts, a wetland complex, i.e. Smiley’s Bottom. 
 
The construction of Rice Field was originally permitted by the City of Anacortes with a 
CUP and the Corps and Ecology in 1992 and 1993 respectively. The original wetland 
analysis was completed in 1991 and a mitigation plan accepted by the City, Corps, and 
Ecology with mitigation occurring in Smiley’s Bottom and enhancement of a 25 foot 
regulated buffer along the western edge of Rice Field. 
 
For this current project, the City of Anacortes, under portions of Article V, Wetland 
Protection Areas requires an applicant to demonstrate the mitigation and monitoring 
plans proposed by the applicant are sufficient to protect the public health, safety, and 
welfare, and the functions and value of the affected wetland, consistent with the goals, 
purposes, objectives, and requirements of the chapter. And, non-water dependent 
activities must also demonstrate the basic project purpose cannot reasonably be 
accomplished and successfully avoid impacting the functions and values of a wetland. If 
said wetland or wetland buffer impacts are unavoidable, full compensation is made for 
loss of hydrological and ecological function and value. This mitigation plan 
demonstrates project compliance with said portion of the CAO. 
 
Also, AMC 17.70.390 states: “Regulated activities other than those specified in Section 
17.70.380 of this chapter may not be conducted except upon application to the planning 
department and issuance of a special permit entitled a conditional use permit.” A CUP 
has been applied for by the project applicant and the relevant sections within the City 
CAO, as they pertain to this project, are addressed within the text of this wetland buffer 
mitigation plan. 
 
Because Rice Field exists directly adjacent to a wetland complex and the improvements 
will provide reasonable and prudent upgrades to the field, work within the wetland buffer 
is unavoidable. Proposed mitigation will compensate for direct, temporary, and indirect 
impacts to the wetland buffer. This will occur by enhancing the existing functions and 
values of the adjacent wetland by installing native trees and shrubs to increase habitat 
functions. Therefore, there will be a net gain in wetland functions and values by 
converting a reed canarygrass dominated portion of the Smiley’s Bottom wetland 
complex and its buffer into a native shrub forest. 
 
The area now surrounding Rice Field is City Park (Volunteer Park/Smiley’s Bottom [a 
wetland complex]), the existing Anacortes High School, and residential. Rice Field, an 
existing and actively used football and sports field with an oval track, is proposed for 
upgrades, portions occurring within the buffer of the wetland complex. The upgrades 
within a portion of the wetland buffer include replacing the turf grass with artificial turf, 
installing light poles, installing a score board, and installing supporting posts for a future 
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set of aluminum bleachers. Additionally, a chain link fence, buried storm water outfall, 
and utilities will be installed.  
 
The wetland complex is an approximate 35 acre Category III Palustrine 
Forested/Emergent Seasonally Flooded/Saturated Permanently Flooded partially 
drained/ditched excavated (PFO/EMEHdx) depressional outflow wetland with upland 
hummocks. Wetland hydrology flows northwest and is provided by stormwater outfalls, 
pipes, and ditches in addition to precipitation and upgradient runoff. The hydrology of 
the wetland complex outlets into an 18 inch concrete culvert which flows into the City of 
Anacortes’s stormwater system and is ultimately conveyed into the Guemes Channel 
portion of the Salish Sea. The wetland complex is regulated by the City and has a 110 
foot buffer as per Ecology and the AMC. 
 
The wetland buffer impacts that will result from the improvements to Rice Field include 
approximately 250 square feet of direct, permanent impacts, 4,232 square feet of 
temporary impacts, and 26,601 square feet of indirect impacts. The area of Rice Field 
that is within the buffer and where the existing natural turf will be replaced with artificial 
turf is approximately 26,601 square feet. While there will be additional, non-quantifiable, 
indirect impacts from lighting and increased public use within the wetland buffer, the 
current use of Rice Field will not change.  
 
Proposed mitigation for direct, permanent, and indirect impacts includes compensation 
at a greater than 1:1 ratio of planting to impact square footages by enhancing 
approximately 30,000 square feet of wetland and wetland buffer with native trees and 
shrubs to increase vertical habitat by converting a reed canarygrass dominated portion 
of the Smiley’s Bottom wetland complex and its buffer into a native shrub forest. 
Proposed mitigation for temporary impacts will be to revegetate. 
 
The Rice Field improvements are within the impacted footprint of the existing natural turf 
field. The “upgrade” to synthetic turf will slightly reduce the habitat function of the 
wetland buffer by removing the soil organics and turf where prey species (insects) that 
are a food source for bird species occur. The switch to synthetic turf will; however, 
increase the water quality function of the wetland buffer because fertilizers, herbicides, 
and pesticides will not be required to maintain the field.  
 
Permanent stormwater flow control facilities and water quality treatment will be provided 
onsite in accordance with the AMC. Flow control will be provided via underground large-
diameter pipes, chamber systems, or concrete vaults. Standard BMPs will be used to 
provide basic water quality treatment for vehicular surfaces and areas tributary to 
vehicular surfaces. Some open areas may utilize biofiltration, bioretention, or other 
surface methods. Some areas will require underground BMPs such as wet vaults or 
storm filters. 
 
Construction BMPs such as the use of silt fencing, application of seeding or mulching 
for soil stabilization, or other techniques will be implemented as necessary in 
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accordance with the requirements of the NPDES permit for construction to reduce or 
control water quality impacts. 
 
New field lighting will be high-efficiency LED directional. 
 
2.0 PROPOSED PROJECT   
2.1 Project Site 
2.1.0 Location 
The Anacortes High School property is located on the central northeast portion of the 
City of Anacortes, Washington and is comprised of numerous parcels (Figures 1 and 2). 
While the property includes only a portion of the project site parcels, the project site 
parcel numbers include P31905, P31912, P31920, P31922, P31923, P31926, P55808, 
P55809, P55810, P55813, P55950, P55951, P55952, P55953, P55954, P55955, 
P55956, P55957, P55958, P55959, P55960, P55961, P55962, P55963, P58053, and 
P58054 (BRHI 18 June 2015). The property is located within a portion of Section 24, 
Township 35 north, Range 1 east, WM (Figure 1).  
 
The property is bounded by residential housing to the north, east, and south and City 
Park (Volunteer Park/Smiley’s Bottom [a wetland complex]) to the west (Figure 2). The 
area surrounding the project site is primarily City Park, the Anacortes High School, and 
residential (Figure 2). Rice Field, the project for the purpose of this wetland buffer 
mitigation plan and is discussed in detail below in section 4.0, is situated on a “lower” 
bench on the western portion of the school facility (Figure 2).  
 
2.1.1 Existing Conditions 
Rice Field is a mowed and maintained turf sports field. The surrounding oval track is 
comprised of an artificial surface. Rice Field and the adjacent sloped wetland buffer are 
generally comprised of compacted soil which was imported during construction. The 
wetland buffer, i.e. the sloped area west of Rice Field, is vegetated with non-native, 
invasive species such as Scot’s broom, Himalayan blackberry, and reed canarygrass 
with a small patch of red alder on the southern portion. The vegetation in the wetland 
where it abuts the wetland buffer slope is primarily reed canarygrass with a small patch 
of cattail.  
 
Smiley’s Bottom wetland, the Palustrine Forested/Emergent Seasonally 
Flooded/Saturated Permanently Flooded partially drained/ditched excavated 
(PFO/EMEHdx) depressional outflow wetland with upland hummocks that is adjacent to 
Rice Field, is comprised of a forested wetland complex, forested upland, and playfields. 
The forested wetland complex is an approximate 35 acre Category III (ATSI Revised 10 
December 2015). Wetland hydrology flows northwest and is provided by storm water 
outfalls, pipes, and ditches in addition to precipitation and upgradient runoff. The 
wetland outlets northwest into an 18 inch concrete culvert which flows into the City of 
Anacortes’s stormwater system and is ultimately conveyed into the Guemes Channel 
portion of the Salish Sea.  
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Wetland functions were evaluated using the Washington State Wetland Rating System 
for Western Washington: 2014 Update (Hruby 2014). Overall, the wetland complex had 
a moderate rating for function. In particular, for water quality, a moderate/high rating 
was given, for hydrologic, a moderate rating was given, and for habitat, a moderate/low 
rating was given (Table 1).  
 
Table 1. Wetland functions. 
FUNCTION Water Quality Hydrologic Habitat 
Site Potential Moderate Moderate Moderate 
Landscape Potential High High Low 
Value Moderate Low Moderate 

 
Generally, the wetland has a moderate/high rating for water quality as it filters 
potentially contaminated water from untreated stormwater, fertilized lawns and 
playfields, animal waste nutrients, septic systems, etc. prior to being released in to the 
Salish Sea via the City of Anacortes’s stormwater system. The wetland complex only 
has a moderate rating for hydrologic as the water stored in the wetland does not flow 
into a downstream water that has flooding issues, it flows directly into the Guemes 
Channel portion of the Salish Sea via the stormwater system. Finally, the wetland has a 
moderate/low rating for habitat as it is surrounded by urbanization and there are no 
corridors for accessing the habitat.  
 
ATSI did not observe species of local importance, priority species, or Endangered 
Species Act listed, proposed, candidate, delisted, or species of concern that have a 
primary association with habitat on or adjacent to the property. Because the portion of 
the wetland directly adjacent to Rice Field is primarily a thick mat of reed canarygrass, 
the habitat functions are lower than the remaining area of the wetland complex. 
 
3.0 REGULATIONS 
3.1 City of Anacortes 
The wetland complex located on and adjacent to the property is regulated by the City of 
Anacortes (Figures 2, 3a, and 3b). The Washington State Wetland Rating System for 
Western Washington: 2014 Update (Hruby 2014) was used to rate the wetland which 
has a habitat score of 5 (ATSI Revised 10 December 2015). As per Ecology and the 
AMC, the buffer is 110 feet.  
 
The City of Anacortes requires by AMC that all applicable sections of 17.70.330 through 
17.17.350 and 17.17.390 through 17.17.460 be addressed. These sections are satisfied 
in either our previous Critical Area Report for Wetland Protection Areas (ATSI Revised 
10 December 2015) or in this mitigation plan.   
 
Specifically: 
 
17.70.340 (F) (7) (c). Stormwater Management Facilities. Stormwater management 
outfall facilities are allowed in accordance with an approved critical areas report with no 
net loss of function to the wetland and wetland buffer. However, stormwater facilities 
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beyond those necessary to ensure continued predevelopment stormwater flows to 
wetlands may only be permitted through the conditional use process. 
   
17.70.390. Regulated activities other than those specified in Section 17.70.380 of this 
chapter may not be conducted except upon application to the planning department and 
issuance of a special permit entitled a conditional use permit. 
 
17.70.500. Nonconforming activities. A regulated activity that was lawful before the 
passage of this chapter, but which is not in conformity with the provisions of this 
chapter, may be continued subject to the following: A. No such structure or use shall be 
expanded, changed, enlarged, or altered in any way that increases its nonconforming 
character relative to the provisions of this chapter without securing a conditional use 
permit, except as specifically authorized in subsections (B) and (C) of this section.  
 
A CUP for this proposed project has been applied for the entire project, including project 
components within the wetland buffer as described within this plan and the stormwater 
spreader within the buffer of the wetland. Other portions of this mitigation plan discuss 
no net loss of function and mitigation per the above referenced section requirements. 
 
3.2 Historic Project Site Permits 
Rice Field was originally permitted by the City of Anacortes with a CUP and the Corps 
and Ecology in 1992 and 1993 respectively. The original wetland analysis was 
completed in 1991 and a mitigation plan was accepted by the City, Corps, and Ecology 
with mitigation occurring in Smiley’s Bottom and enhancement of a 25 foot regulated 
buffer along the western edge of Rice Field. 
 
3.3 Ecology 
Ecology reviews all wetland disturbance permits received by the Corps for WQC. 
Ecology requires an “individual” review of all wetland disturbances greater than 0.5 
acre. WQC is required for all Individual Permit applications. Ecology has authority over 
discharge into all wetlands (including isolated wetlands) and streams and can impose 
buffers and compensatory mitigation for impacts. No wetlands or other Waters of the 
State will be directly impacted by this project. 
 
3.4 Corps 
Corps requires notification for all disturbances to wetlands, streams, and potentially 
other drainages. Corps regulates Waters of the United States, which includes wetlands, 
streams, and other surface waters. The Corps does not regulate isolated wetlands. 
Although the wetlands on the property may have been historically isolated, the Corps 
makes the determination of the regulatory status of these wetlands. No wetlands or 
other Waters of the United States will be directly impacted by this project. 
 
4.0 PROPOSED IMPACTS AND MITIGATION 
The proposed project impacts direct, permanent, temporary, and indirect and 
associated mitigation are outlined in Table 2. Wetland and wetland buffer enhancement 
are proposed to compensate for the direct, permanent and indirect impacts as a result 
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of the Rice Field improvements. Revegetation is proposed mitigation for temporary 
impacts. 
 
Table 2. The proposed project, direct and temporary impacts, and mitigation. 
Wetland Buffer Impacts Mitigation for 

Permanent/Indirect 
Impacts 

Mitigation for 
Temporary 
Impacts 

Area Type (ft2) Type (ft2) Type (ft2) 
 Existing/Indirect Permanent Temporary Wetland/Wetland 

Buffer 
Enhancement 
(>1:1 Ratio) 

Revegetation  

1) Field 26,601 N/A N/A 26,601  N/A 
2) Asphalt 380 N/A N/A 380  N/A 
3) Future Visitors 
Bleachers/Structural 
Supports/Utilities-
Conduit/Flow 
Spreader 

N/A 32 
(Future) 

2,200 
(Future) 

32  2,200 

4) Scoreboard/Flag 
Pole 

N/A 170 400 170 400 

5) Lighting (north) N/A 25 N/A 25 N/A 
6) Lighting (south) N/A 23 N/A 23 N/A 
7) Lighting & Electric 
Utilities Installation 

N/A N/A 1,500 N/A 1,500 

8) Fencing 
(Removal/Installation) 

N/A N/A 132 N/A 132 

Total 26,981 250 4,232 30,000 4,232 
 
1) Rice Field 
Existing Conditions: mowed/maintained natural turf sports field and artificial oval track.   
 
Proposed Conditions: synthetic turf sports field and track resurfaced and restriped with 
artificial materials.   
 
Wetland Buffer Impact Type: existing, indirect (26,601 square feet). The track and field 
upgrades will be within the existing impacted footprint with the same use. Moving from 
natural turf to synthetic turf will slightly reduce the habitat function of the wetland buffer 
by removing the soil organics and associated insects, thus the occasional bird species 
utilizing the existing field as a food source. Switching from natural to synthetic turf will 
increase the water quality function of the wetland buffer as the fertilizers, herbicides, 
and pesticides used to maintain the natural turf field will be discontinued as they are not 
necessary to maintain the synthetic turf field. 
 
Proposed Mitigation: included within the 30,000 square feet of native plantings. 
 
2) Asphalt 
Existing Conditions: asphalt. 
 
Proposed Conditions: asphalt. 
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Wetland Buffer Impact Type: existing (380 square feet).   
 
Proposed Mitigation: included within the 30,000 square feet of native plantings. 
 
3) Future Visitors Bleachers, Structural Supports, Utilities-Conduit, Flow Spreader 
Existing Conditions: steep slope vegetated with invasive Himalayan blackberry.   
 
Proposed Conditions: future visitor’s bleachers, structural supports, utilities-conduit, and 
flow spreader.   
 
Wetland Buffer Impact Type: future permanent (32 square feet) and future temporary 
during construction (2,200 square feet).   
 
Proposed Mitigation: included within the 30,000 square feet of native plantings and 
revegetation. 
 
4) Scoreboard/Flagpole 
Existing Conditions: vegetated steep slope. 
 
Proposed Conditions: concrete mounted flag pole and scoreboard. 
 
Wetland Buffer Impact Type: permanent (170 square feet) and temporary during 
construction (400 square feet). 
 
Proposed Mitigation: included within the 30,000 square feet of native plantings and 
revegetation. 
 
5) Lighting (north) 
Existing Conditions: vegetated steep slope. 
 
Proposed Conditions: concrete mounted field lighting. 
 
Wetland Buffer Impact Type: permanent (25 square feet). 
 
Proposed Mitigation: included within the 30,000 square feet of native plantings. 
 
6) Lighting (south) 
Existing Conditions: vegetated flat. 
 
Proposed Conditions: concrete mounted field lighting. 
 
Wetland Buffer Impact Type: permanent (23 square feet). 
 
Proposed Mitigation: included within the 30,000 square feet of native plantings. 
 
7) Lighting & Electric Utilities Installation 
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Existing Conditions: the lighting utilities installation corridor is vegetated and the electric 
corridor is existing track. 
 
Proposed Conditions: lighting and electric utilities trench. 
 
Wetland Buffer Impact Type: temporary (1,500 square feet). 
 
Proposed Mitigation: revegetation. 
 
8) Fencing (Removal/Installation) 
Existing Conditions: the area where the removal of the existing chain link fence and 
proposed installation is vegetated. 
 
Proposed Conditions: removal is removal of existing chain link fence and installation of 
a new chain link fence. 
 
Wetland Buffer Impact Type: temporary (132 square feet). 
 
Proposed Mitigation: revegetation. 
 
4.1 Sequencing  
4.1.0 Avoid  
Rice Field is an existing sports field that is used by the Anacortes High School. It lies 
directly adjacent to a City regulated wetland (Figures 3a and 3b). A portion of the field is 
located within the regulated 110 foot wetland buffer (Figures 3a and 3b). Therefore, 
upgrade work on the western side of Rice Field is located within the wetland buffer and 
associated impacts are unavoidable (Figures 3a and 3b). The proposed upgrades within 
the wetland buffer, primarily the replacement of the turf to artificial turf, and the 
installation of light poles, a score board, fencing, and utilities, will be mitigated for. 
Because the existing conditions of the wetland and wetland buffer that abut the western 
edge of Rice Field are dominated by non-native, invasive plants such as Scot’s broom, 
reed canarygrass, and Himalayan blackberry which have an inherent low habitat value, 
by increasing the vertical structure and providing a suite of diverse trees and shrubs, the 
proposed mitigation will provide an uplift in the wetland habitat functions and values, i.e. 
there will be no-net-loss. 
 
4.1.1 Minimize 
Lights  
New field lighting will be high-efficiency LED directional. A portion of the sports field 
lights will face toward the wetland while a portion of the lights will face away from the 
wetland. Additionally, the lights will only be used during specific events during the sports 
season, they will not be left on continuously.  
 
Noise 
The noise associated with the sports field will not change from what it has been before 
which is only during specific events during the sports season and will not be continuous. 
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Runoff 
Runoff will be conducted into a stormwater system, not directly into the wetland. 
Additionally, runoff will not have the herbicides and pesticides associated with the 
natural turf field as the proposed project will switch the field to synthetic turf.  
 
Permanent stormwater flow control facilities and water quality treatment will be provided 
onsite in accordance with the AMC. Flow control will be provided via underground large-
diameter pipes, chamber systems, or concrete vaults. Standard BMPs will be used to 
provide basic water quality treatment for vehicular surfaces and areas tributary to 
vehicular surfaces. Some open areas may utilize biofiltration, bioretention, or other 
surface methods. Some areas will require underground BMPs such as wet vaults or 
storm filters. 
 
Construction BMPs such as the use of silt fencing, application of seeding or mulching 
for soil stabilization, or other techniques will be implemented as necessary in 
accordance with the requirements of the NPDES permit for construction to reduce or 
control water quality impacts. 
 
Water Regime 
Water inputs to the wetland will be engineered to remain the same. 
 
Pets and Human 
Dense planting along either side of the trail that bisects the mitigation area will be 
installed to deter pet and human use. 
 
Dust 
BMPs will be used to control dust. 
 
4.2 Strategy 
The proposed mitigation follows those regulations set forth in AMC 17.70.330 through 
17.70.350. Because the existing position of Rice Field is abutting a regulated wetland, 
because improvements to Rice Field are reasonable and prudent (minimal, but 
necessary), and because work to improve the conditions of Rice Field (upgrade) will 
occur partially in the wetland buffer, impacts to the wetland buffer are unavoidable. The 
existing conditions of the wetland buffer where the proposed improvements will be 
constructed are generally on a sloped edge that is historic fill material. The plant 
community along this slope is dominated by non-native, invasive shrub, herbaceous, 
and woody vine species (Scot’s broom, reed canarygrass, and Himalayan blackberry). 
The dominant plant within the wetland is reed canarygrass. Although reed canarygrass 
has good filtering capacity for water quality, the habitat structure is mono-typic (a single 
species) lacking variety in vertical, horizontal, and overall species composition. By 
planting a mixed blend of native trees and shrubs, the habitat functions of the wetland 
will be substantially increased. That is, more habitat variability to provide habitat for a 
larger suite of faunal species. 
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4.3 Implementation Schedule 
The proposed mitigation will be implemented concurrently with the proposed project. A 
time schedule with completion dates may be required or specified for permitting 
conditions. Prior to commencing work, a qualified wetland biologist must be consulted 
with regarding site preparation, plant installation timing and placement, and species 
selection. 
 
4.4 Goals  
The goals of this mitigation plan are to increase plant species diversity (trees and 
shrubs) within the wetland and wetland buffer abutting Rice Field. 
 
4.5 Timing  
Planting should occur during the dormant season (fall or winter). Planting will occur with 
species positioned in the appropriate hydrologic regime to increase plant survival.  
 
4.6 Installation 
Approximately 300 native trees and shrubs on 10 foot centers will be planted within the 
mitigation area (Table 3; Figure 4). Trees and shrubs shall be a minimum 1 gallon size, 
36 inches tall, or the equivalent (Table 3). Substitutions for the plant species and 
minimum size may be recommended post project permitting and a qualified wetland 
biologist walkthrough. Therefore, modifications such as increasing the quantity and size 
of plantings or species composition to Table 3 can be made upon approval by a 
qualified wetland biologist and native plant landscaper.  
 
Plant stock will be provided by a local native plant nursery that has plant stock from the 
same region as the mitigation site and plant installation will be performed by 
experienced native plant installers. Plant holes will be twice as wide and twice as deep 
as the plant root size and may be amended with soil microbes. Protective tubes or stem 
covers are recommended and plants should be staked if necessary.  
 
In order to increase plant survival by excluding growth of competitive species (reed 
canarygrass), holding in soil moisture, and providing organic matter and 
microorganisms that enhance soil fertility, the landscape installer shall place a minimum 
2 foot collar of decomposed/compost mulch around each of the newly installed plants. 
Care should be taken not to load around the stems of the plants as this can cause 
decay. If mulched wood is used, the mulch should be comprised of roots, stems, and 
branches of mixed tree and shrub species from land clearing sites. The mulch should 
not have any non-native or invasive plant stock.  
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Table 3. Recommended planting detail. 
To be confirmed in-situ with a qualified wetland biologist and native plant installer. 
Scientific Name Common Name Spacing Location Quantity Cover  Size 
Pseudotsuga 
menziesii 

Douglas fir 10 foot Upland 5 Tree 1 
gallon 

Thuja plicata Western 
redcedar 

Upland-
Wetland 

25 Tree 

Acer macrophyllum Bigleaf maple Upland 5 Tree  
Populus balsamifera Cottonwood Wetland 25 Tree 
Rubus spectabilis Salmonberry Wetland 50 Shrub 
Populus tremuloides Aspen Upland 50 Tree 
Acer circinatum Vine maple Upland 10 Shrub 
Cornus stolonifera Red osier 

dogwood 
Wetland 80 Shrub 

Malus fusca Crab apple Wetland 50 Tree 
 
4.7 As-Built 
An as-built report with drawings of the mitigation site will be provided after completion of 
mitigation installation. The as-built report shall be prepared by a qualified wetland 
biologist and plant installer to produce the final drawings. The drawings will indicate all 
approximate plant locations. The species and quantities of the plants installed will be 
indicated on a table in the as-built report along with panoramic photographs of the 
mitigation area. 
 
4.8 Performance Standards 
4.8.0 Vegetation 
The mitigation area will have a minimum of 50 percent cover by a minimum of nine 
species total after 3 years and 75 percent cover by a minimum of nine species total after 
5 years. The percent cover will be determined by visual estimation by a qualified 
wetland biologist. 
 
Plant survival for installed vegetation is 100 percent after the first year. Plants that have 
not survived the first year are to be replaced in kind. For the years following, plants that 
have died should be replaced in kind except when natural regeneration of native plants 
has filled in the area. This should be determined by a qualified wetland biologist or plant 
installer.   
 
4.9 Monitoring  
To assure the success of the mitigation site, monitoring shall occur during and after 
plant installation periodically (spring and fall) and continue for a period of 5 years. This 
monitoring is required to assure the success of the mitigation site.      
 
4.10 Maintenance 
The most important task, if not to properly install all plants and surround them with the 
appropriate mulch, is to maintain the integrity of the mulch ring. Reed canarygrass or 
other invasive plant species that become established must be controlled until the 
installed trees and shrubs gain vigor and height so they are not out competed. 
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Hand pulling is the preferred method for weeding and should be the first approach 
during maintenance. However, if any one area of reed canarygrass, Himalayan 
blackberry, ivy, holly, or other undesirable plant becomes established within the mulch 
ring, it should be sprayed with glyphosate or a suitable herbicide by a licensed 
applicator in the spring and rechecked during the summer and fall seasons, as 
necessary, until the invasive plant(s) are controlled.   
 
4.11 Contingency Plan 
If the performance standards are not met, a contingency plan may be necessary in order 
to accomplish the mitigation goal. If during the monitoring period it is determined that 
failure has occurred, steps will be taken to correct the situation at that point in time.   
 
The failure of plantings may necessitate re-planting. Possible reasons for failure may 
include poor quality of the original stock, poor soil, insufficient watering, too wet (wrong 
location for the installed plant), herbivory, improper installation, or competition by invasive 
plants (reed canarygrass). Once the reason for failure is determined and corrected, re-
planting would take place and monitoring would follow the same schedule as after the first 
planting. The applicant shall be responsible for the costs of re-planting and plant 
maintenance. These costs will be separate from any financial guarantees, if required.   
 
5.0 LIMITATIONS  
We have used the most current, established methods to make determinations as to the 
location, size, and types of critical areas located on and adjacent to the property and 
associated impacts and subsequent mitigation. All of the above statements are based 
on our best professional judgment. Although we follow the local, state, and federal 
criteria, we cannot guarantee that the local jurisdiction, Ecology, or the Corps 
determination will correspond to ours. Please note that regulations pertaining to critical 
areas are subject to change over time. 
 
6.0 WORKS REFERENCED 
Aqua-Terr Systems, Inc. Revised 10 December 2015. Critical Area Report (Wetland 

Protection Areas): Anacortes School District #103-Anacortes High School, City of 
Anacortes, Washington. 

 
Bush, Roed & Hitchings, Inc. 18 June 2015. Personal email communication re: project 

parcel numbers. 
 
Hruby, T. 2014. Washington State Wetland Rating System for Western Washington:  

2014 Update. (Publication #14-06-029). Olympia, WA: Washington Department 
of Ecology. 
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  Subsurface Exploration and Preliminary 
Proposed Anacortes High School Additions  Geotechnical Engineering Report 
Anacortes, Washington  Project and Site Conditions 

 
I.  PROJECT AND SITE CONDITIONS 

 
 
1.0  INTRODUCTION 
 
This report presents the results of our subsurface exploration, geologic hazards, and 
preliminary geotechnical engineering studies for the proposed Anacortes High School Additions.  
The site location is shown on the “Vicinity Map,” Figure 1.  The approximate locations of 
exploration borings completed for this study are shown on the “Site and Exploration Plan” 
Figure 2.  Figure 3 presents an area topographic study based on published Light Detection and 
Ranging (LIDAR) data.  Logs of the subsurface explorations completed for this study and copies 
of analytical chemistry and geotechnical laboratory test results completed for this study are 
included in the Appendix. 
 
1.1  Purpose and Scope 
 
The purpose of this study was to provide geotechnical engineering design recommendations to 
be utilized in the design of the project.  This study included a review of selected available 
geologic literature, advancing 23 hollow-stem auger soil borings, and performing geologic 
studies to assess the type, thickness, distribution, and physical properties of the subsurface 
sediments and shallow ground water.  Geotechnical engineering studies were completed to 
establish recommendations for site preparation, the type of suitable foundations and floors, 
allowable foundation soil bearing pressure, anticipated foundation and floor settlement, 
pavement recommendations, drainage considerations, and athletic field design and 
construction.  Based on exploration data contained in this report, storm water infiltration is not 
recommended.  This report summarizes our fieldwork and offers preliminary geotechnical 
engineering recommendations based on our present understanding of the project.  We 
recommend that we be allowed to review the recommendations presented in this report and 
revise them, if needed, when project plans are nearing completion. 
 
1.2  Authorization 
 
Authorization to proceed with this study was granted by means of an Anacortes School District 
consultant agreement.  Our work was completed in general accordance with our scope of work 
and cost proposal, dated May 6, 2015.  This report has been prepared for the exclusive use of 
Anacortes School District #103 (District) and their agents for specific application to this project.  
Within the limitations of scope, schedule, and budget, our services have been performed in 
accordance with generally accepted geotechnical engineering practices in effect in this area at 
the time our report was prepared.  No other warranty, express or implied, is made. 
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2.0  PROJECT AND SITE DESCRIPTION 
 
The site is the existing Anacortes High School in Anacortes, Washington.  The school contains 
existing buildings that were constructed in 1955 and 1970.  A portion of the 1970 addition has 
experienced differential settlement.  An upper field with track is located on the east side of the 
school and a lower football field with track is located on the west side of the school.  The site is 
tiered with some relatively flat areas and some steeper slopes.  
 
We understand that proposed site improvements will involve demolition of a portion of the 
school, construction of a 100,000-square-foot addition to the school, a new all-season synthetic 
turf football field, sports field lighting, bleachers, team and officiating crew building, and new 
parking/driveway areas.  We understand that construction of the new all-season football field 
will occur first, followed by construction of the new building addition on the existing upper 
sports field.  
 
 
3.0  SUBSURFACE EXPLORATION  
 
Our subsurface exploration completed for this project included advancing 23 hollow-stem 
auger soil borings.  The conclusions and recommendations presented in this report are based 
on the explorations completed for this study.  The locations and depths of the explorations 
were completed within site and budget constraints. 
 
3.1  Exploration Borings 
 
The exploration borings were completed by advancing hollow-stem auger tools with a 
track-mounted drill rig.  During the drilling process, samples were obtained at generally 2.5- to 
5-foot-depth intervals.  The exploration borings were continuously observed and logged by a 
representative from our firm.  The exploration logs presented in the Appendix are based on the 
field logs, drilling action, and review of the samples obtained. 
 
Disturbed but representative samples were obtained by using the Standard Penetration Test 
(SPT) procedure in accordance with American Society for Testing and Materials (ASTM):D 1586.  
This test and sampling method consists of driving a standard, 2-inch outside-diameter, split-
barrel sampler a distance of 18 inches into the soil with a 140-pound hammer free-falling a 
distance of 30 inches.  The number of blows for each 6-inch interval is recorded, and the 
number of blows required to drive the sampler the final 12 inches is known as the Standard 
Penetration Resistance (“N”) or blow count.  If a total of 50 is recorded within one 6-inch 
interval, the blow count is recorded as the number of blows for the corresponding number of 
inches of penetration.  The resistance, or N-value, provides a measure of the relative density of 
granular soils or the relative consistency of cohesive soils; these values are plotted on the 
attached exploration boring logs. 
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The samples obtained from the split-barrel sampler were classified in the field and 
representative portions placed in watertight containers.  The samples were then transported to 
our laboratory for further visual classification and laboratory testing. 
 
 
4.0  SUBSURFACE CONDITIONS 
 
Subsurface conditions at the project site were inferred from the field explorations 
accomplished for this study, visual reconnaissance of the site, and review of selected applicable 
geologic literature.  Because of the nature of exploratory work below ground, extrapolation of 
subsurface conditions between field explorations is necessary.  It should be noted that differing 
subsurface conditions may sometimes be present due to the random nature of deposition and 
the alteration of topography by past grading and/or filling.  The nature and extent of any 
variations between the field explorations may not become fully evident until construction. 
 
4.1  Stratigraphy 
 
Surficial Topsoil 
 
Exploration borings completed in unpaved areas encountered topsoil and grass, with 
approximate observed topsoil thickness at the exploration locations shown on the exploration 
logs in the Appendix.  Topsoil is not suitable for structural support, and should be stripped from 
structural areas.  Excavated topsoil may be suitable for reuse in landscape areas if allowed by 
project documents. 
 
Existing Paving 
 
Existing surficial asphalt paving was encountered at boring locations in paved areas.  The 
approximate observed thickness of existing paving at the exploration locations is presented on 
the exploration boring logs in the Appendix.  
 
Fill 
 
Existing fill was encountered in 17 of our exploration borings to depths ranging from 
approximately 2 feet to 21.5 feet.  Some exploration borings that encountered existing fill, 
including the borings that encountered the deepest existing fill, did not fully penetrate the 
existing fill.  The existing fill was observed to be typically silty sand with varying gravel content.  
Existing fill was observed to be loose to dense, but was occasionally very loose and occasionally 
very dense.  The existing fill beneath the existing west football field was observed to consist of 
apparently imported soils of mixed composition with organic material and asphalt rubble in 
some areas.  Existing fill elsewhere on-site was typically of a similar texture to the existing 
undisturbed soils on-site.  The existing fill will require removal or other remedial preparation 
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below planned building areas and remedial preparation below planned paving.  Existing fill will 
likely be left in place below the new west athletic field, with some risk resulting from 
construction over existing fill as discussed in further detail later in this report.  Excavated 
existing fill is suitable for reuse in structural fill applications if specifically allowed by project 
specifications, providing that any organic or other deleterious materials are removed and 
moisture content is adjusted to allow compaction to a firm and unyielding condition at or above 
the minimum specified compaction level for the final use of the fill in any given area.  Excavated 
existing fill material is expected to be wetter than optimum moisture content for compaction 
purposes and will require drying during dry site and weather conditions prior to use in 
compacted fills.  Excavated on-site soils are expected to be very silty and highly sensitive to 
excess moisture associated with wet site and/or weather conditions. 
 
Vashon Lacustrine Deposits 
 
Exploration borings that fully penetrated existing fill encountered laminated silty sand and 
sandy silt interpreted as Vashon lacustrine (lake) sediments.  The Vashon lacustrine sediments 
were typically dense to very dense/hard, and are suitable for foundation support with proper 
preparation.  The Vashon lacustrine sediments are very silty and highly moisture-sensitive.  
Moisture-sensitive sediments are easily disturbed when above optimum moisture condition for 
compaction purposes and require careful management and protection on construction sites to 
limit the potential for remedial preparation of subgrades for structures, paving, and structural 
fills.  Excavated Vashon lacustrine sediments are expected to be above optimum moisture 
content for compaction purposes.  If allowed by project plans and specifications, reuse of 
excavated Vashon lacustrine sediments in structural fill applications will require aeration and 
drying during dry site and weather conditions to allow compaction to a firm and unyielding 
condition at the specified level of compaction.  Drying site soils requires a significant, but 
unavoidable commitment of effort.  A possible alternative to moisture-conditioning is the use 
of Portland cement admixture to soil that is to be compacted.  Refer to the “Structural Fill” 
section of this report for further discussion of the use of on-site soil in compacted fill 
applications. 
 
Olympia Non-Glacial Sediments 
 
One exploration boring, EB-10, encountered very stiff to hard, typically massive silt, interpreted 
as Olympia age non-glacial sediments.  Due to the depth below existing grade where these 
materials were encountered, they are not expected to be encountered during site grading and 
are not expected to be used for direct foundation support. 
 
Review of Published Geologic Data 
 
We reviewed published geologic maps of the site vicinity on the United States Geological 
Survey (USGS) National Geologic Map.  The site lies at the intersection of three underlying 
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reference geologic maps and data relevant to the site appears on all three maps.  Based on the 
National Geologic Map, the site is predicted to be underlain at shallow depths by Vashon 
lodgement till.  Our observations and interpretations suggest that the shallow site soils consist 
instead of Vashon lacustrine sediments, a map unit defined on one of the underlying map 
resources for the project area, Geologic Map of the Anacortes South and LaConner 7.5 Minute 
Quadrangles, Skagit and Island Counties, Washington, by Joe D. Dragovich, Minda L. Troost, 
David K. Norman, Garth Anderson, John Cass, Lea A. Gilbertson and Donald T. Mackay Jr., 2000, 
Washington Division of Geology and Earth Resources Open File Report 2000-6. 
 
4.2  Hydrology 
 
Ground water was observed in seven of the exploration borings at depths ranging from 13 to 
28 feet.  Because the exploration borings are open for only a short time, equilibrium water 
levels may be shallower than we observed.  The observed ground water appeared to be 
preferentially concentrated in more permeable strata.  Ground water observed in exploration 
borings EB-15, EB-16, and EB-21 may represent “perched” ground water within existing fill.  
Perched ground water occurs where vertical infiltration of surface water is impeded by low-
permeability strata.  Ground water conditions should be expected to vary in response to 
changes in precipitation, on- and off-site land usage, and other factors. 
 
4.3  Laboratory Testing 
 
As a part of our investigation, we completed one laboratory grain-size analysis.  A copy of the 
grain-size analysis report is included in the Appendix. 
 
4.4  Field Screening and Chemical Analytical Testing 
 
We were requested to complete several field screening tests at boring locations on the existing 
east and west sports fields.  We completed vapor headspace readings of exploration boring 
samples using a photoionization detector (PID).  The photoionization detector can detect 
chemicals with ionization potentials less than about 10.6 electron volts.  The photoionization 
detector does not report the specific chemical that is detected, or actual concentrations.  It also 
does not detect the presence of compounds that are non-volatile or that have ionization 
potentials higher than the detector limits.  A qualitative number is reported that is useful in 
comparing headspace screening results of different samples, and also in selecting specific 
samples for quantitative testing.  Headspace readings are reported on exploration logs in the 
Appendix for borings where headspace screening was completed.  With the exception of one 
exploration boring, EB-7, headspace readings of all tested samples were low, and within the 
typical “background” range, indicating that no significant contaminants within the method 
limits were detected.  At EB-7, headspace readings were elevated.  After conversation with the 
District, we selected the sample from EB-7 at 20 feet for laboratory testing to quantitatively 
identify possible contaminants including gasoline-, diesel-, and lubricating oil-range 

 

June 22, 2015 ASSOCIATED EARTH SCIENCES, INC. 
BWG/ld – KE150205A3 – Projects\20150205\KE\WP Page 5 



  Subsurface Exploration and Preliminary 
Proposed Anacortes High School Additions  Geotechnical Engineering Report 
Anacortes, Washington  Project and Site Conditions 

 
hydrocarbons, selected volatile chemicals, and selected non-volatile chemicals.  The potential 
contaminants screened for are not all the possible contaminants, but include many of the most 
commonly encountered contaminants.  All of the tests were negative (no detections above test 
method limits) for the sample selected and the compounds analyzed.  Copies of laboratory test 
results are included in the Appendix.  As this report is written, we are working with the District 
to develop a scope of work for possible further investigation of environmental issues near EB-7. 
 
In addition to PID screening, we operated detectors for methane and hydrogen sulfide when 
completing exploration borings on both existing sports fields.  These two detectors were used 
to monitor ambient air for these two specific compounds.  We did not detect methane or 
hydrogen sulfide in ambient air at any time during our exploration program 
 
4.5  Infiltration Potential 
 
The site is underlain by existing fill in some locations that is not suitable for use as an infiltration 
receptor.  Native sediments below the surficial fill at this site consist of dense, very fine-grained 
lacustrine sediments that are not suitable for use as a storm water infiltration receptor.  The 
fine-grained sediments extended to the full depth explored in all explorations, including EB-10 
and EB-12, the deepest explorations in our study, which were completed to depths of 
approximately 100 and 40 feet, respectively.  Based on our observations, it does not appear 
that a suitable infiltration receptor is present for either conventional shallow infiltration 
strategies such as rain gardens, or deeper strategies such as Underground Injection Control 
(UIC) wells.  Storm water infiltration is not recommended for this project. 
 
4.6  Existing Settlement Issues 
 
We were asked to investigate two areas of settlement that have affected existing structures 
on-site.  We understand that a portion of the existing 1970 school building has settled following 
its initial construction.  Anecdotal information suggests that up to 10 inches of settlement has 
occurred.  During our initial site visit, we observed evidence of settlement in the building such 
as wall cracking, non-level floors, and skewed door frames.  From our observations it appears 
settlement on the order of several inches has occurred.  Because the area of existing settlement 
is not near the building exterior where the drilling equipment used for this study can work, our 
exploration data provide some useful context to assist in understanding the existing settlement 
but no subsurface data at the settlement location.  Based on subsurface exploration boring 
data, native soils on-site are dense and not prone to excessive settlement under structural 
loads such as those imposed by the existing buildings.  Existing fill was observed to be well 
compacted in many places, but was also observed to be loose in some locations.  It seems most 
likely that any structural settlement in the building area is associated with poorly compacted 
man-placed fill rather than weak natural soils.  We are available to discuss completion of 
exploration borings inside of the existing building at an accessible location most affected by 
settlement, if desired. 
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We were also asked to consider the existing “ecology block” retaining wall at the north end of 
the existing west track and field.  The geometry of the ecology block wall is not known.  Key 
design elements of gravity wall systems such as ecology block walls include wall base width, 
face batter angle, and toe embedment depth, all of which are concealed from view in this 
instance.  This wall reportedly began to fail after it was constructed, and the fill slope north of 
the wall was reportedly constructed to support the wall and arrest the ongoing displacement.  
We observed the exposed tops of ecology blocks in this area, and cracks in asphalt paving south 
of the existing blocks.  Exploration boring EB-15 was completed in this area.  Exploration boring 
EB-15 encountered loose fill to a depth of approximately 15 feet.  The conditions at EB-15 
suggest that the wall foundation may be supported on weak soils.  Weak soils may also be 
present in the backfill zone, which could contribute to poor wall performance.  It is worth 
noting that often ecology block-type walls are installed without a detailed engineering design.  
Often non-engineered walls of this type are not provided with sufficient base width and face 
batter angle to perform as intended.  In this case, it appears likely that poor soil conditions are 
a contributing factor to the failure of the wall, and it is possible that poor wall design is also an 
important factor though wall design details are not known.  We recommend that the project 
plan not rely on the existing gravity wall in this area.  The existing wall should be removed as 
needed by removing blocks to allow construction of the new project, and if a retaining wall is 
needed in this area a new wall should be designed. 
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II.  GEOLOGIC HAZARDS AND MITIGATIONS 

 
 

The following discussion of potential geologic hazards is based on the geologic, slope, and 
ground and surface water conditions, as observed and discussed herein.  The discussion will be 
limited to slope stability, seismic, and erosion issues. 
 
 

5.0  SLOPE HAZARDS AND MITIGATIONS 
 
The site contains significant steep slopes in several areas.  The tallest and steepest slope exists 
between the existing school buildings and west athletic field.  This slope was constructed to its 
current geometry by earthwork cuts and retaining walls completed during earlier site 
development work.  Significant slopes also exist at the east side of the east athletic field, 
between the existing school buildings and the east athletic field, and between the existing 
parking lot on the north side of the building and the student parking lot farther to the north.  All 
of the slopes except the one north of the north parking lot appear to have been constructed by 
previous site grading. 
 

Anacortes Municipal Code (AMC) Section 17.70.190 defines geologically hazardous areas, 
including landslide hazard areas.  The site contains some areas that meet the definition for 
landslide hazard areas as a result of their geometry (steepness and height).  At the time this 
report was written, a site topographic survey was underway.  We recommend that we review 
the survey when it is completed, together with a detailed site development plan when one is 
available.  The AMC requires a project-specific geotechnical analysis of work near landslide 
hazard areas.  The analysis must use site-specific topographic and subsurface data, and detailed 
project plans including earthwork/grading plans.  The AMC stipulates that the geotechnical 
analysis must recommend siting requirements and setbacks from steep slopes.  The AMC does 
not stipulate minimum setbacks from steep slopes, and therefore in our opinion a project 
supported by sound engineering consistent with local standards of practice should be 
acceptable to the City.  We are available to complete such an analysis when the inputs required 
are available. 
 
 

6.0  SEISMIC HAZARDS AND MITIGATIONS 
 

The site does not appear to contain areas that meet AMC definitions for seismic hazard areas, 
in our opinion.  The following discussion provides input for the District to allow a better 
understanding of seismic hazards, and to the structural engineer to facilitate design of the 
project. 
 

Earthquakes occur regularly in the Puget Lowland.  The majority of these events are small and 
are usually not felt by people.  However, large earthquakes do occur, as evidenced by the 1949, 
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7.2-magnitude event; the 2001, 6.8-magnitude event; and the 1965, 6.5-magnitude event.  The 
1949 earthquake appears to have been the largest in this region during recorded history and 
was centered in the Olympia area.  Evaluation of earthquake return rates indicates that an 
earthquake of the magnitude between 5.5 and 6.0 is likely within a given 20-year period.  
 

Generally, there are four types of potential geologic hazards associated with large seismic 
events:  1) surficial ground rupture, 2) seismically induced landslides, 3) liquefaction, and 
4) ground motion.  The potential for each of these hazards to adversely impact the proposed 
project is discussed below. 
 

6.1  Surficial Ground Rupture 
 

Generally, the largest earthquakes that have occurred in the Puget Sound area are sub-crustal 
events with epicenters ranging from 50 to 70 kilometers in depth.  Earthquakes that are 
generated at such depths usually do not result in fault rupture at the ground surface.  We 
reviewed known faults using the USGS Earthquake Hazards Program Interactive Fault Map.  The 
referenced map indicates that the nearest known active fault to the project site is 
approximately 10 miles to the south.  Because the site is distant from known active faults, the 
potential for seismically induced ground rupture to adversely affect the proposed project is low, 
in our opinion. 
 

6.2  Seismically Induced Landslides 
 

Final design of the project will need to be accompanied by slope stability modeling that is 
specific to site geometry, subsurface conditions, and detailed project plans.  When slope 
stability modeling is completed, stability will be considered under both static and seismic 
conditions. 
 

6.3  Liquefaction 
 

Liquefaction is a process through which unconsolidated soil loses strength as a result of 
vibrations, such as those which occur during a seismic event.  During normal conditions, the 
weight of the soil is supported by both grain-to-grain contacts and by the fluid pressure within 
the pore spaces of the soil below the water table.  Extreme vibratory shaking can disrupt the 
grain-to-grain contact, increase the pore pressure, and result in a temporary decrease in soil 
shear strength.  The soil is said to be liquefied when nearly all of the weight of the soil is 
supported by pore pressure alone.  Liquefaction can result in deformation of the sediment and 
settlement of overlying structures.  Areas most susceptible to liquefaction include those areas 
underlain by non-cohesive silt and sand with low relative densities, accompanied by a shallow 
water table. 
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The subsurface conditions encountered at the site pose low risk of liquefaction due to relatively 
high density and high silt content of the lacustrine sediments.  No quantitative liquefaction 
analysis was completed as part of this study, and none is warranted, in our opinion. 
 

6.4  Ground Motion 
 

Structural design for the project should follow 2012 International Building Code (IBC) standards.  
The 2012 IBC defines Site Classification by reference to Table 20.3-1 of the American Society of 
Civil Engineers Publication ASCE 7, the current version of which is ASCE 7-10.  In our opinion the 
subsurface conditions at the site are consistent with a Site Classification of “C” as defined in the 
referenced documents. 
 
 

7.0  EROSION HAZARDS AND MITIGATIONS 
 

The following discussion addresses Washington State Department of Ecology (Ecology) erosion 
control regulations that will be applicable to the project.  We anticipate that if the project 
complies with Washington State requirements, it will also be acceptable with respect to City of 
Anacortes requirements. 
 
As of October 1, 2008, Ecology Construction Storm Water General Permit (also known as the 
National Pollutant Discharge Elimination System [NPDES] permit) requires weekly Temporary 
Erosion and Sedimentation Control (TESC) inspections and turbidity and pH monitoring for all 
sites 1 or more acres in size that discharge storm water to surface waters of the state.  Because 
we anticipate that the proposed project will require disturbance of more than 1 acre, we 
anticipate that these inspection and reporting requirements will be triggered.  The following 
recommendations are related to general erosion potential and mitigation. 
 
The erosion potential of the site soils is high.  Maintaining cover measures atop disturbed 
ground typically provides the greatest reduction to the potential generation of turbid runoff 
and sediment transport.  During the local wet season (October 1st through March 31st), exposed 
soil should not remain uncovered for more than 2 days unless it is actively being worked.  
Ground-cover measures can include erosion control matting, plastic sheeting, straw mulch, 
crushed rock or recycled concrete, or mature hydroseed. 
 

Project planning and construction should follow local standards of practice with respect to 
TESC.  Best management practices (BMPs) should include but not be limited to the following: 
 

Provide storm drain inlet protection; 

Route surface water away from work areas; 

Keep staging areas and travel areas clean and free of track-out; 

Cover work areas and stockpiled soils when not in use; 

Complete earthwork during dry weather and site conditions, if possible. 
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III.  PRELIMINARY DESIGN RECOMMENDATIONS 

 
 
8.0  INTRODUCTION 
 
The following report sections address planning and construction of buildings, paving, and 
related structures contemplated on the school site.  Athletic field design and construction is 
addressed separately in a dedicated section later in this report. 
 
Some portions of the site are underlain by a layer of surficial existing fill that is loose and 
variable.  Existing fill is not suitable for support of new foundations and warrants remedial 
preparation where it occurs below paving and similar lightly loaded structures.  The fill is 
expected to consist of loose to medium dense soils that resemble native on-site sediments.  We 
recommend that the existing fill below the building pad be removed from below foundations.  
Different allowable foundation soil bearing pressures are recommended depending on whether 
foundations will bear directly on suitable dense native sediments or on new structural fill.  
Foundation design recommendations are presented in the “Foundations” section of this report.  
Existing fill should be fully or partially replaced below the floor slab.  The decision for how to 
prepare floor slab subgrades is discussed in greater detail in the “Floor Support” section of this 
report.  Below paved areas, existing fill should be exposed and evaluated, and should receive 
remedial preparation if warranted.  Pavement subgrades are discussed in further detail below.  
 
 
9.0  SITE PREPARATION 
 
Existing structures, paving, buried utilities, vegetation, topsoil, and any other deleterious 
materials should be removed where they are located below planned construction areas.  All 
disturbed soils resulting from demolition activities should be removed to expose underlying 
undisturbed native sediments and replaced with structural fill, as needed.  All excavations 
below final grade made for demolition activities should be backfilled, as needed, with structural 
fill.  Erosion and surface water control should be established around the clearing limits to satisfy 
local requirements. 
 
Once demolition has been completed, existing fill should be addressed.  The observed thickness 
of existing fill varied.  For estimated fill thickness at the exploration locations refer to the 
subsurface exploration logs in the Appendix.  We recommend that existing fill be removed from 
below planned foundation elements using one of the strategies described in further detail 
below.  It is important to include remedial preparation of the existing fill in the bid documents 
in a way that encourages competitive pricing and reduces the potential for claims of 
unanticipated conditions.  We are available to review project specification sections related to 
geotechnical issues if requested to do so. 
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Existing Fill Option 1 - Removal and Replacement 
 
The simplest approach to addressing existing fill below structural areas is removal of the 
existing fill and replacement with compacted structural fill.  This would limit allowable 
foundation soil bearing pressures to 3,500 pounds per square foot (psf), which may be lower 
than optimal for multiple-story structures and buildings with areas of wide interior spans such 
as typically occur in gymnasiums, cafeterias, and theaters. 
 
Existing Fill Option 2 - Removal of Existing Fill with CDF Below Foundations 
 
This approach would excavate existing fill below the building footprint.  New fill below 
foundations would consist of Controlled Density Fill (CDF).  Existing fill below floor slabs could 
be replaced with conventional structural fill.  Using this approach, allowable foundation soil 
bearing pressures of up to 5,000 psf could be used for design. 
 
Existing Fill Option 3 - Removal of Existing Fill Below Foundation Elements, Partial Removal of 
Existing Fill Below Floors 
 
This approach would treat foundation areas the same as Option 2.  Floor slab areas would be 
excavated 2 feet below floor slab grade, any organic or excessively yielding areas would be 
repaired, and floor slab grade would be restored with structural fill.  Significant upfront cost 
savings would result as compared to Options 1 and 2, with the tradeoff being that higher risks 
of future settlement would also result.  The magnitude of the potential for future floor slab 
settlement under this option is difficult to predict since conditions within existing fill that would 
be left in place are unknown. 
 
Existing Fill Option 4 - Lower Foundation Grades 
 
This approach would select a building footprint and lowest floor elevation that is predicted to 
position foundation elements directly above native soils, below existing fill.  Allowable 
foundation soil bearing pressures of 5,000 psf or higher could be used for design. 
 
Below planned on-site paving, existing fill should be exposed, proof-rolled, and compacted to 
95 percent of the modified Proctor maximum dry density.  If a firm and unyielding condition is 
achieved, no further remedial preparation would be needed.  If excessively organic or yielding 
conditions are encountered, existing fill would be partially removed and replaced with 
imported structural fill.  The depth of replacement of the existing fill below paving should be 
determined at the time of construction when field conditions are known.  Alternatively, soil 
cement treatment could be used to complete remedial preparation of existing fill below 
planned new paving. 
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9.1  Soil Cement Treatment 
 
Treatment of weak and/or wet subgrade soils with Portland cement is often a cost-effective 
way to provide support for new paving, and also works well below winter construction staging 
areas.  Soil cement treatment could be considered at this site for preparation of paving 
subgrades underlain by existing loose fill, for winter staging areas, and for building pads that 
are expected to be exposed to wet weather conditions.  It may also be feasible to treat larger 
mass fills with Portland cement to reduce moisture content and therefore allow reuse of wet 
on-site soil that would otherwise be unsuitable for reuse in structural fill applications.  We are 
available to discuss appropriate cement treatment strategies with the District and design team 
as project plans are developed. 
 
Soil cement treatment consists of applying dry Portland cement powder to the surface of a soil 
area that has excess moisture prior to compaction.  The cement powder is thoroughly mixed 
into the underlying soil to a pre-determined depth.  Hydration of the Portland cement 
consumes the excess moisture, and allows the soil to be compacted to a firm and unyielding 
condition.  The amount of cement powder that is required is a function of field moisture 
content versus laboratory optimum moisture content for compaction purposes.  Typically, the 
geotechnical engineer and contractor review field conditions, and estimate an appropriate soil 
cement admixture rate to achieve the desired results.  A test pad is then constructed with using 
the estimated amount of cement powder.  Results are evaluated and the cement admixture 
ratio is fine-tuned based on initial results.  Typical admixture percentages range from about 3 to 
7 percent by dry weight. 
 
On-site soils should be assumed to have a dry weight of 130 pounds per cubic foot (pcf).  For 
bidding purposes, any place that soil cement treatment is required, a soil cement admixture 
ratio of 5 percent by dry weight should be used in the base bid.  We recommend that the 
contract cement treatment base bid quantity also includes a cost per cubic yard of treated soil 
for application to payments in excess of the base bid, or credits for cement treatment volumes 
less than the base bid. 
 
Soil cement areas are typically not durable to vehicle traffic or other intensive uses, particularly 
during wet weather, unless very high soil cement admixture rates are used.  The soil cement 
admixture rates recommended in this report are for stabilization of soils with above-optimum 
moisture content that will be paved or otherwise protected before they are exposed to vehicles 
or other loads.  If the soil cement-treated areas are to be exposed to construction traffic or 
other heavy use, they should be protected by a surficial layer of structural fill, by a layer of 
asphalt pavement surfacing or asphalt treated base (ATB), or should be completed with a 
higher cement admixture percentage.  If these situations occur, we should be allowed to offer 
situation-specific recommendations. 
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Soil cement treatment must be done in such a way that cement dust is controlled during 
completion of site work.  This is typically accomplished through the use of flexible skirts on 
equipment used for application and mixing of the cement powder.  Because the skirting and 
mixing equipment are specialized equipment, typically specialty contractors are retained for 
completion of soil cement work.  In addition to dust control, permitting may require monitoring 
of storm water pH if soil cement treatment is used.  In our experience, typically soil 
cement-treated areas have a relatively short initial period of high storm water pH that rapidly 
decreases over time.  In the short term, it may be necessary to detain runoff from soil cement 
areas and add dry ice or carbon dioxide diffusers to reduce pH to an acceptable level before 
discharge off-site.  Typically, pH monitoring requirements will be imposed by either 
construction or storm water permitting.  Associated Earth Sciences, Inc. (AESI) can provide pH 
monitoring services concurrent with our other construction observation activities on-site if 
requested to do so.   
 
9.2  Site Drainage and Surface Water Control 
 
The site should be graded to prevent water from ponding in construction areas and/or flowing 
into excavations.  Exposed grades should be crowned, sloped, and smooth drum-rolled at the 
end of each day to facilitate drainage.  Accumulated water must be removed from subgrades 
and work areas immediately prior to performing further work in the area.  Equipment access 
may be limited, and the amount of soil rendered unfit for use as structural fill may be greatly 
increased, if drainage efforts are not accomplished in a timely sequence.  If an effective 
drainage system is not utilized, project delays and increased costs could be incurred due to the 
greater quantities of wet and unsuitable fill, or poor access and unstable conditions. 
 
Some of our exploration borings encountered seepage zones at the time of exploration.  We 
anticipate that perched ground water could be encountered in excavations completed during 
construction.  We do not anticipate the need for extensive dewatering in advance of 
excavations.  The contractor should be prepared to intercept any ground water seepage 
entering the excavations and route it to a suitable discharge location. 
 
Final exterior grades should promote free and positive drainage away from planned buildings at 
all times.  Water must not be allowed to pond or to collect adjacent to foundations or within 
the immediate building area.  We recommend that a gradient of at least 3 percent for a 
minimum distance of 10 feet from the building perimeters be provided, except in paved 
locations.  In paved locations, a minimum gradient of 1 percent should be provided, unless 
provisions are included for collection and disposal of surface water adjacent to the structures. 
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9.3  Subgrade Protection 
 
To the extent that it is possible, existing pavement should be used for construction staging 
areas.  If building construction will proceed during the winter, we recommend the use of a 
working surface of cement-treated soil, sand and gravel, crushed rock, or quarry spalls to 
protect exposed soils, particularly in areas supporting concentrated equipment traffic.  In 
winter construction staging areas and areas that will be subjected to repeated heavy loads, 
such as those that occur during construction of masonry walls, a minimum thickness of 
12 inches of quarry spalls or 18 inches of pit run sand and gravel is recommended.  If subgrade 
conditions are soft and silty, a geotextile separation fabric, such as Mirafi 500X or approved 
equivalent, should be used between the subgrade and the new fill.  For building pads where 
floor slabs and foundation construction will be completed in the winter, a similar working 
surface should be used, composed of at least 6 inches of pit run sand and gravel or crushed 
rock.  Construction of working surfaces from advancing fill pads could be used to avoid directly 
exposing the subgrade soils to vehicular traffic.  Subgrade protection could also be 
accomplished using Portland cement treatment as outlined earlier in this report. 
 
Foundation subgrades may require protection from foot and equipment traffic and ponding of 
runoff during wet weather conditions.  Typically, compacted crushed rock or a lean-mix 
concrete mat placed over a properly prepared subgrade provides adequate subgrade 
protection.  Foundation concrete should be placed and excavations backfilled as soon as 
possible to protect the bearing surface. 
 

9.4  Proof-Rolling and Subgrade Compaction 
 

Following the recommended demolition, site stripping, existing fill removal, and planned 
excavation, the stripped subgrade within building and paving areas should be proof-rolled with 
heavy, rubber-tired construction equipment, such as a fully loaded tandem-axle dump truck.  
Proof-rolling should be performed prior to structural fill placement or foundation excavation.  
The proof-roll should be monitored by the geotechnical engineer so that any soft or yielding 
subgrade soils can be identified.  Any soft/loose, yielding soils should be removed to a stable 
subgrade.  The subgrade should then be scarified, adjusted in moisture content, and 
recompacted to the required density.  Proof-rolling should only be attempted if soil moisture 
contents are at or near optimum moisture content.  Proof-rolling of wet subgrades could result 
in further degradation.  Low areas and excavations may then be raised to the planned finished 
grade with compacted structural fill.  As discussed in the “Site Preparation” section of this 
report, if grade is to be raised below foundations designed with allowable foundation soil 
bearing pressures greater than 3,500 psf, CDF should be used for backfill below the foundation 
elements. 
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9.5  Overexcavation/Stabilization 
 
Construction during extended wet weather periods could create the need to overexcavate 
exposed soils if they become disturbed and cannot be recompacted due to elevated moisture 
content and/or weather conditions.  Even during dry weather periods, soft/wet soils, which 
may need to be overexcavated, may be encountered in some portions of the site.  If 
overexcavation is necessary, it should be confirmed through continuous observation and 
testing by AESI.  Soils that have become unstable may require remedial measures in the form of 
one or more of the following: 
 

1. Drying and recompaction.  Selective drying may be accomplished by scarifying or 
windrowing surficial material during extended periods of dry and warm weather. 

 
2. Removal of affected soils to expose a suitable bearing subgrade and replacement with 

compacted structural fill. 
 

3. Mechanical stabilization with a coarse crushed aggregate compacted into the subgrade, 
possibly in conjunction with a geotextile.  

 
4. Soil/cement admixture stabilization. 

 
9.6  Wet Weather Conditions 
 
If construction proceeds during an extended wet weather construction period and the 
moisture-sensitive site soils become wet, they will become unstable.  Therefore, the bids for site 
grading operations should be based upon the time of year that construction will proceed.  It is 
expected that in wet conditions, additional soils may need to be removed and/or other 
stabilization methods used, such as a coarse crushed rock working mat, to develop a stable 
condition if silty subgrade soils are disturbed in the presence of excess moisture.  The severity of 
construction disturbance will be dependent, in part, on the precautions that are taken by the 
contractor to protect the moisture- and disturbance-sensitive site soils.  If overexcavation is 
necessary, it should be confirmed through continuous observation and testing by a 
representative of our firm. 
 
9.7  Temporary and Permanent Cut Slopes 
 
In our opinion, stable construction slopes should be the responsibility of the contractor and 
should be determined during construction.  For estimating purposes, however, we anticipate 
that temporary, unsupported cut slopes in the existing fill can be made at a maximum slope of 
1.5H:1V (Horizontal:Vertical) or flatter.  Temporary slopes in unsaturated lacustrine sediments 
may be planned at 1H:1V.  As is typical with earthwork operations, some sloughing and raveling 
may occur, and cut slopes may have to be adjusted in the field.  If ground water seepage is 
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encountered in cut slopes, or if surface water is not routed away from temporary cut slope 
faces, flatter slopes will be required.  In addition, WISHA/OSHA regulations should be followed 
at all times.  Permanent cut and structural fill slopes that are not intended to be exposed to 
surface water should be designed at inclinations of 2H:1V or flatter.  All permanent cut or fill 
slopes should be compacted to at least 95 percent of the modified Proctor maximum dry 
density, as determined by ASTM:D 1557, and the slopes should be protected from erosion by 
sheet plastic until vegetation cover can be established during favorable weather. 
 
9.8  Frozen Subgrades 
 
If earthwork takes place during freezing conditions, all exposed subgrades should be allowed to 
thaw and then be recompacted prior to placing subsequent lifts of structural fill or foundation 
components.  Alternatively, the frozen material could be stripped from the subgrade to reveal 
unfrozen soil prior to placing subsequent lifts of fill or foundation components.  The frozen soil 
should not be reused as structural fill until allowed to thaw and adjusted to the proper 
moisture content, which may not be possible during winter months. 
 
 
10.0  STRUCTURAL FILL 
 
All references to structural fill in this report refer to subgrade preparation, fill type and 
placement, and compaction of materials, as discussed in this section.  If a percentage of 
compaction is specified under another section of this report, the value given in that section 
should be used. 
 
After stripping, planned excavation, and any required overexcavation have been performed to 
the satisfaction of the geotechnical engineer, the upper 12 inches of exposed ground in areas to 
receive fill should be recompacted to a firm and unyielding condition.  If the subgrade contains 
silty soils and too much moisture, adequate recompaction may be difficult or impossible to 
obtain and should probably not be attempted.  In lieu of recompaction, the area to receive fill 
should be blanketed with washed rock or quarry spalls to act as a capillary break between the 
new fill and the wet subgrade.  Where the exposed ground remains soft and further 
overexcavation is impractical, placement of an engineering stabilization fabric may be 
necessary to prevent contamination of the free-draining layer by silt migration from below. 
 
After recompaction of the exposed ground is tested and approved, or a free-draining rock 
course is laid, structural fill may be placed to attain desired grades.  Structural fill is defined as 
non-organic soil, acceptable to the geotechnical engineer, placed in maximum 8-inch loose lifts, 
with each lift being compacted to 95 percent of the modified Proctor maximum density using 
ASTM:D 1557 as the standard.  Use of soils from the site in structural fill applications is 
expected to be difficult and require substantial effort due to the fine-grained nature of the site 
soils and high moisture contents that are anticipated at the time of construction.  If explicitly 
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allowed by project specifications, excavated on-site soils may be reused in structural fill 
applications if they are free of organic material, demolition waste, and any other deleterious 
material, and are adjusted to a moisture content that allows compaction to a firm and 
unyielding condition at the level specified for the application.  Cement treatment could be used 
in lieu of drying wet soils, if allowed by project documents.  In the case of roadway and utility 
trench filling, structural fill should be placed and compacted in accordance with current City of 
Anacortes codes and standards.  The top of the compacted fill should extend horizontally 
outward a minimum distance of 3 feet beyond the locations of the roadway edges before 
sloping down at an angle of 2H:1V. 
 
The contractor should note that any proposed fill soils must be evaluated by AESI prior to their 
use in fills.  This would require that we have a sample of the material 72 hours in advance to 
perform a Proctor test and determine its field compaction standard.  Soils in which the amount 
of fine-grained material (smaller than the No. 200 sieve) is greater than approximately 
5 percent (measured on the minus No. 4 sieve size) should be considered moisture-sensitive.  
Use of moisture-sensitive soil in structural fills should be limited to favorable dry weather 
conditions, and is only permitted if specifically allowed by project plans and specifications.  The 
native and existing fill soils present on-site are very silty and highly moisture-sensitive.  Existing 
fill also contained trace organic materials and demolition waste in some areas, and soils with 
significant organic content and demolition waste are not suitable for reuse in structural fill 
applications.  If fill is placed during wet weather or if proper compaction cannot be obtained, a 
select import material consisting of a clean, free-draining gravel and/or sand should be used.  
Free-draining fill consists of non-organic soil with the amount of fine-grained material limited to 
5 percent by weight when measured on the minus No. 4 sieve fraction with at least 25 percent 
retained on the No. 4 sieve. 
 
A representative from our firm should observe the stripped subgrade and be present during 
placement of structural fill to monitor the work and perform a representative number of 
in-place density tests.  In this way, the adequacy of the earthwork may be evaluated as filling 
progresses, and any problem areas may be corrected at that time.  It is important to 
understand that taking random compaction tests on a part-time basis will not assure uniformity 
or acceptable performance of a fill.  As such, we are available to aid the District in developing a 
suitable monitoring and testing program. 
 
 
11.0  FOUNDATIONS 
 
Spread footings may be used for building support when founded directly on undisturbed 
lacustrine sediments or on structural fill placed above suitable native deposits, as previously 
discussed.  If foundations will be underlain by a combination of very dense native sediments 
and new structural fill, we recommend that an allowable bearing pressure of 3,500 psf be used 
for design purposes, including both dead and live loads.  If foundations are underlain by very 
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dense native sediments alone, or very dense native sediments and CDF as described in the “Site 
Preparation” section of this report, an allowable foundation soil bearing pressure of 5,000 psf 
should be used for design.  An increase of one-third may be used for short-term wind or seismic 
loading.   
 
Perimeter footings should be buried at least 18 inches into the surrounding soil for frost 
protection.  However, all footings must penetrate to the prescribed bearing stratum, and no 
footing should be founded in or above organic or loose soils.  All footings should have a 
minimum width of 18 inches. 
 
It should be noted that the area bound by lines extending downward at 1H:1V from any footing 
must not intersect another footing or intersect a filled area that has not been compacted to 
at least 95 percent of ASTM:D 1557.  In addition, a 1.5H:1V line extending down from any 
footing must not daylight because sloughing or raveling may eventually undermine the footing.  
Thus, footings should not be placed near the edge of steps or cuts in the bearing soils. 
 
Anticipated settlement of footings founded as described above should be on the order of 
¾ inch or less.  However, disturbed soil not removed from footing excavations prior to footing 
placement could result in increased settlements.  All footing areas should be observed by AESI 
prior to placing concrete to verify that the design bearing capacity of the soils has been attained 
and that construction conforms to the recommendations contained in this report.  Such 
observations may be required by the governing municipality.  Perimeter footing drains should 
be provided, as discussed under the “Drainage Considerations” section of this report. 
 
11.1  Drainage Considerations 
 
Foundations should be provided with foundation drains.  Drains should consist of rigid, 
perforated, polyvinyl chloride (PVC) pipe surrounded by washed pea gravel.  The drains should 
be constructed with sufficient gradient to allow gravity discharge away from the proposed 
buildings.  Roof and surface runoff should not discharge into the footing drain system, but 
should be handled by a separate, rigid, tightline drain.  In planning, exterior grades adjacent to 
walls should be sloped downward away from the proposed structures to achieve surface 
drainage. 
 
 
12.0  FLOOR SUPPORT 
 
Floor slabs can be supported on suitable native sediments, on structural fill placed above 
suitable native sediments, or above at least 2 feet of new structural fill as outlined in the “Site 
Preparation” section of this report.  Floor slabs should be cast atop a minimum of 4 inches of 
clean, washed, crushed rock or pea gravel to act as a capillary break.  Areas of subgrade that are 
disturbed (loosened) during construction should be compacted to a non-yielding condition prior 
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to placement of capillary break material.  Floor slabs should also be protected from dampness 
by an impervious moisture barrier at least 10 mils thick.  The moisture barrier should be placed 
between the capillary break material and the concrete slab.   
 
 
13.0  FOUNDATION WALLS 
 
All backfill behind foundation walls or around foundation units should be placed as per our 
recommendations for structural fill and as described in this section of the report.  Horizontally 
backfilled walls, which are free to yield laterally at least 0.1 percent of their height, may be 
designed to resist active lateral earth pressure represented by an equivalent fluid equal to 
35 pcf.  Fully restrained, horizontally backfilled, rigid walls that cannot yield should be designed 
for an at-rest equivalent fluid of 50 pcf.  Walls with sloping backfill up to a maximum gradient of 
2H:1V should be designed using an equivalent fluid of 55 pcf for yielding conditions or 75 pcf for 
fully restrained conditions.  If parking areas are adjacent to walls, a surcharge equivalent to 
2 feet of soil should be added to the wall height in determining lateral design forces. 
 
As required by the 2012 IBC, retaining wall design should include a seismic surcharge pressure 
in addition to the equivalent fluid pressures presented above.  Considering the site soils and the 
recommended wall backfill materials, we recommend a seismic surcharge pressure of 5H and 
10H psf, where H is the wall height in feet, for the “active” and “at-rest” loading conditions, 
respectively.  The seismic surcharge should be modeled as a rectangular distribution with the 
resultant applied at the midpoint of the walls. 
 
The lateral pressures presented above are based on the conditions of a uniform backfill 
consisting of excavated on-site soils, or imported structural fill compacted to 90 percent of 
ASTM:D 1557.  A higher degree of compaction is not recommended, as this will increase the 
pressure acting on the walls.  A lower compaction may result in settlement of the slab-on-grade 
or other structures supported above the walls.  Thus, the compaction level is critical and must 
be tested by our firm during placement.  Surcharges from adjacent footings or heavy 
construction equipment must be added to the above values.  Perimeter footing drains should 
be provided for all retaining walls, as discussed under the “Drainage Considerations” section of 
this report. 
 
It is imperative that proper drainage be provided so that hydrostatic pressures do not develop 
against the walls.  We recommend installation of a minimum, 1-foot-wide blanket drain to 
within 1 foot of finish grade for the full wall height using imported, washed gravel against 
the walls. 
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13.1  Passive Resistance and Friction Factors 
 
Lateral loads can be resisted by friction between the foundation and the natural soils or 
supporting structural fill soils, and by passive earth pressure acting on the buried portions of 
the foundations.  The foundations must be backfilled with structural fill and compacted to 
at least 95 percent of the maximum dry density to achieve the passive resistance provided 
below.  We recommend the following allowable design parameters: 
 

Passive equivalent fluid = 250 pcf 

Coefficient of friction = 0.30 
 
 
14.0  PAVEMENT RECOMMENDATIONS 
 
Existing asphalt paving in driveways and parking areas was in typically fair condition, with 
normal wear and tear and patches from previous buried utility work.  If desired, existing paving 
could likely be overlaid and remain in service, or could be used to provide construction access 
and laydown areas during completion of the project.   
 
New pavement areas should be prepared in accordance with the “Site Preparation” section of 
this report.  If the stripped native soil or existing fill pavement subgrade can be compacted to a 
firm and unyielding condition, no additional overexcavation is required.  Soft or yielding areas 
should be overexcavated to provide a suitable subgrade and backfilled with structural fill. 
 
The pavement sections included in this report section are for driveway and parking areas 
on-site, and are not applicable to right-of-way improvements.  At this time, we are not aware of 
any planned right-of-way improvements; however, if any new paving of public streets is 
required, we should be allowed to offer situation-specific recommendations. 
 
Pavement subgrades underlain by existing fill should be prepared in accordance with the “Site 
Preparation” section of this report.  The exposed ground should be recompacted to a firm and 
unyielding condition.  If required, structural fill may then be placed to achieve desired subbase 
grades.  Upon completion of the recompaction and structural fill, a pavement section consisting 
of 2½ inches of asphaltic concrete pavement (ACP) underlain by 4 inches of 1¼-inch crushed 
surfacing base course is the recommended minimum in areas of planned passenger car driving 
and parking.  In heavy traffic areas, a minimum pavement section consisting of 3 inches of ACP 
underlain by 2 inches of 5/8-inch crushed surfacing top course and 4 inches of 1¼-inch crushed 
surfacing base course is recommended.  The crushed rock courses must be compacted to 
95 percent of the maximum density, as determined by ASTM:D 1557.  All paving materials 
should meet gradation criteria contained in the current Washington State Department of 
Transportation (WSDOT) Standard Specifications. 
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Depending on construction staging and desired performance, the crushed base course material 
may be substituted with ATB beneath the final asphalt surfacing.  The substitution of ATB 
should be as follows:  4 inches of crushed rock can be substituted with 3 inches of ATB, and 
6 inches of crushed rock may be substituted with 4 inches of ATB.  ATB should be placed over a 
native subgrade compacted to a firm and unyielding condition or structural fill subgrade 
compacted to a minimum of 95 percent relative density, and a 1½- to 2-inch thickness of 
crushed rock to act as a working surface.  If ATB is used for construction access and staging 
areas, some rutting and disturbance of the ATB surface should be expected.  The general 
contractor should remove affected areas and replace them with properly compacted ATB prior 
to final surfacing. 
 
 
15.0  ATHLETIC FIELD DESIGN AND CONSTRUCTION 
 
We understand that the existing natural turf athletic field on the west side of the site will be 
renovated with a synthetic turf surface and perimeter lights.  Bleachers and accessory buildings 
are also being considered.  For planning purposes, new buildings associated with the new 
athletic field may follow recommendations presented earlier in this report for new school 
buildings.  Any construction of new buildings adjacent to the existing athletic field will likely 
include modification of existing slopes and retaining walls.  It is important to include stability 
analyses of the existing slopes and planning for slope-related issues including possible setbacks, 
retaining walls, and temporary slopes required for construction.  We recommend that we be 
allowed to participate in development of site plans for constructing new buildings adjacent to 
the existing west athletic field. 
 
The recommendations below are intended for use in replacement of the existing natural turf 
with synthetic turf.  It should be noted that the existing field was constructed by placing a 
substantial thickness of new fill.  The existing fill was observed in all of our exploration borings 
in and adjacent to the west athletic field.  The existing fill was observed to be reasonably well 
compacted in most locations.  The existing fill was observed to contain small amounts of 
asphalt rubble and organic material, but was not observed to contain high concentrations of 
deleterious materials.  The existing natural turf field, and the perimeter rubberized track appear 
to have performed well since they were constructed, with no visually evident settlement as 
would be expected if they are underlain by poorly compacted fill.  The recommendations 
presented below assume that existing fill will be left in place below the synthetic turf.  Due to 
the depth of existing fill, it would likely not be economically feasible to remove it and replace it 
with new structural fill.  Construction of new facilities above existing fill carries some risks.  The 
conditions within existing fill are unknown.  If areas of buried stripping waste, organic material, 
nested boulders, or other adverse conditions exist within the fill, future settlement could result.  
The likelihood of such settlement and the possible magnitude are not predictable.  The risk of 
possible future settlement must be accepted before committing to building new facilities 
underlain by existing fill.  The risks are offset by substantial cost savings as compared to 
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removing and replacing the existing fill.  We are available to discuss the existing fill and possible 
alternate approaches to managing risk and cost of possible different approaches to addressing 
existing fill below the athletic fields. 
 
AESI has participated in construction of numerous synthetic turf athletic fields in western 
Washington.  In our opinion, synthetic turf projects are very specialized, and should be 
designed by a specialty field designer with demonstrated experience designing and 
construction managing synthetic turf athletic fields in western Washington.  The 
recommendations presented below include geotechnical recommendations directed to the 
field designer.  We are available on request to assist the field designer as plans are formulated. 
 
15.1  Athletic Field Site Preparation 
 
We anticipate that much or all of the existing topographic crown will be removed from the 
existing football field.  We visually estimated that ground surface elevations will be lowered up 
to approximately 2 feet prior to constructing the new field and associated underdrains.  Site 
preparation for the renovated field and track should include removal of existing structures, sod, 
and topsoil, and regrading to establish design subgrade elevation in preparation for the 
installation of the new field.   
 
We recommend that the surface of the subgrade soils exposed during grading be compacted 
with a smooth-drum, vibratory roller to at least 90 percent of the modified Proctor maximum 
dry density, as determined by the ASTM:D 1557 test procedure, and to a firm and unyielding 
surface.  When initial demolition, stripping, and excavation are completed, we anticipate that 
exposed soils will consist of existing fill.  If areas of existing fill with excessive organic material 
or demolition waste are exposed after rough grading, it may be appropriate to overexcavate 
these materials and replace them with suitable fill.  We recommend that project bid documents 
include some overexcavation and replacement of subgrade soils in the base bid, and equitable 
unit costs for volumes more or less than the base bid.  A base bid volume of overexcavation and 
replacement of 200 cubic yards might be appropriate based on subsurface exploration data.  
We recommend that volumes of overexcavation and replacement be defined in terms of bank 
cubic yards, with unit costs volumes based on before and after survey data.  The District should 
be aware that the 200-cubic-yard figure is an estimate, and is used to establish an equitable 
base bid and unit cost structure that is flexible and able to address field conditions that will not 
be fully known until the time of construction.  We recommend that the District carry a budget 
contingency for additional overexcavation and replacement beyond what is included in the 
base bid. 
 
Following demolition, stripping, any organic material removal and replacement, and 
recompaction, all athletic field and track subgrades should be proof-rolled using a loaded dump 
truck or other suitable equipment under the observation of the geotechnical engineer.  If soft 
or yielding areas are observed during proof-rolling, additional preparation might be required.  
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Depending upon field conditions at the time of construction, additional preparation could 
include overexcavation and replacement of yielding soils with structural fill, use of a geotextile 
fabric, soil cement admixture stabilization, or some combinations of these methods.  The 
amount of overexcavation will depend on the time of year construction occurs, the amount of 
precipitation during this time, and the amount of care the contractor takes in protecting the 
exposed subgrade. 
 
The on-site soils contain a significant amount of fine-grained material, which makes them 
moderately moisture-sensitive and subject to disturbance when wet.  The contractor must use 
care during site preparation and excavation operations so that the underlying soils are not 
softened.  If disturbance occurs, the softened soils should be removed and the area brought to 
grade with structural fill.  It should be noted that the moisture content of the site soils was 
visually estimated to typically be above the optimum moisture content for compaction 
purposes at the time of our study.  It will likely be necessary to aerate site soils during favorable 
dry weather to reach suitable moisture contents prior to compaction. 
 
15.2  Athletic Field  Cut and Fill Slopes 
 
In our opinion, stable construction slopes should be the responsibility of the contractor and 
should be determined during construction.  For estimating purposes, however, we anticipate 
that temporary, unsupported cut slopes in the existing fill can be made at a maximum slope of 
1.5H:1V or flatter.  Temporary slopes in unsaturated lacustrine sediments may be planned at 
1H:1V.  As is typical with earthwork operations, some sloughing and raveling may occur, and cut 
slopes may have to be adjusted in the field.  If ground water seepage is encountered in cut 
slopes, or if surface water is not routed away from temporary cut slope faces, flatter slopes will 
be required.  In addition, WISHA/OSHA regulations should be followed at all times.  Permanent 
cut and structural fill slopes that are not intended to be exposed to surface water should be 
designed at inclinations of 2H:1V or flatter.  All permanent cut or fill slopes should be 
compacted to at least 95 percent of the modified Proctor maximum dry density, as determined 
by ASTM:D 1557, and the slopes should be protected from erosion by sheet plastic until 
vegetation cover can be established during favorable weather. 
 
15.3  Athletic Field Structural Fill 
 
Fill Placement 
 
After athletic field stripping, excavation, and any required overexcavation have been performed 
to the satisfaction of the geotechnical engineer/engineering geologist, the upper 12 inches of 
exposed ground should be recompacted to 90 percent of the modified Proctor maximum 
density using ASTM:D 1557 as the standard.  If the subgrade contains too much moisture, 
adequate recompaction may be difficult or impossible to obtain and should probably not be 
attempted.  In lieu of recompaction, the area to receive fill should be blanketed with washed 
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rock or quarry spalls to act as a capillary break between the new fill and the wet subgrade.  
Where the exposed ground remains soft and further overexcavation is impractical, placement 
of an engineering stabilization fabric may be necessary to prevent contamination of the 
free-draining layer by silt migration from below. 
 
After recompaction of the exposed ground is tested and approved, or a free-draining rock 
course is laid, structural fill may be placed to attain desired grades.  Structural fill is defined as 
non-organic soil, acceptable to the geotechnical engineer, placed in maximum 8-inch loose lifts, 
with each lift being compacted to 90 percent of the modified Proctor maximum density using 
ASTM:D 1557 as the standard.  In the case of utility trench filling, the backfill may also need to 
be placed and compacted in accordance with current local codes and standards.  The top of the 
compacted fill should extend horizontally outward a minimum distance of 3 feet beyond the 
locations of athletic field and pavement edges before sloping down at a maximum angle of 
2H:1V. 
 
The contractor should note that any proposed fill soils must be evaluated by AESI prior to their 
use in fills.  This would require that we have a sample of the material 72 hours in advance of 
filling activities to perform a Proctor test and determine its field compaction standard.  Soils in 
which the amount of fine-grained material (smaller than the No. 200 sieve) is greater than 
approximately 5 percent (measured on the minus No. 4 sieve size) should be considered 
moisture-sensitive.  Use of moisture-sensitive soil in structural fills should be limited to 
favorable dry weather conditions.  The on-site existing fill and native sediments contain 
significant amounts of silt and are considered highly moisture-sensitive.  We anticipate that 
most of the existing soils will be wetter than optimum moisture content for compaction 
purposes and will require drying during favorable dry site and weather conditions prior to reuse 
in structural fill applications.  The reuse of on-site soils in structural fill applications is 
contingent on moisture-conditioning to a moisture content that allows compaction to a firm 
and unyielding condition at the specified level, and is only permitted if specifically allowed by 
project plans and specifications.   
 
Construction equipment traversing the site when the soils are wet can cause considerable 
disturbance.  If fill is placed during wet weather or if proper compaction cannot be obtained, a 
select import material consisting of a clean, free-draining gravel and/or sand should be used.  
Free-draining fill consists of non-organic soil with the amount of fine-grained material limited to 
5 percent by weight when measured on the minus No. 4 sieve fraction with at least 25 percent 
retained on the No. 4 sieve. 
 
15.4  Subsurface Drains (Underdrains) 
 
We recommend that a subsurface drainage system be provided below the new field.  The new 
underdrain system should consist of perforated pipes placed approximately 15 to 20 feet apart.  
The pipes should have an invert of at least 12 inches below final grade and be enveloped in 
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washed pea gravel which freely communicates with the field surfacing.  We defer to the field 
designer for specific underdrain requirements and are available to provide geotechnical 
recommendations related to underdrain design on request. 
 
Subsurface Drain Trenching 
 
Construction of the subsurface drains will require trenching into the underlying existing fill.  As 
part of this study, borings were advanced to provide preliminary information on subsurface 
density and ease of trenching.  The existing fill soils within the proposed development area are 
typically loose to dense.  Fill was observed to contain asphalt rubble in some areas, and could 
also contain gravel and larger rock.  Therefore, the contractor should be prepared to excavate 
dense soils and to encounter gravel, cobbles, and occasional boulders during trenching. 
 
15.5  Subfield Drainage Aggregate 
 
We anticipate that two layers of drainage aggregate will be placed and compacted over the 
prepared field subgrade and below the turf.  The drainage aggregate is a very specialized 
manufactured product that provides a compactable, stable working surface while maintaining a 
high minimum infiltration rate.  Ideally the aggregate should be sourced from a supplier who 
has demonstrated experience providing synthetic field drainage aggregate on previous projects.  
The drainage aggregate should be tested for gradation and approved by the field designer prior 
to delivery on-site.  Daily sampling and gradation testing during placement is recommended.  
The material should be kept moist during transport, placement, and compaction to reduce the 
potential for fines segregation.  Once placed and compacted, the material should be field tested 
for density and permeability.  If field permeability test results are below the minimum project 
requirements, the material may need to be loosened and recompacted or removed and 
replaced with materials that meet the minimum permeability requirements. 
 
15.6  Athletic Field Light Pole Foundations 
 
We anticipate that light pole foundations for this project will consist of concrete piers cast neat 
against the sidewalls of drilled holes without the use of forms. 
 
Compressive Capacities 
 
For this project, we anticipate that lateral capacities will be the most critical design factor for 
the light pole foundations, and will likely exert the most control over the depth of embedment.  
We recommend that the end-bearing portion of the axial compressive capacity be assumed to 
be 500 psf for light poles embedded at least 5 feet below the ground surface.  Vertical capacity 
can also be achieved through friction along the shafts of the poles, as described below. 
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Frictional Resistance 
 
For frictional resistance along the shaft of the drilled piers used for light pole foundations, 
acting both in compression and in uplift, an allowable skin friction value of 250 psf for the 
existing fill is recommended.  We recommend that frictional resistance be neglected in the 
uppermost 2 feet below the ground surface.  The allowable skin friction value includes a safety 
factor of at least 2.0. 
 
Lateral Capacities 
 
 Passive Pressure Method 
 
Lateral loads on the proposed light pole foundations, caused by seismic or transient loading 
conditions, may be resisted by passive soil pressure against the side of the foundation.  An 
allowable passive earth pressure of 200 pcf, expressed as an equivalent fluid unit weight, may 
be used for that portion of the foundation embedded within existing fill.  The above values only 
apply to foundation elements cast “neat” against undisturbed soil.  For new structural fill placed 
around the pier shaft, a passive earth pressure value of 250 pcf is recommended.  All fill must 
be placed as structural fill and compacted to at least 95 percent of ASTM:D 1557.  Passive 
values presented may be represented by a triangular pressure distribution acting over 2 pier 
diameters beginning at the surface and held at a constant depth greater than 8 feet.  The 
triangular pressure distribution is truncated above 2 feet. 
 
 Light Pole Foundation Construction Considerations 
 
In our opinion, the light pole foundation excavations may need to be cased during drilling to 
facilitate construction and limit caving.  The contractor should include temporary casing for the 
light pole foundation holes in their base bid, in our opinion.  Exploration borings suggest that 
light pole borings may encounter asphalt rubble.  The contractor should have the ability to 
excavate and remove obstacles encountered during light pole foundation drilling, or light pole 
locations should be shifted to avoid obstacles that are encountered. 
 
 
16.0  PROJECT DESIGN AND CONSTRUCTION MONITORING  
 
Our report is based on conceptual plans that were current as it was written.  We recommend 
that AESI perform a geotechnical review of the plans prior to final design completion.  In this 
way, we can confirm that our earthwork and foundation recommendations have been properly 
interpreted and implemented in the design. 
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ENVIRONMENTAL CHEMISTS

James E. Bruya, Ph.D. 3012 16th Avenue West
Yelena Aravkina, M.S. Seattle, WA 98119-2029
Michael Erdahl, B.S. (206) 285-8282
Arina Podnozova, B.S. fbi@isomedia.com
Eric Young, B.S. www.friedmanandbruya.com

June 9, 2015

Bruce Guenzler, Project Manager
Associated Earth Sciences, Inc.
911 5th Avenue, Suite 100
Kirkland, WA  98033

Dear Mr. Guenzler:

Included are the results from the testing of material submitted on June 2, 2015 from the 
Anacortes High Sch KE150205A, F&BI 506023 project.  There are 13 pages included in 
this report.  Any samples that may remain are currently scheduled for disposal in 30 
days.  If you would like us to return your samples or arrange for long term storage at our 
offices, please contact us as soon as possible.

We appreciate this opportunity to be of service to you and hope you will call if you have 
any questions.

Sincerely,

FRIEDMAN & BRUYA, INC.

Michael Erdahl
Project Manager

Enclosures
AE10609R.DOC
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CASE NARRATIVE
This case narrative encompasses samples received on June 2, 2015 by Friedman & 
Bruya, Inc. from the Associated Earth Sciences Anacortes High Sch KE150205A, F&BI 
506023 project.  Samples were logged in under the laboratory ID’s listed below.

Laboratory ID Associated Earth Sciences
506023 -01 EB-7 S-5

The NWTPH-Gx and 8260C samples were not received in a 5035 sampling kit.  The data 
were flagged accordingly.

All other quality control requirements were acceptable.
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Date of Report:  06/09/15
Date Received:  06/02/15
Project:  Anacortes High Sch KE150205A, F&BI 506023
Date Extracted:  06/02/15
Date Analyzed:  06/02/15

RESULTS FROM THE ANALYSIS OF SOIL SAMPLES
FOR TOTAL PETROLEUM HYDROCARBONS AS GASOLINE

USING METHOD NWTPH-Gx
Results Reported on a Dry Weight Basis

Results Reported as mg/kg (ppm)

Surrogate
Sample ID Gasoline Range (% Recovery)
Laboratory ID (Limit 50-150)

EB-7 S-5 pc <2 84
506023-01

Method Blank <2 99
05-1259 MB 
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Date of Report:  06/09/15
Date Received:  06/02/15
Project:  Anacortes High Sch KE150205A, F&BI 506023
Date Extracted:  06/02/15
Date Analyzed:  06/02/15

RESULTS FROM THE ANALYSIS OF SOIL SAMPLES
FOR TOTAL PETROLEUM HYDROCARBONS AS 

DIESEL AND MOTOR OIL
USING METHOD NWTPH-Dx

Results Reported on a Dry Weight Basis
Results Reported as mg/kg (ppm)

Surrogate
Sample ID Diesel Range Motor Oil Range (% Recovery)
Laboratory ID (C10-C25) (C25-C36) (Limit 53-144)

EB-7 S-5 <50 <250 100
506023-01

Method Blank <50 <250 104
05-1035 MB 
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Analysis For Volatile Compounds By EPA Method 8260C
Client Sample ID: EB-7 S-5 pc Client: Associated Earth Sciences
Date Received: 06/02/15 Project: Anacortes High Sch KE150205A, F&BI 506023
Date Extracted: 06/03/15 Lab ID: 506023-01
Date Analyzed: 06/04/15 Data File: 060339.D
Matrix: Soil Instrument: GCMS4
Units: mg/kg (ppm) Dry Weight Operator: JS

Lower Upper
Surrogates: % Recovery: Limit: Limit:
1,2-Dichloroethane-d4 102 62 142
Toluene-d8 99 55 145
4-Bromofluorobenzene 99 65 139

Concentration Concentration
Compounds: mg/kg (ppm) Compounds: mg/kg (ppm)

Dichlorodifluoromethane <0.5 1,3-Dichloropropane <0.05
Chloromethane <0.5 Tetrachloroethene <0.025
Vinyl chloride <0.05 Dibromochloromethane <0.05
Bromomethane <0.5 1,2-Dibromoethane (EDB) <0.05
Chloroethane <0.5 Chlorobenzene <0.05
Trichlorofluoromethane <0.5 Ethylbenzene <0.05
Acetone <0.5 1,1,1,2-Tetrachloroethane <0.05
1,1-Dichloroethene <0.05 m,p-Xylene <0.1
Hexane <0.25 o-Xylene <0.05
Methylene chloride <0.5 Styrene <0.05
Methyl t-butyl ether (MTBE) <0.05 Isopropylbenzene <0.05
trans-1,2-Dichloroethene <0.05 Bromoform <0.05
1,1-Dichloroethane <0.05 n-Propylbenzene <0.05
2,2-Dichloropropane <0.05 Bromobenzene <0.05
cis-1,2-Dichloroethene <0.05 1,3,5-Trimethylbenzene <0.05
Chloroform <0.05 1,1,2,2-Tetrachloroethane <0.05
2-Butanone (MEK) <0.5 1,2,3-Trichloropropane <0.05
1,2-Dichloroethane (EDC) <0.05 2-Chlorotoluene <0.05
1,1,1-Trichloroethane <0.05 4-Chlorotoluene <0.05
1,1-Dichloropropene <0.05 tert-Butylbenzene <0.05
Carbon tetrachloride <0.05 1,2,4-Trimethylbenzene <0.05
Benzene <0.03 sec-Butylbenzene <0.05
Trichloroethene <0.02 p-Isopropyltoluene <0.05
1,2-Dichloropropane <0.05 1,3-Dichlorobenzene <0.05
Bromodichloromethane <0.05 1,4-Dichlorobenzene <0.05
Dibromomethane <0.05 1,2-Dichlorobenzene <0.05
4-Methyl-2-pentanone <0.5 1,2-Dibromo-3-chloropropane <0.5
cis-1,3-Dichloropropene <0.05 1,2,4-Trichlorobenzene <0.25
Toluene <0.05 Hexachlorobutadiene <0.25
trans-1,3-Dichloropropene <0.05 Naphthalene <0.05
1,1,2-Trichloroethane <0.05 1,2,3-Trichlorobenzene <0.25
2-Hexanone <0.5
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Analysis For Volatile Compounds By EPA Method 8260C
Client Sample ID: Method Blank Client: Associated Earth Sciences
Date Received: Not Applicable Project: Anacortes High Sch KE150205A, F&BI 506023
Date Extracted: 06/03/15 Lab ID: 05-1250 mb
Date Analyzed: 06/03/15 Data File: 060327.D
Matrix: Soil Instrument: GCMS4
Units: mg/kg (ppm) Dry Weight Operator: JS

Lower Upper
Surrogates: % Recovery: Limit: Limit:
1,2-Dichloroethane-d4 99 62 142
Toluene-d8 98 55 145
4-Bromofluorobenzene 98 65 139

Concentration Concentration
Compounds: mg/kg (ppm) Compounds: mg/kg (ppm)

Dichlorodifluoromethane <0.5 1,3-Dichloropropane <0.05
Chloromethane <0.5 Tetrachloroethene <0.025
Vinyl chloride <0.05 Dibromochloromethane <0.05
Bromomethane <0.5 1,2-Dibromoethane (EDB) <0.05
Chloroethane <0.5 Chlorobenzene <0.05
Trichlorofluoromethane <0.5 Ethylbenzene <0.05
Acetone <0.5 1,1,1,2-Tetrachloroethane <0.05
1,1-Dichloroethene <0.05 m,p-Xylene <0.1
Hexane <0.25 o-Xylene <0.05
Methylene chloride <0.5 Styrene <0.05
Methyl t-butyl ether (MTBE) <0.05 Isopropylbenzene <0.05
trans-1,2-Dichloroethene <0.05 Bromoform <0.05
1,1-Dichloroethane <0.05 n-Propylbenzene <0.05
2,2-Dichloropropane <0.05 Bromobenzene <0.05
cis-1,2-Dichloroethene <0.05 1,3,5-Trimethylbenzene <0.05
Chloroform <0.05 1,1,2,2-Tetrachloroethane <0.05
2-Butanone (MEK) <0.5 1,2,3-Trichloropropane <0.05
1,2-Dichloroethane (EDC) <0.05 2-Chlorotoluene <0.05
1,1,1-Trichloroethane <0.05 4-Chlorotoluene <0.05
1,1-Dichloropropene <0.05 tert-Butylbenzene <0.05
Carbon tetrachloride <0.05 1,2,4-Trimethylbenzene <0.05
Benzene <0.03 sec-Butylbenzene <0.05
Trichloroethene <0.02 p-Isopropyltoluene <0.05
1,2-Dichloropropane <0.05 1,3-Dichlorobenzene <0.05
Bromodichloromethane <0.05 1,4-Dichlorobenzene <0.05
Dibromomethane <0.05 1,2-Dichlorobenzene <0.05
4-Methyl-2-pentanone <0.5 1,2-Dibromo-3-chloropropane <0.5
cis-1,3-Dichloropropene <0.05 1,2,4-Trichlorobenzene <0.25
Toluene <0.05 Hexachlorobutadiene <0.25
trans-1,3-Dichloropropene <0.05 Naphthalene <0.05
1,1,2-Trichloroethane <0.05 1,2,3-Trichlorobenzene <0.25
2-Hexanone <0.5
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Analysis For Semivolatile Compounds By EPA Method 8270D SIM
Client Sample ID: EB-7 S-5 Client: Associated Earth Sciences
Date Received: 06/02/15 Project: Anacortes High Sch KE150205A, F&BI 506023
Date Extracted: 06/02/15 Lab ID: 506023-01 1/5
Date Analyzed: 06/02/15 Data File: 060209.D
Matrix: Soil Instrument: GCMS6
Units: mg/kg (ppm) Dry Weight Operator: VM

Lower Upper
Surrogates: % Recovery: Limit: Limit:
Anthracene-d10 99 31 163
Benzo(a)anthracene-d12 99 24 168

Concentration
Compounds: mg/kg (ppm)

Naphthalene <0.01
Acenaphthylene <0.01
Acenaphthene <0.01
Fluorene <0.01
Phenanthrene <0.01
Anthracene <0.01
Fluoranthene <0.01
Pyrene <0.01
Benz(a)anthracene <0.01
Chrysene <0.01
Benzo(a)pyrene <0.01
Benzo(b)fluoranthene <0.01
Benzo(k)fluoranthene <0.01
Indeno(1,2,3-cd)pyrene <0.01
Dibenz(a,h)anthracene <0.01
Benzo(g,h,i)perylene <0.01
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Analysis For Semivolatile Compounds By EPA Method 8270D SIM
Client Sample ID: Method Blank Client: Associated Earth Sciences
Date Received: Not Applicable Project: Anacortes High Sch KE150205A, F&BI 506023
Date Extracted: 06/02/15 Lab ID: 05-1036 mb 1/5
Date Analyzed: 06/02/15 Data File: 060205.D
Matrix: Soil Instrument: GCMS6
Units: mg/kg (ppm) Dry Weight Operator: VM

Lower Upper
Surrogates: % Recovery: Limit: Limit:
Anthracene-d10 96 31 163
Benzo(a)anthracene-d12 101 24 168

Concentration
Compounds: mg/kg (ppm)

Naphthalene <0.01
Acenaphthylene <0.01
Acenaphthene <0.01
Fluorene <0.01
Phenanthrene <0.01
Anthracene <0.01
Fluoranthene <0.01
Pyrene <0.01
Benz(a)anthracene <0.01
Chrysene <0.01
Benzo(a)pyrene <0.01
Benzo(b)fluoranthene <0.01
Benzo(k)fluoranthene <0.01
Indeno(1,2,3-cd)pyrene <0.01
Dibenz(a,h)anthracene <0.01
Benzo(g,h,i)perylene <0.01
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Date of Report:  06/09/15
Date Received:  06/02/15
Project:  Anacortes High Sch KE150205A, F&BI 506023

QUALITY ASSURANCE RESULTS FOR THE ANALYSIS OF SOIL SAMPLES 
FOR TPH AS GASOLINE

USING METHOD NWTPH-Gx

Laboratory Code:  506023-01 (Duplicate)

Analyte Reporting Units

Sample
Result

(Wet Wt)

Duplicate
Result

(Wet Wt)
RPD

(Limit 20)
Gasoline mg/kg (ppm) <2 <2 nm

Laboratory Code:  Laboratory Control Sample

Analyte Reporting Units
Spike
Level

Percent
Recovery

LCS
Acceptance

Criteria
Gasoline mg/kg (ppm) 20 100 71-131
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Date of Report:  06/09/15
Date Received:  06/02/15
Project:  Anacortes High Sch KE150205A, F&BI 506023

QUALITY ASSURANCE RESULTS FROM THE ANALYSIS OF SOIL 
SAMPLES

FOR TOTAL PETROLEUM HYDROCARBONS AS 
DIESEL EXTENDED USING METHOD NWTPH-Dx

Laboratory Code:  506013-01 (Matrix Spike) 

Analyte
Reporting

Units
Spike
Level

Sample
Result

(Wet Wt)

Percent
Recovery

MS

Percent
Recovery

MSD
Acceptance

Criteria
RPD

(Limit 20)
Diesel Extended mg/kg (ppm) 5,000 <50 103 119 64-133 14

Laboratory Code:  Laboratory Control Sample

Analyte
Reporting

Units
Spike
Level

Percent
Recovery

LCS
Acceptance

Criteria
Diesel Extended mg/kg (ppm) 5,000 103 58-147
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Date of Report:  06/09/15
Date Received:  06/02/15
Project:  Anacortes High Sch KE150205A, F&BI 506023

QUALITY ASSURANCE RESULTS FOR THE ANALYSIS OF SOIL SAMPLES 
FOR VOLATILES BY EPA METHOD 8260C

Laboratory Code:  506023-01 (Matrix Spike)

Analyte
Reporting

Units
Spike
Level

Sample
Result

(Wet wt)

Percent
Recovery

MS

Percent
Recovery

MSD
Acceptance

Criteria
RPD

(Limit 20)
Dichlorodifluoromethane mg/kg (ppm) 2.5 <0.5 12 10 10-142 18
Chloromethane mg/kg (ppm) 2.5 <0.5 34 34 10-126 0
Vinyl chloride mg/kg (ppm) 2.5 <0.05 34 31 10-138 9
Bromomethane mg/kg (ppm) 2.5 <0.5 44 43 10-163 2
Chloroethane mg/kg (ppm) 2.5 <0.5 47 45 10-176 4
Trichlorofluoromethane mg/kg (ppm) 2.5 <0.5 37 36 10-176 3
Acetone mg/kg (ppm) 12.5 <0.5 68 66 10-163 3
1,1-Dichloroethene mg/kg (ppm) 2.5 <0.05 50 46 10-160 8
Hexane mg/kg (ppm) 2.5 <0.25 33 29 10-137 13
Methylene chloride mg/kg (ppm) 2.5 <0.5 65 63 10-156 3
Methyl t-butyl ether (MTBE) mg/kg (ppm) 2.5 <0.05 68 66 21-145 3
trans-1,2-Dichloroethene mg/kg (ppm) 2.5 <0.05 57 54 14-137 5
1,1-Dichloroethane mg/kg (ppm) 2.5 <0.05 64 61 19-140 5
2,2-Dichloropropane mg/kg (ppm) 2.5 <0.05 68 63 10-158 8
cis-1,2-Dichloroethene mg/kg (ppm) 2.5 <0.05 66 63 25-135 5
Chloroform mg/kg (ppm) 2.5 <0.05 69 65 21-145 6
2-Butanone (MEK) mg/kg (ppm) 12.5 <0.5 72 66 19-147 9
1,2-Dichloroethane (EDC) mg/kg (ppm) 2.5 <0.05 63 64 12-160 2
1,1,1-Trichloroethane mg/kg (ppm) 2.5 <0.05 65 62 10-156 5
1,1-Dichloropropene mg/kg (ppm) 2.5 <0.05 63 59 17-140 7
Carbon tetrachloride mg/kg (ppm) 2.5 <0.05 65 62 9-164 5
Benzene mg/kg (ppm) 2.5 <0.03 64 61 29-129 5
Trichloroethene mg/kg (ppm) 2.5 <0.02 65 63 21-139 3
1,2-Dichloropropane mg/kg (ppm) 2.5 <0.05 71 69 30-135 3
Bromodichloromethane mg/kg (ppm) 2.5 <0.05 75 72 23-155 4
Dibromomethane mg/kg (ppm) 2.5 <0.05 71 69 23-145 3
4-Methyl -2-pentanone mg/kg (ppm) 12.5 <0.5 75 71 24-155 5
cis-1,3-Dichloropropene mg/kg (ppm) 2.5 <0.05 74 72 28-144 3
Toluene mg/kg (ppm) 2.5 <0.05 66 64 35-130 3
trans-1,3-Dichloropropene mg/kg (ppm) 2.5 <0.05 74 72 26-149 3
1,1,2-Trichloroethane mg/kg (ppm) 2.5 <0.05 74 71 10-205 4
2-Hexanone mg/kg (ppm) 12.5 <0.5 77 72 15-166 7
1,3-Dichloropropane mg/kg (ppm) 2.5 <0.05 72 68 31-137 6
Tetrachloroethene mg/kg (ppm) 2.5 <0.025 65 63 20-133 3
Dibromochloromethane mg/kg (ppm) 2.5 <0.05 74 70 28-150 6
1,2-Dibromoethane (EDB) mg/kg (ppm) 2.5 <0.05 75 71 28-142 5
Chlorobenzene mg/kg (ppm) 2.5 <0.05 68 65 32-129 5
Ethylbenzene mg/kg (ppm) 2.5 <0.05 68 65 32-137 5
1,1,1,2-Tetrachloroethane mg/kg (ppm) 2.5 <0.05 77 72 31-143 7
m,p-Xylene mg/kg (ppm) 5 <0.1 69 65 34-136 6
o-Xylene mg/kg (ppm) 2.5 <0.05 70 67 33-134 4
Styrene mg/kg (ppm) 2.5 <0.05 72 68 35-137 6
Isopropylbenzene mg/kg (ppm) 2.5 <0.05 73 69 31-142 6
Bromoform mg/kg (ppm) 2.5 <0.05 70 66 21-156 6
n-Propylbenzene mg/kg (ppm) 2.5 <0.05 72 68 23-146 6
Bromobenzene mg/kg (ppm) 2.5 <0.05 72 69 34-130 4
1,3,5-Trimethylbenzene mg/kg (ppm) 2.5 <0.05 69 65 18-149 6
1,1,2,2-Tetrachloroethane mg/kg (ppm) 2.5 <0.05 77 73 28-140 5
1,2,3-Trichloropropane mg/kg (ppm) 2.5 <0.05 72 70 25-144 3
2-Chlorotoluene mg/kg (ppm) 2.5 <0.05 70 66 31-134 6
4-Chlorotoluene mg/kg (ppm) 2.5 <0.05 71 68 31-136 4
tert-Butylbenzene mg/kg (ppm) 2.5 <0.05 70 67 30-137 4
1,2,4-Trimethylbenzene mg/kg (ppm) 2.5 <0.05 70 67 10-182 4
sec-Butylbenzene mg/kg (ppm) 2.5 <0.05 73 70 23-145 4
p-Isopropyltoluene mg/kg (ppm) 2.5 <0.05 72 70 21-149 3
1,3-Dichlorobenzene mg/kg (ppm) 2.5 <0.05 72 68 30-131 6
1,4-Dichlorobenzene mg/kg (ppm) 2.5 <0.05 71 67 29-129 6
1,2-Dichlorobenzene mg/kg (ppm) 2.5 <0.05 70 66 31-132 6
1,2-Dibromo-3-chloropropane mg/kg (ppm) 2.5 <0.5 75 71 11-161 5
1,2,4-Trichlorobenzene mg/kg (ppm) 2.5 <0.25 69 67 22-142 3
Hexachlorobutadiene mg/kg (ppm) 2.5 <0.25 72 69 10-142 4
Naphthalene mg/kg (ppm) 2.5 <0.05 74 70 14-157 6
1,2,3-Trichlorobenzene mg/kg (ppm) 2.5 <0.25 72 69 20-144 4
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Date of Report:  06/09/15
Date Received:  06/02/15
Project:  Anacortes High Sch KE150205A, F&BI 506023

QUALITY ASSURANCE RESULTS FOR THE ANALYSIS OF SOIL SAMPLES 
FOR VOLATILES BY EPA METHOD 8260C

Laboratory Code:  Laboratory Control Sample

Analyte
Reporting

Units
Spike
Level

Percent
Recovery

LCS
Acceptance

Criteria
Dichlorodifluoromethane mg/kg (ppm) 2.5 61 10-146
Chloromethane mg/kg (ppm) 2.5 77 27-133
Vinyl chloride mg/kg (ppm) 2.5 77 22-139
Bromomethane mg/kg (ppm) 2.5 84 38-114
Chloroethane mg/kg (ppm) 2.5 81 10-163
Trichlorofluoromethane mg/kg (ppm) 2.5 80 10-196
Acetone mg/kg (ppm) 12.5 83 52-141
1,1-Dichloroethene mg/kg (ppm) 2.5 78 47-128
Hexane mg/kg (ppm) 2.5 74 43-142
Methylene chloride mg/kg (ppm) 2.5 78 42-132
Methyl t-butyl ether (MTBE) mg/kg (ppm) 2.5 82 60-123
trans-1,2-Dichloroethene mg/kg (ppm) 2.5 83 67-127
1,1-Dichloroethane mg/kg (ppm) 2.5 83 68-115
2,2-Dichloropropane mg/kg (ppm) 2.5 88 52-170
cis-1,2-Dichloroethene mg/kg (ppm) 2.5 83 72-113
Chloroform mg/kg (ppm) 2.5 85 66-120
2-Butanone (MEK) mg/kg (ppm) 12.5 87 57-123
1,2-Dichloroethane (EDC) mg/kg (ppm) 2.5 79 56-135
1,1,1-Trichloroethane mg/kg (ppm) 2.5 85 62-131
1,1-Dichloropropene mg/kg (ppm) 2.5 84 69-128
Carbon tetrachloride mg/kg (ppm) 2.5 83 60-139
Benzene mg/kg (ppm) 2.5 81 68-114
Trichloroethene mg/kg (ppm) 2.5 83 64-117
1,2-Dichloropropane mg/kg (ppm) 2.5 86 72-127
Bromodichloromethane mg/kg (ppm) 2.5 85 72-130
Dibromomethane mg/kg (ppm) 2.5 85 70-120
4-Methyl -2-pentanone mg/kg (ppm) 12.5 84 45-145
cis-1,3-Dichloropropene mg/kg (ppm) 2.5 86 75-136
Toluene mg/kg (ppm) 2.5 96 66-126
trans-1,3-Dichloropropene mg/kg (ppm) 2.5 99 72-132
1,1,2-Trichloroethane mg/kg (ppm) 2.5 98 75-113
2-Hexanone mg/kg (ppm) 12.5 98 33-152
1,3-Dichloropropane mg/kg (ppm) 2.5 97 72-130
Tetrachloroethene mg/kg (ppm) 2.5 98 72-114
Dibromochloromethane mg/kg (ppm) 2.5 95 74-125
1,2-Dibromoethane (EDB) mg/kg (ppm) 2.5 101 74-132
Chlorobenzene mg/kg (ppm) 2.5 93 76-111
Ethylbenzene mg/kg (ppm) 2.5 96 64-123
1,1,1,2-Tetrachloroethane mg/kg (ppm) 2.5 102 69-135
m,p-Xylene mg/kg (ppm) 5 96 78-122
o-Xylene mg/kg (ppm) 2.5 97 77-124
Styrene mg/kg (ppm) 2.5 98 74-126
Isopropylbenzene mg/kg (ppm) 2.5 100 76-127
Bromoform mg/kg (ppm) 2.5 87 56-132
n-Propylbenzene mg/kg (ppm) 2.5 102 74-124
Bromobenzene mg/kg (ppm) 2.5 102 72-122
1,3,5-Trimethylbenzene mg/kg (ppm) 2.5 99 76-126
1,1,2,2-Tetrachloroethane mg/kg (ppm) 2.5 103 56-143
1,2,3-Trichloropropane mg/kg (ppm) 2.5 100 61-137
2-Chlorotoluene mg/kg (ppm) 2.5 98 74-121
4-Chlorotoluene mg/kg (ppm) 2.5 100 75-122
tert-Butylbenzene mg/kg (ppm) 2.5 100 73-130
1,2,4-Trimethylbenzene mg/kg (ppm) 2.5 101 76-125
sec-Butylbenzene mg/kg (ppm) 2.5 103 71-130
p-Isopropyltoluene mg/kg (ppm) 2.5 103 70-132
1,3-Dichlorobenzene mg/kg (ppm) 2.5 101 75-121
1,4-Dichlorobenzene mg/kg (ppm) 2.5 100 74-117
1,2-Dichlorobenzene mg/kg (ppm) 2.5 98 76-121
1,2-Dibromo-3-chloropropane mg/kg (ppm) 2.5 99 58-138
1,2,4-Trichlorobenzene mg/kg (ppm) 2.5 98 64-135
Hexachlorobutadiene mg/kg (ppm) 2.5 99 50-153
Naphthalene mg/kg (ppm) 2.5 102 63-140
1,2,3-Trichlorobenzene mg/kg (ppm) 2.5 101 63-138
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Date of Report:  06/09/15
Date Received:  06/02/15
Project:  Anacortes High Sch KE150205A, F&BI 506023

QUALITY ASSURANCE RESULTS FOR THE ANALYSIS OF SOIL
 SAMPLES FOR PNA’S BY EPA METHOD 8270D SIM

Laboratory Code:  505342-21 1/5 (Matrix Spike)

Analyte
Reporting

Units
Spike
Level

Sample
Result

(Wet wt)

Percent
Recovery

MS

Percent
Recovery

MSD
Acceptance

Criteria
RPD

(Limit 20)
Naphthalene mg/kg (ppm) 0.17 <0.01 76 74 44-129 3
Acenaphthylene mg/kg (ppm) 0.17 <0.01 90 87 52-121 3
Acenaphthene mg/kg (ppm) 0.17 <0.01 90 93 51-123 3
Fluorene mg/kg (ppm) 0.17 <0.01 91 91 37-137 0
Phenanthrene mg/kg (ppm) 0.17 0.016 104 77 34-141 30 hr
Anthracene mg/kg (ppm) 0.17 <0.01 83 78 32-124 6
Fluoranthene mg/kg (ppm) 0.17 0.019 110 79 16-160 33 hr
Pyrene mg/kg (ppm) 0.17 0.021 102 72 10-180 34 hr
Benz(a)anthracene mg/kg (ppm) 0.17 <0.01 101 83 23-144 20
Chrysene mg/kg (ppm) 0.17 0.012 94 72 32-149 27 hr
Benzo(b)fluoranthene mg/kg (ppm) 0.17 0.016 109 94 23-176 15
Benzo(k)fluoranthene mg/kg (ppm) 0.17 <0.01 108 91 42-139 17
Benzo(a)pyrene mg/kg (ppm) 0.17 0.013 111 92 21-163 19
Indeno(1,2,3-cd)pyrene mg/kg (ppm) 0.17 0.011 106 77 23-170 32 hr
Dibenz(a,h)anthracene mg/kg (ppm) 0.17 <0.01 102 80 31-146 24 hr
Benzo(g,h,i)perylene mg/kg (ppm) 0.17 0.012 102 73 37-133 33 hr

Laboratory Code:  Laboratory Control Sample 1/5

Analyte
Reporting

Units
Spike
Level

Percent
Recovery

LCS
Acceptance

Criteria
Naphthalene mg/kg (ppm) 0.17 80 58-121
Acenaphthylene mg/kg (ppm) 0.17 91 54-121
Acenaphthene mg/kg (ppm) 0.17 90 54-123
Fluorene mg/kg (ppm) 0.17 91 56-127
Phenanthrene mg/kg (ppm) 0.17 82 55-122
Anthracene mg/kg (ppm) 0.17 77 50-120
Fluoranthene mg/kg (ppm) 0.17 79 54-129
Pyrene mg/kg (ppm) 0.17 88 53-127
Benz(a)anthracene mg/kg (ppm) 0.17 87 51-115
Chrysene mg/kg (ppm) 0.17 86 55-129
Benzo(b)fluoranthene mg/kg (ppm) 0.17 114 56-123
Benzo(k)fluoranthene mg/kg (ppm) 0.17 107 54-131
Benzo(a)pyrene mg/kg (ppm) 0.17 100 51-118
Indeno(1,2,3-cd)pyrene mg/kg (ppm) 0.17 113 49-148
Dibenz(a,h)anthracene mg/kg (ppm) 0.17 116 50-141
Benzo(g,h,i)perylene mg/kg (ppm) 0.17 108 52-131
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Data Qualifiers & Definitions
a - The analyte was detected at a level less than five times the reporting limit.  The RPD results may not 
provide reliable information on the variability of the analysis.

b - The analyte was spiked at a level that was less than five times that present in the sample.  Matrix spike 
recoveries may not be meaningful.

ca - The calibration results for the analyte were outside of acceptance criteria.  The value reported is an 
estimate.

c - The presence of the analyte may be due to carryover from previous sample injections.

cf - The sample was centrifuged prior to analysis.

d - The sample was diluted.  Detection limits were raised and surrogate recoveries may not be meaningful.

dv - Insufficient sample volume was available to achieve normal reporting limits.

f - The sample was laboratory filtered prior to analysis.

fb - The analyte was detected in the method blank.

fc - The compound is a common laboratory and field contaminant.

hr - The sample and duplicate were reextracted and reanalyzed.  RPD results were still outside of control 
limits.  Variability is attributed to sample inhomogeneity.

hs - Headspace was present in the container used for analysis.

ht – The analysis was performed outside the method or client-specified holding time requirement.

ip - Recovery fell outside of control limits.  Compounds in the sample matrix interfered with the quantitation 
of the analyte.

j - The analyte concentration is reported below the lowest calibration standard.  The value reported is an 
estimate.

J - The internal standard associated with the analyte is out of control limits.  The reported concentration is 
an estimate.

jl - The laboratory control sample(s) percent recovery and/or RPD were out of control limits.  The reported 
concentration should be considered an estimate.

js - The surrogate associated with the analyte is out of control limits.  The reported concentration should be 
considered an estimate.

lc - The presence of the analyte is likely due to laboratory contamination.

L - The reported concentration was generated from a library search.

nm - The analyte was not detected in one or more of the duplicate analyses.  Therefore, calculation of the 
RPD is not applicable.

pc - The sample was received with incorrect preservation or in a container not approved by the method.  The 
value reported should be considered an estimate.

ve - The analyte response exceeded the valid instrument calibration range.  The value reported is an 
estimate.

vo - The value reported fell outside the control limits established for this analyte.

x - The sample chromatographic pattern does not resemble the fuel standard used for quantitation.
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CULTURAL RESOURCE SURVEY 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





























































 

EXHIBIT #11: 

 
 
 

SITE PHOTOS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



AHS CUP-2015-0006 SITE PHOTOS: 
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SITE PLAN & ELEVATIONS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

































































 

 

EXHIBIT #13: 

 
 
 

RESPONSE TO PUBLIC COMMENTS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 













 

EXHIBIT #14: 

 
 
 

PLANNING DEPARTMENT PRESENTATION 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



PLANNING COMMISSION

Open-Record Public Hearing

Wednesday, January 13, 2016, @ 6:00 PM with 3:00 PM Site Visit

Continued to: Wednesday January 20, 2016, @ 6:00 PM

By: Kevin Cricchio, AICP, Associate Planner

Planning, Community, & Economic Development Department
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CUP-2015-0006:

PROJECT TITLE:

Anacortes High School (AHS) Replacement & Modernization

SUBJECT PROPOSAL:

The applicant has applied for a Conditional Use Permit (CUP) & SEPA environmental review 
to permit a two (2) phase replacement and modernization of Anacortes High School and 
associated wetland buffer impacts. Additionally, the applicant has requested a Variance to 
exceed the maximum height requirement permitted in the underlying zone.

The project consists of the replacement of approximately 65% of the existing 154,956 
square foot Anacortes High School and modernization of the remaining 35%. The existing 
gym/PE facility and Brodniak Theater will be modernized (approximately 55,000 square 
feet) and Rice Field will be upgraded to include new turf, a 1,500 seat partially covered 
stadium, and associated support facilities such as lighting, crew buildings, and parking 
/driveway areas. 
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CUP-2015-0006:

SUBJECT PROPOSAL CONTINUED:

The rest of the high school (approximately 100,000 square feet) will be demolished 
and replaced with a new two-story building for a grand total of approximately 
170,000 square feet. Associated site improvements include expanded vehicular 
parking, onsite bus loading /unloading areas, stormwater facilities, and utility 
relocation. 
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CUP-2015-0006:

SITE ADDRESS:

The project site is located at 1600 
20th Street, Anacortes, WA. 

LANDOWNER & 

APPLICANT:

Anacortes School District, #103
2200 “M” Avenue
Anacortes, WA 98221

AGENT: 

Marc Estvold, AIA, Project Manager
3302 Oakes Avenue
Anacortes, WA 98221

PROJECT ARCHITECT:

Hutteball & Oremus Architecture, Inc.
4010 Lake Washington Boulevard NE, Suite 320
Kirkland, WA 98033
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CUP-2015-0006:

SUBJECT PARCEL #:

P31905, P31912, P31920, P31922, P31923, P31926, P55808, P55809, P55810, 
P55813, P55950, P55951, P55952, P55953, P55954, P55955, P55956, P55957, 
P55958, P55959, P55960, P55961, P55963, P58053, & P58054

CUT & FILL PROPOSED:

• 70,100 ± cubic yards of topsoil will be excavated

• 43,000 ± cubic yards of fill material 

SITE ACREAGE:

Cumulatively, the site is approximately 92 acres. 
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CUP-2015-0006:

EXISTING LAND USE:

Anacortes High School

ZONING DISTRICT:

Public Use (P) & Residential Medium Density (R3) Zoning Districts

SURROUNDING ZONING & LAND USES: 

6

Direction: Zoning: Present Land-Use:

North: Residential Medium Density (R3) Single-family residences

South: Residential Medium Density (R3) Single-family residences

East: Residential Medium Density (R3) Single-family residences

West: Public Use (P) Wetland /Vacant



CUP-2015-0006:

BACKGROUND:

1. On November 10, 2015, the Anacortes School District held two (2) community 
open houses (at 3:30 PM & 7:30 PM) concerning the proposed replacement 
and modernization to Anacortes High School.  The applicant provided a 
summary of concerns identified and responses in the submittal (See Exhibit 
#1).

2. Within the Public Use (P) Zoning District, “public schools” are permitted via an 
approved Conditional Use Permit per AMC § 17.26.040(A).

3. Additionally, within the Residential Medium Density (R3) Zoning District, 
“schools” are permitted via an approved Conditional Use Permit per AMC §
17.34.040. 

4. Furthermore, a Conditional Use Permit is required for wetland buffer impacts 
per AMC 17.70.400 as is proposed. Please see the Compensatory Wetland 
Buffer Mitigation Plan in Exhibit 8.
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CUP-2015-0006:

BACKGROUND (CONTINUED):

5. In addition to a CUP, the applicant has applied for a Variance request to permit 
a building height in excess of what is permitted in the underlying Zoning 
Districts, “P” and “R3”. According to AMC § 17.34.090, the maximum permitted 
building height in the “R3” Zoning District is a “maximum of three (3) stories but 
no more than thirty-five (35) feet.  The maximum permitted building height in 
the “P” Zoning District according to AMC § 17.26.090, is thirty-five (35) feet. 
The applicant has requested a Variance to permit 43’ above original grade at 
the west building and 45 feet above original grade at the east building (See 
Exhibit 01).

6. On November 16, 2015, the City of Anacortes’ Department of Planning, 
Community, & Economic Development received the subject applications from 
the applicant / agent. 
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CUP-2015-0006:

BACKGROUND (CONTINUED):

7. The subject application was reviewed and deemed complete on December 11, 
2015, which also requested additional items/revisions therein. 

8. Additional items/revisions were submitted by the applicant /agent on 
December 18, 2015, in response to requested information.

9. The fourteen (14) day comment period ended at 5:00 PM on December 30, 
2015, but comments were accepted up until the date of the open-record public 
hearing. 
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CUP-2015-0006:

NOTICING:

1. Notice of Application and Hearing Using Optional SEPA DNS process was 
published in the Anacortes American Newspaper on December 16, 2015.

2. The subject property was posted by staff in four (4) different locations on 
December 8, 2015. 

3. Neighboring landowners were mailed notice of the subject proposal and 
hearing on December 10, 2015.

4. Agencies and departments of jurisdiction were solicited for comment on 
December 10, 2015. 

5. Notice was posted at city hall, the library, and the local USPS office on 
December 8, 2015. 
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CUP-2015-0006:

SEPA ENVIRONMENTAL REVIEW:

1. The subject proposal is not exempt from SEPA environmental review pursuant to WAC § 197.11.800 
& AMC § 18.040.120 as more than 12,000 square footage of office space , 40 parking spaces, and > 
500 cubic yards of landfill and/or excavation are proposed. 

2. Accordingly, the Notice of Application (NOA) and Notice of Hearing (NOH) with Optional SEPA DNS 
was published in the Anacortes American Newspaper on December 16, 2015. This notice was mailed 
to neighboring property owners on December 10, 2015.  Notice was also posted at city hall, the 
library, and the USPS office also on December 8, 2015. Agencies and departments of jurisdiction 
were solicited for comment also on December 10, 2015. The subject property was posted in four (4) 
locations with this notice on December 8, 2015. 

3. Additionally, the Notice of Application and Notice of Hearing with Optional SEPA DNS was emailed to 
the Department of Ecology (DOE) for posting on to the SEPA Register on December 12, 2015. 

4. The fourteen (14) day comment period ended at 5:00 PM on December 30, 2015, but comments 
were accepted up until the date of the open-record public hearing. 

5. On January 7, 2016, a SEPA Mitigated Determination of Non-Significance (MDNS) was issued (See 
Exhibit 06). 
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CUP-2015-0006:

CRITICAL AREAS REVIEW:

1. According to the revised critical areas report prepared by ATSI, a regulated 
wetland was identified on and adjacent to the subject property that is 
approximately 35 acres in size.  The wetland was categorized as a Category III 
(3) wetland which per AMC 17.70.340(2) has a 110-foot buffer from its 
delineated edge.

2. Additionally, on December 11, 2015, ATSI also prepared a Compensatory 
Wetland Buffer Mitigation Plan since impacts to the onsite wetland’s buffer are 
proposed. Specifically, a portion of Rice Field and associated improvements that 
either are existing or proposed (i.e., score board, bleachers, lighting) are within 
the wetland’s buffer. Since work within the wetland’s buffer is unavoidable in 
this case, proposed mitigation listed therein and conditioned below will 
compensate for temporary, indirect, and direct impacts to the wetland’s buffer. 
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CUP-2015-0006:

CRITICAL AREAS REVIEW (CONTINUED):

3. According to AMC § 17.70.350(F) the required acreage replacement ratio for a 
Category III wetland is 2:1 which applies to the creation or restoration of in 
kind, onsite, and in the same category. 

4. According to the applicant’s compensatory mitigation plan, wetland buffer 
impacts that will result from improvements to Rice Field include approximately 
250 square feet of direct, permanent impacts. Additionally, 4,232 square feet of 
temporary impacts are proposed. Cumulatively, wetland buffer impacts are 
4,482 square feet. Proposed compensatory mitigation however includes 
enhancing 30,000 square feet of wetland and wetland buffer with native trees 
and shrubs. The required replacement ratio of 2:1 stated above therefore has 
been exceeded and conformance with AMC § 17.70.350(F) has been met. The 
project has been conditioned within SEPA MDNS mitigation measures # 8 to 11 
accordingly.  
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CUP-2015-0006:

CRITICAL AREAS REVIEW (CONTINUED):

5. On June 22, 2015, Associated Earth Sciences of Kirkland, Washington, prepared 
a Subsurface Exploration and Geotechnical Engineering Report concerning the 
proposed replacement and modernization to Anacortes High School. According 
to the report, the project site contains several steep slopes that meet the 
definition of geologically hazardous areas per AMC § 17.70.190. Accordingly, 
this SEPA MDNS has been conditioned to address geotechnical requirements.

6. On September 7, 2015, Drayton Archaeology of Bellingham, Washington, 
prepared a Cultural Resource Survey concerning the proposed replacement and 
modernization to Anacortes High School. Accordingly, no evidence of cultural 
resources was discovered however a condition was added to the SEPA MDNS in 
case of inadvertent discovery. 
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CUP-2015-0006:

TRANSPORTATION:

During November of 2015, Transportation Solutions Incorporated (TSI) of Redmond, 
Washington, prepared a Traffic Impact and Parking Analysis concerning the proposed 
replacement and modernization to Anacortes High School. According to this report, TSI 
recommends several improvements to adjacent intersections and pedestrian connectivity 
by the addition of sidewalk, walk path, and ADA ramps. The SEPA MDNS has been 
conditioned accordingly. 

PUBLIC COMMENTS RECEIVED:

Public comment received can be found in Exhibit 4.

AGENCY & DEPARTMENT COMMENT:

Comments received from both agencies and departments of jurisdiction can be 
found in Exhibit 5.
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CUP-2015-0006:

OFF-STREET PARKING:

1. Chapter 17.46 of the Anacortes Municipal Code regulates off-street parking. According 
to the Traffic Impact and Parking Analysis submitted, there are 318 parking stalls 
onsite. At the completion of the project, 367 onsite parking stalls are proposed for 
school day use with an additional 34 onsite stalls available for after school events for a 
total onsite capacity of 401 parking stalls. Off-street parking requirements for “schools” 
are not listed in AMC Chapter 17.46.  Therefore the applicant /agent utilized Skagit 
County Code (SCC) and ITE Parking Generation data to determine the minimum 
number of off-street parking required during the school day. Accordingly, SCC and ITE 
requires a parking demand of 213 off-street parking stalls and 367 are provided with 
the new development. 

2. The subject proposal was also typed as an “Auditorium, assembly room, exhibit hall, 
theater, and commercial recreation” per AMC § 17.46.020. Accordingly, 1 off-street 
parking space is required for every 4 fixed seats (1:4).  Using this formula from the 
AMC, 400 off-street parking spaces are required while 401 cumulatively are provided 
as part of the proposed replacement and modernization to AHS. 

3. Since the applicant proposes phased development, the application has been 
conditioned hereafter to reflect the need for a phased parking plan. 
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CUP-2015-0006:

STAFF RECOMMENDATION:

The Department of Planning, Community, and Economic Development 
recommends that the Planning Commission make a recommendation of approval 
to City Council regarding the subject Conditional Use Permit, Variance request, and 
SEPA environmental review subject to the staff suggested conditions of approval 
listed below
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CUP-2015-0006:

EXHIBITS:
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EXHIBIT 
NUMBER:

NAME OF EXHIBIT:

Exhibit #01
Master Permit Application, Narrative & CUP Criteria, Height Variance 
Letter, and SEPA checklist

Exhibit #02 Assessor’s Info & City GIS Map
Exhibit #03 NOA & NOH using Optional SEPA DNS
Exhibit #04 Public Comments Received
Exhibit #05 Agency & Department Comments Received
Exhibit #06 Issued SEPA MDNS
Exhibit #07 Traffic Impact and Parking Analysis

Exhibit #08
Critical Area Report (CAR) & Compensatory Wetland Buffer Mitigation 
Plan

Exhibit #09 Subsurface Exploration & Geotechnical Engineering Report
Exhibit #10 Cultural Resource Survey
Exhibit #11 Site Photos
Exhibit #12 Site Plan & Elevations

































































PLANNING COMMISSION

Open-Record Public Hearing

Wednesday, January 13, 2016, @ 6:00 PM with 3:00 PM Site Visit

Continued to: Wednesday January 20, 2016, @ 6:00 PM

By: Steve Lange, Project Manager

Public Works Department

19



Utilities (AMC 16.20.080)
Water and Sanitary Sewer:

- No Public Works issues as proposed.

Storm Drainage: (Findings of Fact #12 and #17)

- Public Works will be reviewing  the Storm Water Drainage Plan for Pre-Development 
to Post-Development runoff rates to determine Storm Water Detention requirements.

- Public Works will be reviewing the projects requirements for Water Quality, per the 
2012 Department of Ecology Manual and AMC 13.36 (Ordinance #2441).

- Project is proposing to utilize on-site underground storage and infiltration devices for 
water quality and quantity.

Power, Tel-com’s and Natural Gas:

- All utilities will be placed underground, with the exception of street lighting.



Findings of Fact #18L3: External to the Campus:

External to the proposed Campus area, the applicant shall provide for intersection 
improvements to provide for Pedestrian Safety as follows:

- To include, but not limited to, traffic calming measures to reduce crosswalk distance 
between curbs, ADA compliant sidewalk ramps at each corner, crosswalk markings, 4-way 
stop signs, possible at-grade intersections at certain locations.

- Locations: K Avenue at 17th, 18th, 19th and 20th Streets. Also on 20th Street at I and J 
Avenues

6-foot wide minimum cement concrete sidewalk at the 
following locations:
- West side of K Avenue, between 16th and 20th Streets.
- North side of 17th Street, between K and J Avenues, and
- South side of 20th Street, between K and I Avenue.

Pedestrian scale lighting 
along the sidewalks
adjacent to the school 
property.



Findings of Fact #16: The City of Anacortes would like to continue discussions on 
a future Campus access road to D Avenue; this road would also access Smiley’s Bottom soccer 
fields.



 

EXHIBIT #15: 
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ADDITIONAL STUDIES
•	Hazardous Materials
•	Cultural Resources
•	Phase I Environmental Review
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Planning Commission Agenda Bill 

Meeting Date: 1/20/2016     Agenda Item: #5a 

Subject: Public Hearing – 2016 Comprehensive Plan Update: Economic Development, Capital Facilities 

and Utilities Elements 

Staff Contact: Libby Grage, Planning Manager 

Summary Statement: This evening the Planning Commission will hold a public hearing to take public 

input regarding the Economic Development, Capital Facilities, and Utilities elements of the Draft 2016 

Comprehensive Plan.  Staff has prepared a brief overview of each of the referenced elements, including 

summaries of substantive written public comments received regarding the 1st draft, to date, staff responses and 

recommendations.   

Background:  Following is the updated remaining schedule for PC public meetings on the 2016 Comp. Plan 
update.  

Date/Time Topic / Element 
Wednesday, January 6, 2016 at 6pm: Public hearing - Parks, Recreation & Open Space and Environment & 

Conservation (public hearing) 
Wednesday, January 13, 2016 at 6pm: Public hearing - Environment & Conservation (carried over from 

1/6/16), Land Use and Housing  

Wednesday, January 20, 2016 at 6pm: Public hearing - Economic Development, Capital Facilities and 
Utilities  

Wednesday January 27, 2016 at 6pm: Public hearing - Transportation 
Wednesday, February 3, 2016 at 6pm: Planning Commission recommendation development 
Wednesday, February 10, 2016 at 6pm: Planning Commission recommendation development 
Wednesday, February 17, 2016 at 6pm: Planning Commission recommendation development 
Wednesday, February 24, 2016 at 6pm: Planning Commission recommendation development 

Previous Commission/Committee Action:  To date, the Planning Commission has held public hearings 

regarding the Parks, Recreation & Open Space, Environment & Conservation, Land Use, and Housing Elements of 

the draft 2016 Comprehensive Plan.   

Competing Viewpoints Considered: N/A 

Recommended Motion: N/A - Staff recommends that Planning Commission conduct a public hearing, take 

public comment, discuss, and provide staff with direction regarding additions, changes, clarifications needed, 

etc. 

Attachments (listed in order presented):  
Staff Report – Capital Facilities 
Memo from Fred Buckenmeyer, Public Works Director, dated 1/12/16 
Staff Report – Utilities 

Approved for Submittal to PC by 

Laurie Gere, Mayor 

x Don Measamer, PCED Director 

Action Type 

Ordinance No. 

Code Revision 

Resolution No. 

X Public Hearing 

X Staff Report 

X Discussion 



Staff Report – Economic Development 
Undistributed public comments received 1/12/16 – 1/14-16 
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DEPARTMENT OF PLANNING, COMMUNITY & ECONOMIC DEVELOPMENT 

DATE: January 13, 2016 

TO: Anacortes Planning Commission 

FROM: Planning, Community & Economic Development 

SUBJECT: January 20, 2016 PC Meeting 
2016 Comprehensive Plan Update – Public Hearing 
Capital Facilities Element – Staff Report 

Element: Capital Facilities 

Element Focus: Capital Facilities: 
Facilities and infrastructure needed for public services that will support planned 
population, employment, level of service standards, financing strategies, design and 
location and maintenance. 

Background: The 2012 Comprehensive Plan provides some policy guidance for capital facilities, 

but also relies on a number of relevant functional plans that are incorporated by 
reference, including the City’s Capital Facilities Plan.  The draft 2016 Capital Facilities 
and Utilities Elements build of this foundation and incorporate by reference 
functional plans for City-owned public facilities and services including sewer, water, 
and stromwater management.  The draft requires capital facilities to support the 
land use patterns envisioned in the Land Use Element and establishes level of service 
standards for public services.  It includes policy guidance for coordinating with 
providers to ensure adequate services and for identifying and addressing deficiencies 
and future needs.  It also includes guidance for ensuring that planned projects are 
financially feasible. 

Comments on 1st Draft (received as of 1/13/16): 
# From Comment summary Staff comment 

1 Staff Various minor grammatical changes 
and updates to address consistency 
throughout document, including 
editing the introduction for brevity 

Recommendation: 
Make changes. 

2 Staff In Background Info, update capital 
projects to reflect 2016-2021 where 
applicable; add projected funding 
sources for all capital projects; insert 
any 20-year info /broad level financing 
that is available 

Recommendation: 
Make updates. 
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# From Comment summary Staff comment 

3 Staff Policy CF-1.9 is redundant with CF-8 Recommendation: 
Delete policy CF-1.9. 

4 Staff Update Background Info Table CF-1 to 
summarize services provided by other 
providers per WAC 365-196-415(4) 

Recommendation: 
Make updates. 

5 Staff CF-9 – Strengthen this language to 
better address land use compatibility 
adjacent to general aviation airports; 
WAC-365-196-455 

The City is conducting a consultation 
process with the Port of Anacortes 
and WSDOT Aviation to address 
landuse compatibility adjacent to 
general aviation airports planning 
requirements under state law.  Staff 
will be presenting information to the 
Port Commission on 1/21/16.   

Recommendation: 
Staff will bring suggested updated 
policy language for the PC’s 
consideration at a later meetings.  

6 Staff Better clarify capacity needs for each 
facility type 

Since the drafting of this version of 
the element, the Public Works 
department has completed a draft 
update to the wastewater 
comprehensive plan and confirmed 
that adequate capacity exists to 
accommodate the 2036 projected 
growth.    

Recommendation: 
Clarify that adequate capacity is 
available and update CFP projects and 
funding sources in the Background 
Information.   

7 Staff Background Figure CF-3 – change map 
and figure title to “stormwater system 
facilities” 

Recommendation: 
Change map title. 

8 Staff Add language re: LID per Kulshan 
recommendations 

Recommendation: 
Make suggested revisions. 

9 Staff Add water use goals per memo from 
Fred Buckenmeyer, Public Works 
Director 

Recommendation: 
Add water use goals and policies. 

Attachments: 
Memo from Fred Buckenmeyer, Public Works Director, dated 1/12/16 



Memo 
To: Don Measamer, Libby Grage   
From: Fred Buckenmeyer, Public Works Director 
Date: January 12, 2016 
Re: Proposed Comprehensive Plan  

Water Element Goals and Policies 

As we discussed I have drafted preliminary goals and policies for the water element of the 
comprehensive plan. We discussed the possibility of including these in the capital facilities 
section of the plan. Please consider these for inclusion in the appropriate section.  

City of Anacortes Public Works Department  
Comprehensive Plan Water Use Policies and Goals 

 Reduce urban landscape irrigation
 Improve conservation-oriented water rates
 Prevent waste and unreasonable use
 Diversify water supplies
 Explore drought resilient improvements including storage facilities and

interconnections that enable supply sharing with neighboring agencies.
 Encourage practices that change water use behavior including the use of low-

flow plumbing fixtures and appliances.
 Acknowledging that water intensive commerce should occur where there is

ample water.
a. Implement policies that encourage sustainable, and environmental

friendly commerce while maximizing the creation of jobs.
 Develop a water shortage contingency plan that will provide water for public

health and safety, and minimize impacts on economic activity and
environmental resources.

 Implement policies that prioritize water uses and allocations.
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DEPARTMENT OF PLANNING, COMMUNITY & ECONOMIC DEVELOPMENT 

DATE: January 13, 2016 

TO: Anacortes Planning Commission 

FROM: Planning, Community & Economic Development 

SUBJECT: January 20, 2016 PC Meeting 

2016 Comprehensive Plan Update – Public Hearing 

Utilities Element – Staff Report 

Element: Utilities 

Element Focus: Location and design of utilities, quality of services, collaboration with regional 

partners 

Background: The utilities element provides a framework for the provision of utility services within 

the City, including power, telecommunications and natural gas.  Utility providers 

include Puget Sound Energy, Cascade Natural Gas, various telecommunications 

providers and two pipeline companies.  The City does not have direct control over 

utility services provided by other service entities, but the plan identifies tools it can 

use to meet various goals. 

Comments on 1st Draft (received as of 1/13/16): 
# From Comment summary Staff comment 

1 Public Consider adding the following policies: 

• Encourage energy-efficient updates

to residential, commercial and

government buildings

• Set a goal to reduce local energy

consumption by 38% or better by

2030 

• Consider setting up a 'One-Stop

Energy Shop' program that includes

energy audits, qualified

contractors, local financing

packages, and quality control

• Provide community-wide education

on the financial and environmental

benefits of reducing energy

consumption

The Anacortes Community Energy 

Plan focuses on leveraging existing 

programs and resources to reduce 

energy consumption in the City.  It 

emphasizes education and outreach 

programs and monitoring and 

measurement. 

The proposed policies have been 

provided to the City’s Resource 

Conservation Manager for review and 

comment. 

Recommendation: 

To be provided at upcoming public 

hearing. 
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# From Comment summary Staff comment 

• Promote energy audits to eliminate

wasted energy in buildings, the

low-cost key to a sustainable

energy future
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DEPARTMENT OF PLANNING, COMMUNITY & ECONOMIC DEVELOPMENT 

DATE: January 13, 2016 

TO: Anacortes Planning Commission 

FROM: Planning, Community & Economic Development 

SUBJECT: January 20, 2016 PC Meeting 
2016 Comprehensive Plan Update – Public Hearing 
Economic Development Element – Staff Report 

Element: Economic Development 

Element Focus: Fostering a balanced economy with healthy retail/commercial uses, maintaining and 

enhancing tourism opportunities, strengthening manufacturing and marine trades, 
emphasizing education and training, reducing unnecessary regulatory barriers, and 
enhancing public/private collaboration.  

Background: In general, the policy language in the draft Economic Development Element is 

consistent with the direction of the 2012 Comprehensive plan.  Changes were made 
to clarify and refine language, to ensure consistency with other city and regional 
planning documents.  The draft element addresses a range of economic activities 
including business receipts, jobs and personal income, and tax base and establishes 
local goals, policies, objectives and provisions for economic growth and vitality and a 
high quality of life.   Topics include a balanced economy, retail and commercial uses, 
tourism, manufacturing and Industrial development, other growth economic sectors, 
education and training and regulatory barriers. 

Comments on 1st Draft (received as of 1/13/16): 
# From Comment summary Staff comment 

1 Public ED-2 – regarding enhancing commercial 
businesses which serve the 
community’s needs for goods and 
services:  Add “…and which do not 
degrade the local commons (air, water, 
soil)”. 

ED-1.1 addresses pursuing a balanced 
economy through the protection and 
enhancement of the community’s 
natural, historical and cultural 
amenities.  

Recommendation: 
No change. 

2 Public ED-7 – regarding removing and/or 
reducing regulatory barriers and 
streamlining regulations – believes 

Comment noted. 
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# From Comment summary Staff comment 

associated policies ED-7.2 and ED-7.5 
are problematic.  Terms are subjective. 

3 Public Comments about Economic 
Development Background Information, 
starting on p. II-30 (Retail Sales 
Conditions). 

Comments noted.  The Background 
Information report was prepared by 
Property Counselors, who was 
subcontracted by Makers Urban 
Design and Architecture to consult on 
the Economic Development aspects of 
the comp plan update development.   
 
Recommendation: 
None. 

4 Public Comments about the Resident 
Spending Survey Report methodology 
and results. 

Comments noted. 
 
Recommendation: 
None. 

5 CAC Add more specific policy language to 
ED-1.10 to give better direction for 
what should be in the strategic plan 
(including exploration of strategies to 
enhance the marine trades and 
manufacturing sectors) 

Recommendation: 
Add policy- proposed language to be 
provided at meeting. 

 Council Add policy regarding support for 
marine trades industry in coordinating 
marketing/branding efforts  

Recommendation: 
Add policy- proposed language to be 
provided at meeting. 

 Council Add policy to promote more flexible, 
affordable spaces for start-up and small 
businesses 

Recommendation: 
Add policy- proposed language to be 
provided at meeting. 

 Staff Add policy encouraging more home 
occupations, especially in light of 
potential Fiber to the home 

Recommendation: 
Add policy- proposed language to be 
provided at meeting. 

 Staff Minor grammatical changes and 
updates to address consistency 
throughout document; revise syntax to 
be consistent with other elements. 

 

 
 







From: Beverly Hegg

To: Grage, Libby

Subject: Comp Plan 2016

Date: Wednesday, January 13, 2016 3:31:40 PM

ED-22 should have 2014 and 2015 ferry counts added. Both of them are updated on the WSDOT website. Bev

mailto:bevhegg47@gmail.com
mailto:LibbyB@cityofanacortes.org








From: leslie ostlund

To: Grage, Libby

Subject: Land Use and Housing

Date: Wednesday, January 13, 2016 5:43:02 PM

Dear Ms. Grage,  I procrastinated too long and didn’t get a letter written r/t housing in Anacortes. Hopefully, there
 are others who see the need for affordable (not low income) housing.  Most cities now see this need. There are 400-
600 square foot apartments targeted at Millennials and others who want to live in an uncluttered space with only the
 necessities of life and their technology (no, they don’t want to own or store their family’s furniture heirlooms). This
 population needs services that interest them and transportation.

In our area, some of these people may wish to attend technical schools or colleges while having a job at a business
 in Anacortes. Some cities have built apartments and then developed the infrastructure.  Anacortes has the latter and
 just needs the apartments.
There is a park and ride, bus service, a trail to town for bikes and walkers, and a road to drive to town if this is
 preferred. The buses offer transportation options (and someday will offer more frequent service) to go to downtown
 Anacortes or schools from Oak Harbor to Mt Vernon to Bellingham, and to Everett. This population likes gyms and
 coffee shops—-these are already in place. Not everyone wants or can afford to maintain a rental house,  to live in a
 converted garage, or to live with their parents!

Why does the planning commission continue to stall on development of the Hwy 20 area when it is such an eyesore
 ( think defunct outdoor theater/cemetery for recreational vehicles and heavy equipment)?  Think about the first
 impression of the out of state visitors who first see a casino, gun store, liquor store and then a sign saying “entering
 Anacortes” followed by views of a refinery and the option to stop at a “pot” shop on S. March Point Road.

In a somewhat related random thought, why wouldn’t Anacortes propose a Fred Meyer on the north side of highway
 20 so that travelers to Whidbey Island and Port Townsend  would stop there and support Anacortes/Skagit Country
 rather than stopping at Walmart in Oak Harbor and supporting Island County for their vacation needs. The folks of
 Anacortes could bike, bus, walk or drive to the store and those going to the Islands may appreciate the store as well
 . The apartment residents could walk or bike to the store

Respectfully, Leslie Ostlund*

*I am outside the city limits, but drive through them to get home on Fidalgo Island. Raised in the Northwest, I have
been a resident of Fidalgo Island for 22 years and  my children’s grandfather graduated from Anacortes High
School.

mailto:ljostlund@gmail.com
mailto:LibbyB@cityofanacortes.org
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