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Staff Report to Hearing Examiner 

Preliminary Formal Subdivision 

File No. PLN19-0133, Blue Fern Townhomes 
              
 
 

A. APPLICATION 

Applicant:  Blue Fern Development LLC 

Property Owners: Stephen J. Devight (18002 12th Ave NE); Austin and Samantha Bowers 
(18008 12th Ave NE); Susan E. Butler (18016 12th Ave NE) 

Owner’s Authorized Agent:  Michelle Branley, Blue Fern Development, LLC 

Application for a Preliminary Formal Subdivision to subdivide three (3) residential parcels 
into nineteen (19) unit lots for single-family attached residences (townhomes). This 
subdivision is being reviewed concurrently with building, site development, and right-of-way 
permits under the Consolidated Subdivision process set forth in SMC 20.30.410(A)(3).  

B. BACKGROUND 

1. SITE CHARACTERISTICS1 

1.1 Site addresses: 18002, 18008 and 18016 12th Avenue NE  

1.2 Site tax parcel numbers: 6163900410, 6163900411 and 6163900420 

1.3 The Site is a rectangular shaped property of approximately 23,515 square feet 
(0.54 acres).   

1.4 The Site is a corner lot abutting 12th Avenue NE to the west and NE 180th Street 
to the south (Exhibit 2, Boundary/Topographic Survey).  

1.5 The Site currently contains three single-family residences, two detached 
garages/carports, and one small accessory structure. These structures will be 
demolished to facilitate the future development of the subdivided property.  

1.6 The Site contains two short steep slopes on the west side and east side, with the 
center part of the site mostly flat. The east side is the high point of the property, 
sloping down to the west with an approximate 20-foot change in elevation.  

2. COMPREHENSIVE PLAN LAND USE DESIGNATION AND ZONING 

2.1 The Comprehensive Plan land use designation for the Site is Station Area 3.  

2.2 The Site is zoned Mixed-Use Residential 35’ (MUR-35’) which requires a 
minimum density of 12 units per acre, or a minimum of 7 units for this Site.  

2.3 Under SMC 20.40.120 single-family attached residential dwellings are an allowed 
use in MUR-35’.  

 
1 For the purpose of this Staff Report, “Site” means the three tax parcels collectively.  

EXHIBIT 1 
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3. NEIGHBORHOOD CHARACTERISTICS 

3.1 The Site is located on the northeast corner of NE 180th Street and 12th Avenue 
NE in the North City neighborhood (Exhibit 3, Vicinity Map).     

3.2 Northeast 180th Street is classified as a Collector Arterial and 12th Avenue NE is 
classified as a Local Secondary street.   

3.3 The adjacent parcel to the north and the three parcels to the east are zoned 
MUR-35’, and then, further north the neighborhood changes to R-6 zoning, while 
further east it transitions to Community Business (CB) zoning. To the west, 
across 12th Avenue NE the properties are zoned MUR-35’, while to the south 
across NE 180th Street the properties are zoned CB.  To the west, NE 180th 
Street dead-ends into Interstate-5, but to the east it connects to the center of the 
North City business district. To the north, 12th Avenue NE dead-ends into NE 
185th Street, but to the south it connects all the way to NE 170th Street.  
 

3.4 North City is a low-density residential area developed in the 1950s and 1960s 
with a small commercial corridor along 15th Avenue NE which bisects the area. 
Historically, the buildings were mostly one to two stories high and their footprints 
typically covered only a small portion of their sites. However, North City has 
experienced redevelopment in recent years, including a number of higher-density 
multifamily developments up to six stories high with structured parking in the CB 
zone, as well as higher density three-story townhouse redevelopments since the 
MUR rezoning was established in 2016.      

4. REGULATORY AUTHORITY 

4.1 Shoreline Municipal Code (SMC) 20.30.060 requires Preliminary Formal 
Subdivisions to be processed as a quasi-judicial or “Type-C” actions. The 
Hearing Examiner is to hold an open record public hearing and submit a 
recommendation, supported by findings and conclusions, to the City Council, 
which will make the final decision on the application.    

4.2 Applicable regulatory controls set forth in the SMC include: 

▪ SMC 20.30 – Procedures and Criteria 
                         (Preliminary Subdivisions – SMC 20.30.410) 
▪ SMC 20.30 – SEPA Planned Actions – SMC 20.30.357, 20.30.565 
▪ SMC 20.40 – Zoning and Use Provisions 

         (Residential Uses – SMC 20.40.120) 
▪ SMC 20.50 – General Development Standards 

                      (Dimensional and Density Standards – SMC 20.50.020) 
▪ SMC 20.60 – Adequacy of Public Facilities 
▪ SMC 20.70 – Engineering and Utilities Development Standards 

4.3 RCW 58.17.110 Approval/Disapproval of Subdivisions 

5. ENVIRONMENTAL 

5.1 A 19-lot subdivision is subject to environmental review under SEPA.  

5.2 The Site is located within the 185th Street Station Planned Action Area, 
established under Ordinance No. 707.  
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5.3 A Planned Action Determination of Consistency application was submitted and 
reviewed concurrently with the Preliminary Formal Subdivision application, under 
file number PLN19-0134. Following the review, staff concluded that the 
subdivision qualified as a Planned Action on January 30, 2020 and issued a 
Planned Action Notice Determination on February 25, 2020 (Exhibit 4, Planned 
Action Determination of Consistency). 

6. PROCEDURAL HISTORY 

6.1 A Pre-application Meeting for the subdivision was held on December 18, 2018. 

6.2 A Neighborhood Meeting was held on July 2, 2019 (Exhibits 5 and 6, 
Neighborhood Meeting Notice and Neighborhood Meeting Report). 

6.3 Application for Preliminary Formal Subdivision (File No. PLN19-0133) was 
submitted on July 26, 2019.  

6.4 The application was determined to be complete on August 14, 2019. 

6.5 A Notice of Application for the subdivision was issued on August 19, 2019, with 
the comment period ending September 3, 2019 (Exhibit 7, Notice of 
Application).  

6.6 A Notice of Public Hearing was issued on July 13, 2020, for the Hearing 
Examiner open record public hearing on July 29, 2020 (Exhibit 8, Notice of 
Public Hearing).  

 

7. PUBLIC AND AGENCY COMMENT  

7.1 Public Comment – Three comments were received during the Notice of 
Application comment period.  All comments were in opposition to the proposal 
raising concerns related to increased density, increased traffic, lack of sidewalks, 
increased on-street parking, and noise and other impacts during construction 
such as street closures. To a large extent these concerns relate to cumulative 
impacts of new development, including adjacent multifamily projects recently built 
or under construction. Thus, commenters view this proposal as exacerbating 
those impacts recently or currently experienced by the North City neighborhood. 

7.2 Agency Comment – No comments were received by any agencies during the 
Notice of Application comment period.  

 
C. STAFF ANALYSIS 
 

8. PRELIMINARY SUBDIVISION REVIEW CRITERIA (SMC 20.30.410) 
The following criteria were used to review the proposed subdivision: 

 

8.1 SMC 20.30.410(B)(1): Environmental:  

Criterion (a):  Where environmental resources exist, such as trees, streams, 
geologic hazards, or wildlife habitats, the proposal shall be designed to fully 
implement the goals, policies, procedures and standards of the critical areas 
regulations, Chapter 20.80 SMC, Critical Areas, and the tree conservation, land 
clearing, and site grading standards sections. 
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Staff Analysis: No critical areas or buffers exist on the Site. As proposed, 
the subdivision will comply with tree conservation, land clearing and site 
grading standards specified in SMC Chapter 20.50, Subchapter 5. 

Criterion (b):  The proposal shall be designed to minimize grading by using 
shared driveways and by relating street, house site and lot placement to the 
existing topography. 

Staff Analysis: This subdivision shows a single vehicular access point 
from 12th Avenue NE, dividing into two internal driveway segments. The 
east segment will serve six lots, while the north branch will serve the 
remaining 13 lots. The proposal will require significant grading due to the 
short steep slopes on the east and west sides and the significant 
expansion of building and hardscape coverage. Application materials 
indicate approximately 2,090 cubic yards of earth will be removed (“cut”), 
while only 56 cubic yards of earth will be added (“fill”). The removal of 
earth is concentrated in three main areas: the right-of-way slope on 12th 
Avenue NE; the right-of-way slope on NE 180th Street; and the area 
where the buildings will be constructed. In order to access the garages 
associated with each townhouse unit, particularly the townhouse units on 
the east part of the site, a substantial amount of earth needs to be 
removed in order to maneuver vehicles into the garages. For example, in 
the northeast section of the property, the garages are at an elevation of 
454 feet, which then which slopes up on the other side of the proposed 
building where the patios are located at 464 feet, meaning the garages 
are carved into the slope on the east side (earth is removed and garage 
building is put in its place). (Exhibits 9 and 10, Site Plan and Site 
Grading and Storm Drain Plan). 

Criterion (c):  Where conditions exist which could be hazardous to the future 
residents of the land to be divided, or to nearby residents or property, such as 
floodplains, landslide hazards, or unstable soil or geologic conditions, a 
subdivision of the hazardous land shall be denied unless the condition can be 
permanently corrected, consistent with subsections (B)(1)(a) and (b) of this 
section, Chapter 20.80 SMC, Critical Areas, and Chapter 13.12 SMC, Floodplain 
Management. 

Staff Analysis: There are no existing natural hazardous conditions on the 
Site for either future residents or nearby residents or property.   

Criterion (d):  Low impact development (LID) techniques shall be applied where 
feasible to minimize impervious areas, manage stormwater, and preserve on-site 
natural features, native vegetation, open space and critical areas. 

Staff Analysis: LID techniques and stormwater requirements are reviewed 
under the 2014 Department of Ecology (DOE) Stormwater Manual. The 
Public Works Department has indicated the proposed subdivision and 
associated site development shall conform to the stormwater 
requirements of the DOE Manual as mandated by the City’s Engineering 
Development Manual.   
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8.2 SMC 20.30.410(B)(2): Lot and Street Layout  

Criterion (a):  Lots shall be designed to contain a usable building area. If the 
building area would be difficult to develop, the lot shall be redesigned or 
eliminated, unless special conditions can be imposed that will ensure the lot is 
developed consistent with the standards of this Code and does not create 
nonconforming structures, uses or lots. 

Staff Analysis:  The lots will be platted in a linear manner, with six lots 
oriented east to west with frontage on NE 180th Street, and 13 lots 
oriented north to south, six of which have frontage on 12th Avenue NE, 
and the remaining seven lots located behind these immediately to the 
east. Each proposed lot is rectangular in shape, containing the necessary 
footprint for an attached single-family home and a portion of the access 
drive which will be under a shared easement for vehicular and pedestrian 
circulation. Because this is a unit lot subdivision, redevelopment of 
individual lots will be limited and, a covenant shall be noted on the face of 
the final plat (see Section 9.4, Criteria E). (Exhibit 12, Hardscape 
Calculations and Setbacks). 

Criterion (b):  Lots shall not front on primary or secondary highways unless there 
is no other feasible access. Special access provisions, such as shared 
driveways, turnarounds or frontage streets, may be required to minimize traffic 
hazards. 

Staff Analysis:  Six lots have frontage on NE 180th Street, which is a 
Collector Arterial, and six lots have frontage on 12th Avenue NE, which is 
a Local Secondary street. However, there is a single vehicle access point 
which is from 12th Avenue NE (Exhibit 9, Site Plan). Both the Fire and 
Public Works Departments have approved the access as proposed; no 
vehicle turnaround is required for this subdivision, per Section 12.6(A) of 
the Engineering Development Manual (Exhibit 11, Project Reviews 
Report).   

Criterion (c):  Each lot shall meet the applicable dimensional requirements of the 
Code.   

Staff Analysis:   SMC Table 20.50.020(2) does not establish a minimum 
lot width and area for the MUR-35’ zoning district. Per Footnote 2, 
standards such as setbacks and hardscape may be modified for 
individual lots in unit lot developments, provided the overall site meets the 
dimensional standards. The unit lot boundaries for this subdivision will 
include each unit footprint, a portion of the abutting access drive, a 
portion of connected walkways, a portion of landscaping, and individual 
unit patios on Lots 13-19 (the lots without any street frontage), giving the 
individual lots setbacks ranging from zero feet to 30 feet and from 63% to 
100% lot coverage. The parent site meets the dimensional requirements 
as identified in Section 9 below. The maximum hardscape for the site 
overall will be under the 85% required under SMC Table 20.50.020(2) 
(Exhibits 9 and 12, Site Plan and Hardscape Coverage Calculation 
Worksheet).  
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Criterion (d):  Pedestrian walks or bicycle paths shall be provided to serve 
schools, parks, public facilities, shorelines and streams where street access is 
not adequate. 

Staff Analysis:  Improvements to street frontage, including new sidewalks 
along the site frontages to 12th Avenue NE and NE 180th Street, are 
required as a condition of approval. The shared access driveway will 
provide an internal walkway on both sides that connects from the proposed 
sidewalk on 12th Avenue NE to the rear lots without street frontage (lots 
13-19). Direct pedestrian access from the public sidewalks to each lot is 
provided for lots 1-12. (Exhibit 9, Site Plan). 

 

8.3 SMC 20.30.410(B)(3): Dedications and Improvements 

Criterion (a): The City may require dedication of land in the proposed subdivision 
for public use. 

Staff Analysis: The proposal does not include an internal street network 
thereby no public streets will be dedicated. All required frontage 
improvements will be located in the existing public right-of-way. In 
addition, Staff has determined any other land dedication for public use is 
not necessary for this proposal.  

Criterion (b): Only the City may approve a dedication of park land. 

Staff Analysis: No dedication of park land is required or proposed. Future 
development of the site with housing units will require the payment of 
park impact fees pursuant to SMC Chapter 3.70. 

Criterion (c): In addition, the City may require dedication of land and 
improvements in the proposed subdivision for public use under the standards of 
Chapter 20.60 SMC, Adequacy of Public Facilities, and Chapter 20.70 SMC, 
Engineering and Utilities Development Standards, necessary to mitigate project 
impacts to utilities, rights-of-way, and stormwater systems. Required 
improvements may include, but are not limited to, streets, curbs, pedestrian 
walks and bicycle paths, critical area enhancements, sidewalks, street 
landscaping, water lines, sewage systems, drainage systems and underground 
utilities. 

Staff Analysis: Improvements are required as a condition of approval 
within the 12th Avenue NE and NE 180th Street rights-of-way adjacent to 
the site.  

Along 12th Avenue NE these improvements consist of a 16-foot travel lane 
(new asphalt), new curb and gutter, a five (5) foot amenity zone, and five 
(5) foot wide sidewalk for the length of the site’s frontage, with a curb bulb 
at the intersection with NE 180th Street consisting of a 12-foot travel lane 
from centerline to curb bulb. In addition, new storm infrastructure will be 
installed along 12th Avenue NE with new catch basins placed on the 
north and south end of the project and tied into the existing system. All 
required improvements are pursuant to the 2019 Engineering 
Development Manual (Exhibits 9 and 13, Site Plan and Right-of-Way 
Plan).  
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Along NE 180th Street these improvements consist of a 17.5-foot travel 
lane, new curb and gutter, a five (5) foot amenity zone, and seven (7) foot 
wide sidewalk for the length of the site’s frontage. A new curb ramp will 
be installed on the south side of NE 180th Street to match the required 
ramp on the north side. An overlay (new asphalt) for the full width of NE 
180th Street will be required for the length of the site’s frontage. In 
addition, new storm infrastructure will be installed along NE 180th Street 
with catch basins on the east and west end of the project and tied into the 
existing system. The frontage improvements are consistent with the 
preferred concept selected for NE 180th Street as part of the 185th Street 
corridor project. All other required right-of-way improvements are 
pursuant to the 2019 Engineering Development Manual (Exhibits 9 and 
13, Site Plan and Right-of-Way Plan).  

Future development of the site with housing units will require the payment 
of transportation impact fees pursuant to SMC 3.80. 

 

8.4 SMC 20.30.410(B)(4): Unit Lot Subdivision 

This subdivision is a unit lot development with 19 proposed lots.  

Criterion (b): Unit lot developments may be subdivided into individual unit lots. 
The development as a whole shall meet development standards applicable at the 
time the permit application is vested. 

Staff Analysis: For vesting purposes, this application was filed on July 26, 
2019 and deemed complete on August 14, 2019.  The 19 lots created by 
the proposed subdivision will be independent fee-simple lots for individual 
townhome units. For the overall site, all development standards, as noted 
in Sections 9, 10, and 11 of this report, are being met.  

Criterion (c): As a result of the subdivision, development on individual unit lots 
may modify standards in SMC 20.50.020, Exception 2. 

Staff Analysis: The individual unit lots in the proposed subdivision have 
modified setback and hardscape coverage requirements. The individual 
lots setbacks range from zero feet to 30 feet and from 63% to 100% lot 
coverage (Exhibit 12, Hardscape Calculations and Setbacks). 
However, the site overall meets the minimum setback and hardscape 
requirements not subject to SMC Table 20.50.020(2), Exception 2. 
(Exhibit 12, Hardscape Calculations and Setbacks). 

Criterion (d): Access easements, joint use and maintenance agreements, and 
covenants, conditions and restrictions identifying the rights and/or the 
homeowners’ association shall be executed for use and maintenance of common 
garage, parking and vehicle access areas; on-site recreation; landscaping; 
underground utilities; common open space; exterior building facades and roofs of 
individual units; and other similar features, and shall be recorded with the King 
County Recorder’s Office. 

Staff Analysis: Shared access and utilities easements will be established 
as part of this subdivision. There will be an easement for utility and 
emergency access that includes all the land except that which the 
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buildings will be placed on. There will be an easement for the common 
vehicle drive and pedestrian walkway. All covenants, restrictions, and 
responsibilities of property owners are required to be recorded prior to 
approval of the final plat in a separate document, or, in the alternative, 
shown on the face of the final plat.   

Criterion (e): Within the parent lot or overall site, required parking for a dwelling 
unit may be provided on a different unit lot than the lot with the dwelling unit, as 
long as the right to use that parking is formalized by an easement on the plat, to 
be recorded with King County Records and Licensing Services Division. 

Staff Analysis: The applicant does not propose parking for dwelling units 
on a different unit lot. Parking will be limited to within the garages of each 
proposed townhouse unit. 

Criterion (f): The unit lot is not a separate buildable lot, and that additional 
development of the individual unit lots may be limited as a result of the 
application of development standards to the parent lot and shall be noted on the 
plat, to be recorded with King County Records and Licensing Services Division. 

Staff Analysis: This criterion is a mandatory condition of approval for a 
unit lot subdivision. As a condition of subdivision approval, this 
information shall be included on the face of the final plat.  

Criterion (g): The applicant shall record a covenant on the plat that states, “These 
units will be considered individual units and part of one structure that cannot be 
segregated from one another. A unit lot development is defined as one building 
or one structure in the International Building Code and International Fire Code 
and National Electrical Code.” 

Staff Analysis: This criterion does not apply since the units were designed 
as structurally independent, they are not considered one building or 
structure under the International Building Code, International Fire Code, 
or National Electrical Code.  

 

9. SITE DEVELOPMENT STANDARDS (SMC 20.50) 

9.1 Densities and Dimensions in the MUR-35’ Zone (SMC 20.50.020) 

Standard Regulation Parent Lot 

Base Density N/A N/A 

Min. Density 
12 du/acre 

7 units 

35 du/acre 

19 units 

Min. lot width N/A N/A 

Min. lot area N/A N/A 

Min. front yard setback 

0 ft. from NE 180th St 
(Arterial Street) 

10 ft. from 12th Ave NE 
(Non-Arterial Street) 

3 ft. from NE 180th St 
(Arterial Street) 

10 ft. from 12th Ave NE 
(Non-Arterial Street) 
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Standard Regulation Parent Lot 

Min. side yard setbacks 5 ft.  
5.6 ft. (North Side) 

6.7 ft. (East Side) 

Min. rear yard setback   5 ft.  
N/A 

Base height 35 ft.  35 ft. 

Max. building coverage N/A N/A 

Max. impervious surface 85% 81% 

Per SMC Table 20.50.020(2), Footnote 2, except for density and height, all these 
standards may be modified for unit lot and zero lot line developments for internal 
lots only.  

9.2 Significant Tree Removal (SMC 20.50.290-370)  
There are six (6) significant trees existing on the Site. All trees measure less than 
30 inches in diameter at breast height (DBH). Per SMC 20.50.310(B), five (5) 
significant trees under 30 inches DBH are exempt from retention and 
replacement requirements. Therefore, no replacement of these trees will be 
required for development of this Site. However, retention of one (1) tree is 
required. The 14” DBH black pine tree near the eastern property line will be 
retained. 

9.3 Parking and Access (SMC 20.50.380-440)  
Each dwelling unit must provide one off-street parking space (SMC 20.50.390A).  
All required parking spaces are proposed to be located within the garages of 
each townhome unit. The spaces must measure at least 8.5 feet by 20 feet in 
size. 

10. ADEQUACY OF PUBLIC FACILITIES (SMC 20.60) 

10.1 Wastewater – Ronald Wastewater District has reviewed the subdivision and 
determined that sufficient sewer capacity is currently available, subject to 
conditions.  (Exhibit 11, Project Reviews Report) 

10.2 Water – North City Water District has reviewed the subdivision and has issued a 
Water Availability Certificate (Exhibit 14). 

10.3 Fire Protection – The Shoreline Fire Department, a special purpose district 
separate and distinct from the City, has reviewed the plans for access, water 
pressure to the site, and proximity to fire hydrants and found the plans 
satisfactory. Future development of the site with housing units will require the 
payment of fire impact fees pursuant to SMC 3.75 (Exhibit 11, Project Reviews 
Report). 

10.4 Surface and Stormwater Management – The Public Works Department has 
reviewed the proposed subdivision and associated development and determined 
that surface water standards as set forth in the Engineering Development 
Manual, which are based on the 2014 Ecology manual shall be satisfied (Exhibit 
11, Project Reviews Report).  
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10.5 Streets and Access – The Public Works Department has reviewed the proposed 
subdivision and associated development and determined that there is adequate 
access from 12th Avenue NE via a shared access driveway. Frontage 
improvements for 12th Avenue NE and NE 180th Street, including re-paving of 
travel lanes, new curbs, gutters, sidewalks, and an amenity zone will be required 
prior to final plat approval. Alternatively, the applicant may post a bond or other 
surety for frontage improvements, as provided in SMC 20.30.440, prior to final 
plat approval.  

11. ENGINEERING AND UTILITY DEVELOPMENT STANDARDS (SMC 20.70) 

11.1 Right-of-Way Dedication – No right-of-way dedication (easement for public use) 
is required. Required frontage improvements will be accommodated within 
existing public rights-of-way. 

11.2 Frontage Improvements – The following frontage improvements will be required 
as a condition of approval and shall be installed by the applicant prior to final plat 
approval, or the applicant may post a bond or other surety as described in 
Section 10.5 above.  

a) 12th Avenue NE: 
i. 16 feet of re-paving, measured from centerline of the right-of-

way;  
ii. 6-inch concrete curb; 
iii. 5-foot-wide amenity zone; 
iv. 5-foot-wide concrete sidewalk; and 
v. Curb bulb with a travel lane of 12 feet from centerline to curb 

bulb. 
b) NE 180th Street: 

i. 35 feet of re-paving;  
ii. 6-inch concrete curb; 
iii. 5-foot-wide amenity zone; 
iv. 7-foot-wide concrete sidewalk; and 
v. Curb ramps on the north and south sides of the street.   

11.3 Utility Undergrounding – Undergrounding of all utilities per SMC 20.70.430 will be 
required.  

C. CONCLUSIONS 

Based on the above, staff concludes the proposed Preliminary Formal Subdivision: 

• Has met the applicable requirements of the Shoreline Municipal Code, including SMC 
Title 20 Unified Development Code. 

• Will make appropriate provisions for the public health, safety, and general welfare. The 
units within the subdivision will be connected to public sewer and water systems, subject 
to conditions set forth by the sewer and water providers. Additional stormwater runoff 
due to the increase of hardscape on Site will be managed according to current City and 
State standards. Anticipated traffic impacts will be mitigated through the payment of 
Transportation Impact Fees and construction of frontage improvements along 12th 
Avenue NE and NE 180th Street. Impacts to the City’s Park System and to the Shoreline 
Fire Department will be mitigated through Park and Fire Impact Fees.    Impacts fees will 
be due at building permit issuance.  
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• Will serve the public use and interest. The Site is located within the 185th Street Station 
Subarea which promotes denser development in proximity to future high-capacity transit, 
specifically Sound Transit’s 185th Street light rail station located approximately 0.6 miles 
from the Site. The denser mixed-use residential zoning is intended to improve walkability 
and reduce car dependency. The proposed subdivision’s creation of 19 unit lots will 
result in an additional 16 housing units thereby helping to address the regional housing 
shortage in the Central Puget Sound area. In addition, by increasing density of this type, 
walkability and social interaction is promoted; car dependency is reduced, resulting in 
less greenhouse gas emissions and congestion; public services can be provided more 
efficiently; and more housing types are provided within the City.  

D. STAFF RECOMMENDATION 

Staff’s recommendation to the Hearing Examiner is to forward to the City Council a 
recommendation of approval for the proposed Preliminary Formal Subdivision application, 
PLN19-0133, subject to the following conditions:  

1. The three existing lots shall be merged. Development permits for the Site, including but 
not limited to, demolition permits, clearing and grading permits, site development 
permits, right-of-way permits, and building permits, shall not be issued until the City has 
approved a Lot Merger for the Site and the same has been recorded with the King 
County Recorder’s Office.  Failure to apply for or receive approval of a Lot Merger, or to 
record an approved Lot Merger, shall render the Preliminary Plat null and void and as 
such, no Final Plat shall be approved or recorded.   

2. Applicant shall comply with all applicable provisions of the Shoreline Municipal Code, 
specifically SMC Title 20 Unified Development Code.  

3. All existing and proposed restrictions, easements, tracts, and their purpose shall be 
clearly shown on the face of the Final Plat.  

4. All utility easements for water service, sewer service, underground power, and 
telecommunications shall be noted on the face of the Final Plat.  

5. A use and maintenance agreement shall be recorded, filed separately, or noted on the 
face of the Final Plat for all joint access and utility easements/tracts.  

6. The stormwater facilities shall be complete and pass inspection prior to approval of the 
Final Plat, or the applicant shall post suitable bond or surety to guarantee the completion 
of improvements within one year of the date of approval of the Final Plat.  

7. A stormwater declaration of covenant in a form acceptable to the City shall be recorded 
with the King County Recorder’s Office prior to approval of the Final Plat and the 
recording number shall be clearly noted on the face of the Final Plat. If the applicant has 
posted a bond or surety, then the declaration of covenant shall be recorded on each lot 
shown on the final plat prior to release of the bond or surety. Or, in the alternate, 
covenant language in a form acceptable to the City shall be included on the face of the 
Final Plat.  

8. A joint use and maintenance agreement identifying the rights and responsibilities of the 
property owners within the Final Plat, or a homeowner’s association, shall be executed 
for the maintenance and operation of the stormwater facilities and recorded with the King 
County Recorder’s Office prior to approval of the Final Plat. Or, in the alternative, joint 
use maintenance agreement language shall be included on the face of the Final Plat.  
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9. All conditions for access and life safety, as required by Shoreline Fire Department, shall 
be met. The proposed access road must be a minimum 20 feet wide and marked as a 
fire lane with no parking allowed. Both shall be noted on the face of the Final Plat, and 
the improvements shall be completed prior to Final Plat approval.  

10. All conditions of the water availability certificate shall be met: 

a. The fire flow requirement for the applicant’s proposed project must be 
determined to identify if improvements to the District’s system are necessary. 

b. This is not an application for or approval of water service to the proposed site. A 
proper application must be filed with and accepted by the District before service 
will be provided. The District has a connection charge (also called general 
facilities charge) and meter installation charge for each new water service 
provided. It is recommended that the applicant consult with the District to obtain 
applicable fees, charges, and procedures which may change during the property 
development process.  

11. A side sewer easement is required for all shared side sewers on the City of 
Shoreline/Ronald Wastewater District approved form. The easement shall be recorded 
prior to Final Plat approval and it shall be clearly noted on the face of the Final Plat.  

12. All conditions set forth by Ronald Wastewater District for new sewer connections shall 
be met:  

a. Sewer service will be provided by a six (6) inch side sewer connection or an eight 

(8) inch or larger sewer main from the site. 

b. Prior to connection of any structure to any sanitary sewer system or the making 

of any repairs, alterations, or additions, an application for a side sewer permit 

shall be filed with the City of Shoreline. 

c. All materials and workmanship in connection with the installation of any sewers 

connected to the public sewer shall be as specified by District Rules & 

Regulations – Res. 09-26. 

d. Wastewater easements will be required on City of Shoreline form. Easements 
shall be recorded prior to wastewater permit issuance.  

13. All new development shall be served with underground power and separate meters for 
each dwelling unit.  

14. Protective fencing shall be installed around the driplines of trees identified by the City in 
order to ensure their survival during construction.  

15. The exact square footage of each lot shall be clearly shown on the face of Final Plat.  

16. All addresses shall be shown on the recorded Final Plat. Each unit shall be addressed 
as follows:  

a. Lot 1 – 18008 12th Ave NE Unit F 
b. Lot 2 – 18008 12th Ave NE Unit E 
c. Lot 3 – 18008 12th Ave NE Unit D 
d. Lot 4 – 18008 12th Ave NE Unit C 
e. Lot 5 – 18008 12th Ave NE Unit B 
f. Lot 6 – 18008 12th Ave NE Unit A 
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g. Lot 7 – 1202 NE 180th St Unit A 
h. Lot 8 – 1202 NE 180th St Unit B 
i. Lot 9 – 1202 NE 180th St Unit C 
j. Lot 10 – 1202 NE 180th St Unit D 
k. Lot 11 – 1202 NE 180th St Unit E 
l. Lot 12 – 1202 NE 180th St Unit F 
m. Lot 13 – 18016 12th Ave NE Unit A 
n. Lot 14 – 18016 12th Ave NE Unit B 
o. Lot 15 – 18016 12th Ave NE Unit C 
p. Lot 16 – 18016 12th Ave NE Unit D 
q. Lot 17 – 18016 12th Ave NE Unit E 
r. Lot 18 – 18016 12th Ave NE Unit F 
s. Lot 19 – 18016 12th Ave NE Unit G 

17. The subdivision shall comply with tree conservation, land clearing and site grading 
standards specified in SMC Chapter 20.50, Subchapter 5, specifically by retaining one 
(1) onsite significant tree. 

18. A Covenant shall be recorded either by stating it on the face of the Final Plat or by filing 
a Declaration of Covenant with King County Recorder’s Office prior to Final Plat 
approval. The recording number of this Declaration shall be noted on the plat. The 
language of the covenant shall be: 

 “Each unit lot is not a separate buildable lot.  Additional development of the individual 
unit lots may be limited as a result of the application of development standards to the 
parent lot.  These units will be considered individual units and part of one structure that 
cannot be segregated from one another.” 

19. The following note shall be placed on the face of the Final Plat:  

“This subdivision is approved based on SMC 20.30.410.D Unit Lot Development 
standards and Exception (#2) to Table 20.50.020(1) that allows modifications to certain 
dimensional standards for unit lot developments. Any future development of the 
individual lots created by this subdivision may be limited as a result of the application of 
development standards.”  
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     17500 Midvale Avenue N  ♦  Shoreline, Washington 98133 
(206) 801-2700  ♦  shorelinewa.gov 

 

August 14, 2019 
 

To: Shoreline Neighbor 

 

RE:   Neighborhood Meeting Report, Submitted by Blue Fern 

Development   

 

 

Dear Shoreline Neighbor: 

 

Please find enclosed a copy of the Neighborhood Meeting Report for a 

Preliminary Formal Subdivision application for a 19-unit townhouse 

development, submitted on July 26, 2019.  We are sending you this report 

because you attended the Neighborhood Meeting held on July 2, 2019. 

 

Also enclosed is a handout answering frequently asked questions regarding the 

Neighborhood Meeting process.   

 

The City will also mail you a Notice of Application, which will notify you of 

the public comment period for another opportunity to comment. 

 

If you have any questions, please call me at (206)801-2557 or e-mail to 

clee@shorelinewa.gov. Written comments can also be mailed to my attention 

to: City of Shoreline, Planning & Development Services, 17500 Midvale Ave. 

N., Shoreline, WA 98133. 

 

 

Sincerely, 

 
Catie Lee, AICP 

Project Manager 

 

 

 

 

Enclosures: Neighborhood Meeting Report 

  Frequently Asked Questions

SHORELINE 
CITY COUNCIL 
Will Hall 
Mayor 

Doris McConnell 
Deputy Mayor 

Susan Chang 

Betsy Robertson 

Keith A. McGlashan 

Chris Roberts 

Keith Scully 
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Planning & Community Development 

 
Q: What is the purpose of a neighborhood meeting? 

A: Neighborhood meetings are designed to provide citizens with early notification that a 
project may be proposed in their neighborhood and to allow citizens to provide initial 
comments on the project at an early stage of the application process. 
 
Q: Who is notified of the meeting? 

A: All property owners within 500 feet of the project site are required to be notified via mail 
of the neighborhood meeting. Neighborhood Association representatives for the area are 
also notified. 
 
Q: Will attendees get to approve or deny the project? 

A: No. Attendees will be able to provide comments to the applicant which the applicant can 
then choose whether or not to incorporate those comments into his/her proposal. 
 
Q: How does the neighborhood meeting fit into the permit process? 

A: The neighborhood meeting is one of the initial steps in the process towards making an 
application with the City.  Neighborhood meetings are held prior to applicants submitting 
their project with the City. Applicants are required to provide documentation from the 
neighborhood meeting as part of their application submittal. 
 
Q: Will I be notified when a project is applied for? 

A: All property owners within 500 feet of the project site will be notified once an application 
is submitted with the City. 
 
Q: Will the neighborhood meeting be my only opportunity to comment on the project? 

A: No. When the application is submitted to the City a “Notice of Application” will be sent 
out to all property owners within 500 feet. This notice will also indicate the beginning of the 
public comment period which typically lasts 14 days. Anyone who wishes to submit written 
comments regarding the project may do so at that time. All comments will be included with 
the file for review. 
 
Q: Will I be able to view the project file and where can I view it at? 

A: Once an application has been filed with the city any interested citizens may come in, 
view the file and discuss the application with the project manager. All files can be found at 
the Planning & Community Development department located at: 17500 Midvale Ave. N., 3rd 
floor, Permitting. 

FREQUENTLY ASKED QUESTIONS 

NEIGHBORHOOD MEETINGS 













 

17500 Midvale Avenue N, Shoreline, Washington 98133-4905 

Telephone (206) 801-2500  Fax (206) 801-2788  pcd@shorelinewa.gov 

 
 

 
 

Notice of Preliminary Formal Subdivision Application  
August 19, 2019 

 

Name of Applicant and Application No.: Michelle Branley – Blue Fern Development; PLN19-0133  
 

Location: 18002, 18008 and 18016 12th Ave NE; Parcel #616390-0410, 616390-0411 and 616390-0420 
 

Description of Project: Preliminary Formal Subdivision application to divide one (1) parcel into 
nineteen (19) townhouse unit lots.  
 

Application Submitted & Complete: Submitted 7/26/2019; Complete 8/14/2019 
 

Project Manager Name & Phone #: Catie Lee, Associate Planner – (206)801-2557 
 
Project Information: Total Lot Area: 23,520 sf  Height (Maximum):  35 feet 
   Zone: MUR-35’                              Lot Size (Minimum): N/A 
 
Public Comment: The public comment period ends September 3, 2019 at 5:00 p.m. Interested persons are 
encouraged to mail, fax (206) 801-2788 or deliver comments to City of Shoreline, Attn. Catie Lee, 17500 Midvale 
Avenue N, Shoreline, WA 98133 or email to clee@shorelinewa.gov. You may also request a copy of the decision 
once it has been made. 
 

Open Record Public Hearing: Interested parties are also encouraged to participate in a public hearing 
tentatively scheduled before the Hearing Examiner in December 2019 in the Council Chamber at City Hall, 17500 
Midvale Avenue N, Shoreline, WA. A Notice of Public Hearing will be distributed no later than 15 days prior to the 
hearing. 
 
Development Regulations Used and Environmental Documents submitted:   
Current editions of Shoreline Municipal Code and Comprehensive Plan, Stormwater Manual, Engineering 
Development Manual, Transportation Master Plan, International Building Codes. Documents received include 
SEPA Checklist and Technical Information Report (TIR). All documents are available for review at City Hall, 17500 
Midvale Avenue N. 
 

Other Required Permits:  Planned Action Determination of Consistency, Lot Merger, Site Development 
Permit, Building Permits, Wastewater Permits   
 
Notice of Disclosure: 
The City of Shoreline will enter all comments received into the public record and may make these comments, 
and any attachments or other supporting materials, available unchanged, including any business or personal 
information (name, email address, phone, etc.) that you provide available for public review. This information 
may be released on the City’s website. Comments received are part of the public record and subject to 
disclosure under the Public Records Act, RCW 42.56. Do not include any information in your comment or 
supporting materials that you do not wish to be made public, including name and contact information. 

mailto:pds@ci.shorelinewa.gov
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17500 Midvale Avenue N, Shoreline, Washington 98133-4905 

Telephone (206) 801-2500  Fax (206) 801-2788  pcd@shorelinewa.gov 

 

 

Notice of Public Hearing of the Hearing Examiner 
 

Applicant:  Blue Fern Development, LLC 
Application No.:  PLN19-0133 
Permit Requested: Preliminary Formal Subdivision 

 
Location: 18002, 18008 and 18016 12th Avenue NE (Parcel #s 6163900410, 6163900411 and 6163900420).  
Description of Project:  Division of three parcels of land into nineteen (19) lots to facilitate development of 19 townhouse units. 
 

The public hearing is scheduled for Wednesday, July 29, 2020, at 6:00 PM via Zoom Webinar. 

Pursuant to Governor Inslee’s Proclamation 20-28, as amended, and City Council Resolution No. 459, in an effort to curtail the spread 
of the COVID-19 virus, the Public Hearing for PLN19-0133 will take place online using the Zoom Webinar platform and the public will 
not be allowed to attend in-person. 

You may join the Public Hearing via Zoom Webinar or listen to the Public Hearing over the telephone. 

Public comment will be accepted by submitting written comment or calling into the public hearing to provide oral testimony.  Please see 
the below on how to access all of these options: 

• Written Comments:   Email the Hearing Examiner Clerk @ hearingex@shorelinewa.gov or mail the comments to the Clerk at 
City’s address shown below.   All comments must be received by the Hearing Examiner prior to the close of the public hearing. 

• Attend the Public Hearing: 

o via Zoom Webinar: https://zoom.us/j/99229420926 

o via Telephone: (888) 475-4499 (Toll Free)  Webinar ID: 992 2942 0926 

• Provide Oral Testimony:  Email the Hearing Examiner Clerk @ hearingex@shorelinewa.gov by 5:30 p.m. July 29, 2020 to 
Sign-Up to provide Oral Testimony.  

 
Any questions or comments prior to the hearing date should be addressed to the Hearing Examiner Clerk at 
hearingex@shorelinewa.gov.  
 
Copies of the Notice of Application, Planned Action Determination, application materials and applicable codes are available by emailing 
Cate Lee, Associate Planner, at clee@shorelinewa.gov. 
 
Any person requiring a disability accommodation should contact the Hearing Examiner Clerk at hearingex@shorelinewa.gov in 
advance for more information. For TTY telephone service call (206) 546-0457. Each request will be considered individually according to 
the type of request, the availability of resources, and the financial ability of the City to provide the requested services or equipment. 
 

NOTICE OF PUBLIC RECORDS ACT DISCLOSURE 
Comments received are part of the public record and subject to disclosure under the Public Records Act, RCW 42.56.  The City of 

Shoreline will enter all comments received into the public record and may make these comments, and any attachments or other 

supporting materials, available unchanged, including any business or personal information (name, email address, phone, etc.) that you 

provide available for public review. This information may be released on the City’s website. Do not include any information in your 

comment or supporting materials that you do not wish to be made public, including name and contact information. 

mailto:pds@shorelinewa.gov
mailto:hearingex@shorelinewa.gov
https://zoom.us/j/99229420926
mailto:hearingex@shorelinewa.gov
mailto:hearingex@shorelinewa.gov
mailto:clee@shorelinewa.gov
mailto:hearingex@shorelinewa.gov
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To see the aerial map, go to maps.shorelinewa.gov and enter the address. 

 

Site Plan 
18002, 18008 and 18016 12th Ave NE 
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BASE MAP/TOPOGRAPHY PROVIDED BY
OTHERS. DCG CANNOT BE HELD LIABLE
FOR ACCURACY. CONTRACTOR SHALL
FIELD VERIFY GRADES, UTILITIES, AND
ALL OTHER EXISTING FEATURES AND

CONDITIONS. IF CONDITIONS ARE NOT
AS SHOWN AND/OR PLANS CANNOT BE
CONSTRUCTED AS SHOWN, CONTACT

DCG PRIOR TO CONSTRUCTION.

CALL 811
2 BUSINESS DAYS
BEFORE YOU DIG

(UNDERGROUND UTILITY LOCATIONS ARE APPROX.)
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KEY NOTES:

KEY NOTE: DETAIL/
SHEET

12" AREA DRAIN
RIM 447.00
6" IE (E) 443.00 (FTG DRN)
6" IE (W) 442.50
W/ 2' MIN SUMP

-

PRETREATMENT DEVICE
(CONTECH CDS2015-4-C)
W/ OPEN GRATE LID
RIM 445.60
6" IE (S) 443.10
6" IE (N) 443.10
6" IE (E) 443.00
W/ 2' MIN SUMP

K/C10&X/C12

R-TANK INFILTRATION FACILITY
9 UNITS WIDE X 11 UNITS LONG X 4
UNITS TALL (11.81'W X 25.8'L X 5.58'D) W/
2'-WIDE GRAVEL STRIP AROUND
PERIMETER
FG ABOVE R-TANK 445.62-449.08 TOP OF
R-TANK  443.60
6" IE (W) 443.00
BOT OF R-TANK 438.00
BOT OF ROCK 437.00
BOT OF ENGINEERED SOIL 435.50

N/C10

CB #7 - TYPE 1 W/ STANDARD GRATE W/
SPILL CONTROL ELBOW & SCREEN
RIM 450.27
6" IE (SE) 447.77
6" IE (W) 447.67
6" IE (NE) 447.77
W/ 2' MIN SUMP

  G/C09,
I&K/C10

6" SDCO
RIM 462.55
6" IE 460.05

F/C09

6" SDCO
RIM 454.25
6" IE 451.75

F/C09

6" SDCO
RIM 451.60
6" IE 449.10

F/C09

6" SDCO
RIM 447.30
6" IE 445.50

F/C09

6" SDCO
RIM 459.30
6" IE 453.00

F/C09

105.0' L X 5.0' W X 4' D INFILTRATION
TRENCH
FG ABOVE FACILITY 446.00-450.00
OVERFLOW FROM CB #8 IE 445.00
6" PERF PIPE IE 444.00
BOTTOM OF FACILITY 441.00

O/C10

6" SDCO
RIM 454.47
6" IE 451.97

F/C09

6" SDCO
RIM 455.70
6" IE 453.20

F/C09

6" SDCO
RIM 455.52
6" IE 453.00

F/C09

12" SDCO
RIM 445.50
12" IE 442.35

F/C09

6" SDCO
RIM 464.55
6" IE 462.05

F/C09

6" SDCO
RIM 445.72
6" IE 443.40

F/C09

2 LF 6" SD @ 2.00% W/C11

110 LF 6" SD @ 2.00% MIN & 2' MIN
COVER W/C11

55 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

105 LF 6" SD @ 2.00% MIN & 2' MIN
COVER W/C11

62 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

R-TANK OVERFLOW PIPE
7 LF 6" SD @ 2.00% MIN
IE @ EAST END OF PIPE @ 443.60 (END
WITHIN GRAVEL) INSTALL WIRE MESH
SCREEN ON EAST END OF PIPE TO
PREVENT DRAIN ROCK FROM ENTERING
PIPE

-

3 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

27 LF 6" SD @ 2.00% MIN W/C11

93 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

100 LF 6" SD @ 2.00% MIN & 2' MIN
COVER W/C11

105 LF 6" PERF PIPE LAID FLAT
W/ CLEANOUT AT NORTH END
6" IE 444.00

F/C09

R-TANK MAINTENANCE PORT
RIM 447.00 M/C10

CB #8 - TYPE 1 W/ STANDARD GRATE W/
SPILL CONTROL ELBOW & SCREEN
RIM 446.75
6" IE (S) 445.00 (OVERFLOW
6" IE (S) 444.10
6" IE (N) 444.00
W/ 2' MIN SUMP

  G/C09,
I&K/C10

12" AREA DRAIN
RIM 448.00
6" IE (E) 445.00 (FTG DRN)
6" IE (S) 444.90
W/ 2' MIN SUMP

-

SOLID WALL PVC FOOTING DRAIN
TIGHTLINE @ 2.00% MIN -

19 LF 12" DIP SD @ 2.00% MIN
(INSTALLED UNDER SEPARATE PERMIT
ROW19-1933)

W/C11

51 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

R-TANK MAINTENANCE PORT
RIM 449.20 M/C10

ROOF DOWNSPOUT AND TIGHTLINE @
2.00% MIN & 2' MIN COVER (TYP) -

6 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

PERIMETER FOOTING DRAIN -
PERFORATED PVC PIPE IN 6" MIN
1/2"-3/4" WASHED GRAVEL, WRAPPED IN
NON-WOVEN FILTER FABRIC.
CLEANOUTS TO BE INSTALLED AT PIPE
ENDS (TYP)

-

PERMEABLE PAVEMENT SURFACING
(TYP) J/C10

61 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

SEE RIGHT-OF-WAY IMPROVEMENT
PLANS FOR DRAINAGE IMPROVEMENTS
WITHIN THE ROW

-

20 LF 6" TRENCH DRAIN
RIM ELEV VARIES (SEE SHEET C06)
6" IE (E) 443.75

-

6" SDCO
RIM 452.15
6" IE 449.65

F/C09

6" SDCO
RIM 451.22
6" IE 448.72

F/C09

45 LF 6" SD @ 2.00% MIN @ 2' MIN
COVER W/C11

6" SDCO
RIM 451.97
6" IE 449.67

F/C09

27 LF 6" TRENCH DRAIN
RIM ELEV VARIES
6" IE 449.50

-

65 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

19 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

39 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

45 LF 12"-WIDE GRAVEL TRENCH DRAIN
TOP OF TRENCH FLUSH W/ FG
(462.75-465.00; SEE SHEET C06) 6" IE (S)
461.75
BOT OF TRENCH 461.50

-

6" TRENCH DRAIN TIGHTLINE @ 2.00%
MIN (TYP) -

44 LF 6" PERF PIPE LAID FLAT W/
CLEANOUT AT NORTH END
6" IE 461.75

-

16 LF 6" SD @ 2.00% MIN W/C11

58 LF 6" SD @ 2.00% MIN W/C11

SD FLOW DIRECTION ARROW (TYP) -
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GENERAL NOTES:
1. ALL PIPES BENEATH DRIVING SURFACES WITH LESS THAN 2' COVER SHALL

BE SCHEDULE 40, SCHEDULE 80, OR DUCTILE IRON PIPE.
2. PREVENT SUBGRADE COMPACTION OF THE INFILTRATION TRENCH,

R-TANK, AND PERMEABLE PAVEMENT SURFACING WHERE FEASIBLE
DURING CONSTRUCTION. IF COMPACTED DURING CONSTRUCTION, THE
SUBGRADE SHALL BE SCARIFIED TO ORIGINAL STATE AND APPROVED BY
A GEOTECHNICAL ENGINEER PRIOR TO PLACING DRAIN ROCK.

3. AMEND ALL DISTURBED PERVIOUS AREAS IN ACCORDANCE W BMP T5.13 IN
CHAPTER 5 OF VOLUME V OF THE DOE 2012 STORMWATER MANAGEMENT
MANUAL FOR WESTERN WASHINGTON (2014 AMENDED).
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SEE ROW PERMIT PLANS FOR
IMPROVEMENTS WITHIN THE ROW

(ROW19-1933)

LEGEND:
CONCRETE

LANDSCAPE

PERMEABLE PAVERS WALKWAY
(SEE DETAIL J/C10)

IMPERMEABLE PAVERS

PERMEABLE PAVEMENT DRIVEWAY
(SEE DETAIL J/C10)

ASPHALT (FULL DEPTH)
(UNDER SEPARATE ROW PERMIT
#ROW 19-1933)

ASPHALT (GRIND & OVERLAY)
(UNDER SEPARATE ROW PERMIT
#ROW 19-1933)

GRAVEL

ROOF & PAVEMENT AREA TRIBUTARY
TO R-TANK FACILITY

ROOF AREA TRIBUTARY TO
INFILTRATION TRENCH
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TAX NO. 6163900601

TAX NO. 6163900421

HOUSE

FOUND EXISTING REBAR AND CAP
STAMPED "42666" AT CALC'D
CORNER POSITION
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CATCH BASIN

RIM = 440.71 FT.

CULVERT
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FOUND EXISTING IRON
PIPE AT CALC'D CORNER
POSITION
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18008 12TH AVE NE
UNIT F
FF 455.00

18016 12TH AVE NE
UNIT D
FF(1) 454.00
FF(2) 463.10

18016 12TH AVE NE
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FF(1) 454.00
FF(2) 463.10

18016 12TH AVE NE
UNIT B
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Project Number: PLN19-0133

Site Address: 18002 12th Ave NE

City, State Zip Code: Shoreline, WA 98155-3732

Applied: 7/26/2019 Approved: 

Closed: 

Parent Project: 

Applicant: BLUE FERN DEVELOPMENT

Owner: DEVIGHT STEPHEN J

Contractor: <NONE>

Description: CONSOLIDTED SUBDIVISION - 19 TOWNHOME UNITS IN 3 
BUILDINGS

Expired: 

Status: UNDER REVIEW

Details:

SCOPE: SUBDIVISION OF LOT (POST CONSOLIDATION) CONTAING 19-FEE SIMPLE TOWNHOMES AND ASSOCIATED SITE DEVELOPMENT 
AND FRONTAGE. (19) TOWNHOME UNITS IN (3) BUILDINGS.

PLANNED ACTION: PLN19-0134
SITE DEVELOPMENT PERMIT: DEV19-1929
RIGHT-OF-WAY FRONTAGE IMPROVEMENTS PERMIT: ROW19-1933

LIST OF REVIEWS

SENT DATE RETURNED 
DATE DUE DATE TYPE CONTACT STATUS REMARKS

Review Group: AUTO

DECISION** Cate Lee

Notes:

7/26/2019 8/2/2019 7/26/2019 INTAKE REVIEW Lucinda Clark APPROVED

Notes:

7/26/2019 8/14/2019 8/23/2019 COMPLETENESS REVIEW Cate Lee COMPLETED SEE LETTER

Notes:

8/14/2019 10/7/2019 9/20/2019 CIVIL Sierra Gawlowski APPROVED

Notes:

8/14/2019 8/22/2019 9/20/2019 FIRE Devon Wesenberg APPROVED no comments for fire

Notes:

8/14/2019 9/24/2019 9/20/2019 PLANNING - 
SUBDIVISION Cate Lee RESUBMITTAL 

REQUIRED

Notes:

Printed: Tuesday, 07 July, 2020 1 of 2
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8/14/2019 8/19/2019 8/19/2019 PROCEDURAL/SEPA/NOT
ICES Cate Lee COMPLETED NOA

Notes:

8/14/2019 8/14/2019 8/16/2019 UTILITY WAIVED

Notes:

12/18/2019 1/30/2020 2/7/2020 PLANNING SUBDIVISION 
RESUBMITTAL Cate Lee RESUBMITTAL 

REQUIRED SEE COMMENT LETTER 

Notes:

3/5/2020 4/3/2020 4/10/2020 PLANNING SUBDIVISION 
RESUBMITTAL Cate Lee RESUBMITTAL 

REQUIRED
SEE COMMENT LETTER 

3

Notes:

6/9/2020 6/11/2020 6/19/2020 PLANNING SUBDIVISION 
RESUBMITTAL Cate Lee APPROVED

Notes:

6/9/2020 6/11/2020 6/19/2020 TREE TRACKING Cate Lee SEE DEV19-1929

Notes:

6/11/2020 7/2/2020 7/10/2020 WASTEWATER Brent Proffitt APPROVED SEE CONDITIONS

Notes:
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NORTH

HARDSCAPE DETAIL

LOT 18

LOT 17

LOT 19
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23,515 SQ. FT. 13,223 SQ. FT. 81%5,805 SQ. FT.TOTAL
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SCALE IN FEET

KEY NOTES:

KEY NOTE:

DETAIL/

SHEET

CB #1 - TYPE 1 W/ SOLID, LOCKING

LID

RIM 449.15

12" (N) EX IE 447.24±

12" (W) IE 445.20

W/ 2' MIN SUMP

E/C07 &

K/C08

CB #2 - TYPE 1 W/ VANED GRATE

RIM 448.57

12" (E) IE 445.03

12" (S) IE 445.03

W/ 2' MIN SUMP

E, F, G/C07

J/C08 &

O/C09

CB #3 - TYPE 1 W/ VANED GRATE

RIM 444.20

12" (E) 441.83

12" (N) IE 441.83

12" (S) IE 441.83

W/ 2' MIN SUMP

E, F, G/C07

J/C08 &

O/C09

CB #4 - TYPE 1 W/ SOLID LOCKING

LID

RIM 444.52

12" (N) IE 441.72

12" (E) IE 441.72

12" (W) IE 441.72±

W/ 2' MIN SUMP

ADJUST IE AS NECESSARY TO

MATCH CROWN ELEVATIONS W/

EXISTING STORM MAIN

E/C07 &

K/C08

CB #5 - TYPE 1  W/ VANED GRATE

RIM 445.95

12" (E) IE 442.50

12" (W) IE 442.50

W/ 2' MIN SUMP

E, F, G/C07

J/C08 &

O/C09

2 LF 12" PVC (ASTM 3034) SD @

2.00% MIN

Q/C09

160 LF 12" DIP SD @ 2.00% MIN
Q/C09

SAWCUT AND MATCH EG (TYP)

-

TYPE A CURB AND GUTTER  (TYP)

D/C07

NEW 20' WIDE CONC DRIVEWAY W/

2.5' WINGS

A/C07

5' CONCRETE SIDEWALK B/C07

EX CULVERT TO BE REMOVED -

EX FIRE HYDRANT TO BE

RELOCATED. PROPOSED

LOCATION SHOWN

SCHEMATICALLY ONLY. FINAL

DESIGN TO BE COORDINATED W/

NCWD.

-

EX WATER MAIN NOT SURVEYED

AND IS DRAWN IN

SCHEMATICALLY. CONTRACTOR

TO CONFIRM LOCATION OF EX

WATER MAIN AND PROTECT

THROUGHOUT CONSTRUCTION

-

TEMPORARY ASPHALT

TRANSITION TO END PRIOR TO EX

DRIVEWAY PROVIDING ACCESS

TO 18026 12TH AVE NE PROPERTY.

TRANSITION FROM TEMPORARY

ASPHALT EDGE TO EXISTING

GRADE WITH GRAVEL. ADJUST

TRANSITION IN FIELD AS

NECESSARY

-

PERPENDICULAR CURB RAMP.

SEE SHEET C06 FOR GRADING

DETAILS

C06 & I/C08

TEMPORARY ASPHALT

TRANSITION TO END PRIOR TO EX

DRIVEWAY PROVIDING ACCESS

TO 1216 NE 180TH ST PROPERTY.

TRANSITION FROM TEMPORARY

ASPHALT EDGE TO EXISTING

GRADE WITH GRAVEL. ADJUST

TRANSITION IN FIELD AS

NECESSARY

-

CONNECT EX SD TO NEW TYPE 2

CB #6

12" IE 454.90±

-

EXISTING DRIVEWAY EDGE -

EX FENCE TO BE REMOVED -

FLEXIBLE PAVEMENT PATCHING.

MATCH PAVEMENT SECTIONS

SHOWN IN DETAILS A-A & B-B ON

C09 OR MATCH EX PAVING

THICKNESS IF GREATER

H/C07,

A-A &

B-B/C08

APPROXIMATE LOCATION OF EX 6"

SSS. CONTRACTOR TO PROTECT

DURING CONSTRUCTION AS SSS

TEE (AT MAIN) WILL BE UTILIZED

FOR PROPOSED DEVELOPMENT.

CONTRACTOR TO CONSULT

ON-SITE INSPECTOR/RONALD

WASTEWATER DISTRICT IF EX

PIPE CAN BE ABANDONED IN

PLACE OR IS TO BE REMOVED

-

SEE SITE DEVELOPMENT PERMIT

PLANS FOR UTILITY DESIGN

-

EX ASPHALT ROADWAY EDGE

(TYP)

-

24 LF 12" DIP SD @ 0.50%
Q/C09

26 LF 12" DIP SD @ 2.00% MIN
Q/C09

7' CONCRETE SIDEWALK B/C07

CONNECT EX CULVERT TO CB.

CULVERT DIAMETER NOT

SURVEYED

CULVERT IE 447.24±

-

EX CB TO BE REMOVED -

CONTRACTOR TO DETERMINE IF

GAS LINE NEEDS TO BE

RELOCATED FOR PROPOSED

STORM MAIN. PER GAS MAP

Q170071, GAS MAIN LOCATION

MAY DIFFER. COORDINATE WITH

PSE IF RELOCATION IS

NECESSARY (BY OTHERS)

-

EX TREE TO BE REMOVED -

2" FULL STREET ASPHALT GRIND

AND OVERLAY. MATCH EG

H/C07

TEMPORARY ASPHALT

TRANSITION RAMP. RAMP TO END

PRIOR TO NEIGHBORING

DRIVEWAYS (TYP)

C/C07

CONNECT EX SD TO NEW CB

12" IE 441.72

-

5' WIDE AMENITY ZONE R/C09

APPROXIMATE LOCATION OF EX

GAS SERVICE TO 18008 12TH AVE

NE PER GAS MAP Q170071.

CONTRACTOR TO CONFIRM

LOCATION AND PROTECT

THROUGHOUT CONSTRUCTION.

REUSE SERVICE FOR PROPOSED

DEVELOPMENT IF SIZED

CORRECTLY (TBD BY OTHERS).

FINAL DESIGN TO BE

COORDINATED W/ PSE

-

ALL DISTURBED ROW PERVIOUS

SURFACES TO BE AMENDED PER

BMP T5.13 (TYP)

-

41 LF 6" SDR35 SSS @ 2.00% MIN

SLOPE TO CONNECT TO EX

SEWER MAIN TEE. INSTALLED

UNDER SEPARATE PERMIT

#WWU19-2078

-

34 LF 6" SDR35 SSS @ 2.00% MIN

SLOPE TO CONNECT TO EX

SEWER MAIN TEE. INSTALLED

UNDER SEPARATE PERMIT

#WWU19-2078

-

APPROXIMATE LOCATION OF

PROPOSED MAILBOXES. FINAL

LOCATION TBD BY LOCAL

POSTMASTER

-

APPROXIMATE LOCATION OF EX

STREET SIGN. REPLACE AND

RELOCATE TO NEW LOCATION

L & M/C09

APPROXIMATE LOCATION OF EX

SERVICE TO FIRE HYDRANT.

CONTRACTOR TO CONFIRM

LOCATION AND PROTECT DURING

CONSTRUCTION

-

EX SD TO BE REMOVED AND NEW

PSD INSTALLED

-

APPROXIMATE LOCATION OF EX

WATER MAIN. CONTRACTOR TO

CONFIRM LOCATION AND

PROTECT DURING

CONSTRUCTION

-

APPROXIMATE LOCATION OF EX

GAS MAIN. CONTRACTOR TO

CONFIRM LOCATION AND

PROTECT DURING

CONSTRUCTION

-

105 LF DIP SD @ 2.00% MIN
 Q/C08

CB #6 - TYPE 2 CATCH BASIN W/

VANED GRATE

RIM 458.08

12" IE (E) 454.90±

12" IE (W) 454.90

W/ 2' MIN SUMP

 G/C07,

 J/C08, P, N

& O/C08

APPROXIMATE LOCATION OF EX

STORM MAIN. CONTRACTOR TO

CONFRIM LOCATION AND

PROTECT DURING

CONSTRUCTION UNTIL NEW MAIN

INSTALLED

-

19 LF 12" DIP SD @ 2.00% MIN

-

12" SDCO

RIM 445.50

12" IE 442.35 (INSTALLED UNDER

SEPARATE PERMIT DEV19-1929)

-

GRIND AND OVERLAY TO EXTEND

TO EDGE OF EX FL. EX FL EDGE

TO BE DETERMINED IN FIELD

-

33 LF 6" SDR35 SSS @ 2.00% MIN

SLOPE TO CONNECT TO EX

SEWER MAIN TEE. INSTALLED

UNDER SEPARATE PERMIT

#WWU19-2078

-

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38

39

40

41

42

43

44

45

46

47

48

49

50

51

52

SEE SITE DEVELOPMENT

PERMIT PLANS FOR ON-SITE

IMPROVEMENTS (DEV19-1929)

1
2

8

6

7

10

11

12

13

17

3

4

5

N.E.  180TH  ST.

16

12
20

9

21

22

19

26

25

15
19

22

28

24

29

16

31

32

27

30

LEGEND:

CONCRETE

LANDSCAPE

ASPHALT (FULL DEPTH)

2" ASPHALT GRIND AND OVERLAY

GRAVEL

 C08

A

A

 
C

0
8

B

B

33

34

22

35

14

14

36

33

37

40

47

32

43

41

41

44

45

48

23

18

42

46

49

50

51

38

39

52

Digitally signed
by Benjamin J.
Iddins
Date:
2020.05.09
13:13:38 -
07'00'

clee
Text Box
EXHIBIT 13



4

5

5

X
X

N 01°04'36" E

1344.49'

W
V

W
V

W
V

W
V

G
V

S
A

N
.
 
M

A
N

H
O

L
E

R
I
M

 
=

 
4
4
4
.
0
6
 
F

T
.

C
U

L
V

E
R

T

I
.
E

.
 
4
4
5
.
2
8
 
F

T
.

C
U

L
V

E
R

T

I
.
E

.
 
4
4
6
.
0
5
 
F

T
.

P
P

W
M

X

X

X

X

X

X

X

X

X

C
A

T
C

H
 
B

A
S

I
N

R
I
M

 
=

 
4
4
4
.
8
6
 
F

T
.

C
U

L
V

E
R

T

I
.
E

.
 
4
4
3
.
0
1
 
F

T
.

S
A

N
.
 
M

A
N

H
O

L
E

R
I
M

 
=

 
4
4
8
.
8
8
 
F

T
.

2
2
"
 
E

T

OHP(U
NSHIE

LDED)

OHP(U
NSHIE

LDED)

OHP(U
NSHIE

LDED)

OHP(U
NSHIE

LDED)

OHP(UNSHIELDED)

OHP(UNSHIELDED)

OHP(UNSHIELDED)

OHP(UNSHIELDED)

OHP(UNSHIELDED)

OHP(U
NSHIE

LDED)

OHP(U
NSHIE

LDED)

OHP(U
NSHIE

LDED)

OHP(U
NSHIE

LDED)

OHP(U
NSHIE

LDED)

S
S

S

S
S

P
S

S

P
S

S

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

PSS

P
S

S

P
S

S

P
S

S

P
S

S

P
S

S

P
S

S

P
S

S

P
S

S

P
S

S

P
S

S

G
V

G

G

G

G

G

G

G

G

G

G

G

G

F
H

C
A

T
C

H
 
B

A
S

I
N

R
I
M

 
=

 
4
4
9
.
9
8
 
F

T
.

W
M

W
M

C
U

L
V

E
R

T

I
.
E

.
 
4
4
7
.
2
0
 
F

T
.

BRICK

G
A

S
 
M

E
T

E
R

P
O

R
C

H

P
O

R
C

H

D
E

C
K

B
A

Y

S

S

S
S

S

1

G

G

G

G

G

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

E
L
E

C
T

R
I
C

 
M

E
T

E
R

O

H

P

O

H

P

O

H

P

O

H

P

O

H

P

O

H

P

O

H

P

O

H

P

O

H

P

O

H

P

O

H

P

W
W

W

C
O

N
C

R
E

T
E

G
R

A
V

E
L

H
O

U
S

E

A
S

P
H

A
L
T

A
S

P
H

A
L
T

A
S

P
H

A
L
T

T
A

X
 
P

A
R

C
E

L
 
L
I
N

E

1
5
0
.
0
2
'

2

3

5

7

6

I
.
E

.
 
=

 
4
3
4
.
3
8
 
F

T
.

I
.
E

.
 
=

 
4
3
3
.
0
6
 
F

T
.
 
(
N

,
 
W

,

E
)

S
D

I
.
E

.
 
=

 
4
4
7
.
5
8
 
F

T
.
 
(
1
2
"
 
P

V
C

,
 
E

.
)

I
.
E

.
 
=

 
4
4
7
.
5
8
 
F

T
.
 
(
1
2
"
 
C

O
N

C
,
 
W

.
)

I
.
E

.
 
=

 
4
4
2
.
8
6
 
F

T
.
 
(
1
2
"
 
C

M
P

,
 
N

.
)

I
.
E

.
 
=

 
4
4
2
.
8
6
 
F

T
.
 
(
1
2
"
 
C

O
N

C
,
 
W

.
)

I
.
E

.
 
=

 
4
4
3
.
2
6
 
F

T
.
 
(
1
2
"
 
C

O
N

C
,
 
E

.
)

S
D

S
D

S
D

S
D

S
D

SD

SD

S
D

S
D

S
D

S
D

S
D

S
D

SD

SD

SS

P
S

D

4

5

2

4

5

3

4
5
4

4

4

6

4

4

7

4

4

8

4

4

9

4

5

1

4

5

2

4

5

3

4

5

4

446

447

448

449

4
4
5

4

5

0

4
5
0

450

4

5

5

4

4

5

4

5

0

445

4
4
5

450

D
R

N

D
R

N

DRN

DRN

DRN

DRN

DRN

DRN

DRN

DRN

DRN

DRN

DRN

D
R

N
D

R
N

D
R

N

DRN

DRN

D
R

N

D
R

N

DRN

D
R

N

D
R

N

D
R

N

D
R

N

D
R

N

DRN

DRN

1
3

1
4

1
7

1
8

1
9

1 2 3 4 5 6

4

4

6

4

4

8

4

5

0

4

5

0

1
5

1
6

W

W

W

W

W

W

W

W

W

W

PERF

PERF

PERF

PERF

PERF

PERF

PERF

PERF

PERF

PERF

PERF

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

4
5
5

4

4

9

4

4

7

W

W

W

W

W

W

W

W

W

W

W

W

1
2

1
1

9

1
0

8 7

W

W

W

W

W

W

W

W

W

W W W W

W

W

W

1
8

0
0

8
 
1

2
T

H
 
A

V
E

 
N

E

U
N

I
T

 
F

F
F

 
4

5
5

.
0

0

1
8

0
0

8
 
1

2
T

H
 
A

V
E

 
N

E

U
N

I
T

 
E

F
F

 
4

5
5

.
0

0

1
8

0
0

8
 
1

2
T

H
 
A

V
E

 
N

E

U
N

I
T

 
D

F
F

 
4

5
4

.
0

0

1
8

0
0

8
 
1

2
T

H
 
A

V
E

 
N

E

U
N

I
T

 
C

F
F

 
4

5
4

.
0

0

1
8

0
0

8
 
1

2
T

H
 
A

V
E

 
N

E

U
N

I
T

 
B

F
F

 
4

5
3

.
0

0

1
8

0
0

8
 
1

2
T

H
 
A

V
E

 
N

E

U
N

I
T

 
A

F
F

 
4

5
3

.
0

0

1
2

0
2

 
N

E
 
1

8
0

T
H

 
S

T

U
N

I
T

 
B

F
F

 
4

5
0

.
5

0

1
2

0
2

 
N

E
 
1

8
0

T
H

 
S

T

U
N

I
T

 
A

F
F

 
4

5
0

.
5

0

1
2

0
2

 
N

E
 
1

8
0

T
H

 
S

T

U
N

I
T

 
C

F
F

 
4

5
3

.
5

0

W

12TH  AVE.  N.E.

4

5
0

'

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

0+50

1+00

F

H

S
S

S

S
S

S

S
S

S

S
S

S

S
D

S
D

G
G

G
G

G

0
+

5
0

1
+

0
0

1
+

5
0

2
+

0
0

2
+

5
0

2
+

6
0

W

G

G

G

G

G

G

G

G

G

G

G

FL 444.35

FL 444.48

FL 444.58

FL 445.18

FL 445.89

FL 446.69

FL 447.17

FL 448.72

FG 448.72

CW 447.74

CW 447.26 CW 446.48

CW 445.75

CW 445.20

CW 445.83

CW 446.55CW 447.34

CW 447.84

CW 445.27

CW 445.06

CW 445.15

FG 447.90

FG 446.60

FG 445.88

FG 445.32

FG 448.92

CW 448.87

CW 448.78

TOC 447.67

FL 448.20

TOC 449.08

TOC 447.19

TOC 446.39

FG 445.21

TOC 445.75

FL 444.62

FG 444.66

FG 448.87

FG 449.25

FL 448.58

TOC 448.70

TOC 445.08

FL 445.25

FG 448.95

CW 449.16

FG 445.19FG 447.39

FG 449.30

TOC 444.77

FL 444.32

FL 444.27

FG 444.70

FG 444.78

FG 444.83

FL 444.33

FL 444.42

FL 444.29

FL 444.28

TOC 444.79

EG 444.47

EG 444.55

EG 444.61

EG 444.75

EG 445.01EG 445.29

EG 446.00

EG 446.79

EG 447.25

EG 448.88

EG 448.89

EG 448.99

EG 450.10

EG 448.77

EG 448.64

EG 448.27

EG 449.93

EG 448.10

EG 445.37

EG 444.71

EG 444.49

EG 444.30

EG 444.65

EG 445.61

EG 445.90

EG 444.34

N
O

R
T

H
 
P

R
O

P
E

R
T

Y
 
L
I
N

E

S
O

U
T

H
 
P

R
O

P
E

R
T

Y
 
L

I
N

E

430

435

440

445

450

455

460

465

470

430

435

440

445

450

455

460

465

470

0+000+100+200+300+400+500+600+700+800+901+001+101+201+301+401+501+601+701+801+902+002+102+202+302+402+502+60

0+000+100+200+300+400+500+600+700+800+901+001+101+201+301+401+501+601+701+801+902+002+102+202+302+402+502+60

N
O

R
T

H
 
P

R
O

P
E

R
T

Y
 
L
I
N

E

S
O

U
T

H
 
P

R
O

P
E

R
T

Y
 
L

I
N

E

0.98%

1.43%

1.55%

2.53%

3.04%

3
.5

5
%

3
.4

8
%

3
.8

8
%

4
.0

7
%

2.95%

2.89%

3
.3

5
%

0.57%

2.79%

2.29%

2.83%

2.90%

C
A

D
 
F

I
L
E

 
N

U
M

B
E

R
:
 
P

:
\
C

L
I
E

N
T

S
-
C

I
V

I
L
\
B

L
U

E
 
F

E
R

N
 
D

E
V

E
L
O

P
M

E
N

T
\
1
8
0
0
2
,
 
1
8
0
0
8
,
 
1
8
0
1
6
 
1
2
T

H
 
A

V
E

 
N

E
 
S

H
O

R
E

L
I
N

E
\
D

W
G

\
D

R
A

W
I
N

G
\
R

O
W

 
P

E
R

M
I
T

 
P

L
A

N
S

\
C

0
2
 
F

R
O

N
T

A
G

E
 
I
M

P
R

O
V

E
M

E
N

T
 
P

L
A

N
 
-
 
1
2
T

H
 
A

V
E

.
D

W
G

L
A

S
T

 
M

O
D

I
F

I
E

D
 
B

Y
:
 
J
O

S
H

S
 
-
 
S

A
V

E
 
D

A
T

E
:
 
5
/
1
/
2
0
2
0
 
1
0
:
1
4
 
A

M
 
-
 
S

H
E

E
T

 
S

E
T

:
 
1
8
5
1
0
 
W

A
L
L
I
N

G
F

O
R

D
-
 
O

R
I
G

I
N

A
L
 
S

H
E

E
T

 
S

I
Z

E
:
 
A

R
C

H
 
F

U
L
L
 
B

L
E

E
D

 
D

 
(
3
6
.
0
0
 
X

 
2
4
.
0
0
 
I
N

C
H

E
S

)

A
U

T
O

C
A

D
 
V

E
R

S
I
O

N
:
 
C

I
V

I
L
 
3
D

 
2
0
1
8

G
R

A
D

I
N

G
 
P

L
A

N
 
-
 
1
2
T

H
 
A

V
E

 
N

E

3

C03

I

B

E

N

J

A

M

N J

D
I

D

I

.

N

S

O
W

N
E

R
:

P
R

O
J
E

C
T

:

DATE:

DESIGNED BY:

PROJ. MANAGER:

DRAWN BY:

CHECKED BY:

SCALE:

SHEET NUMBER

7

6

5

4

3

2

1

A B C D E F G H I J K

7

6

5

4

3

2

1

B C D E G H I KA F
J

B
Y

N
o

.
D

A
T

E
R

E
V

I
S

I
O

N

88

B
L
U

E
 
F

E
R

N
 
D

E
V

E
L
O

P
M

E
N

T
,
 
L
L
C

1
1
2
3
2
 
1
2
0
T

H
 
A

V
E

 
N

E
,
 
S

T
E

 
2
0
4

K
I
R

K
L
A

N
D

,
 
W

A
 
9
8
0
3
3

1
2
0
2
 
N

E
 
1
8
0
T

H
 
S

T
,
 
1
8
0
0
8
/
1
8
0
1
6
 
1
2
T

H
 
A

V
E

 
N

E
 

S
H

O
R

E
L
I
N

E
,
 
W

A
 

BI

JL

JS

BI

AS SHOWN

05/06/20

3

9

BASE MAP/TOPOGRAPHY PROVIDED BY

OTHERS. DCG CANNOT BE HELD LIABLE

FOR ACCURACY. CONTRACTOR SHALL

FIELD VERIFY GRADES, UTILITIES, AND

ALL OTHER EXISTING FEATURES AND

CONDITIONS. IF CONDITIONS ARE NOT

AS SHOWN AND/OR PLANS CANNOT BE

CONSTRUCTED AS SHOWN, CONTACT

DCG PRIOR TO CONSTRUCTION.

CALL 811

2 BUSINESS DAYS

BEFORE YOU DIG

(UNDERGROUND UTILITY LOCATIONS ARE APPROX.)

9
7

0
6

 
4

t
h

 
A

v
e

 
N

E

S
u

i
t
e

 
3

0
0

S
e

a
t
t
l
e

,
 
W

A
 
9

8
1

1
5

P
:
 
2

0
6

.
5

2
3

.
0

0
2

4

F
:
 
2

0
6

.
5

2
3

.
1

0
1

2

w
w

w
.
d

c
g

e
n

g
r
.
c
o

m

1
1

2
/
1

2
/
2

0
1

9
B

I
R

E
V

I
S

I
O

N
S

 
P

E
R

 
C

I
T

Y
 
R

E
V

I
E

W
 
C

O
M

M
E

N
T

S

2
0

2
/
2

8
/
2

0
2

0
B

I
 
C

Y
C

L
E

 
2
 
-
 
R

E
V

I
S

I
O

N
S

 
P

E
R

 
C

I
T

Y
 
R

E
V

I
E

W
 
C

O
M

M
E

N
T

S

3
0

5
/
0

6
/
2

0
2

0
B

I
 
C

Y
C

L
E

 
3
 
-
 
R

E
V

I
S

I
O

N
S

 
P

E
R

 
C

I
T

Y
 
R

E
V

I
E

W
 
C

O
M

M
E

N
T

S

PROPOSED FL

NE 180TH ST

C1

C2

C3

CURVE DATA TABLE

RADIUS LENGTH DELTA

20.0' 31.1' 89°

PC STA PC OFFSET

PC ELEV [FL]

0+46.96 31.66 445.20

1/4 ELEV [FL] 1/2 ELEV [FL] 3/4 ELEV [FL]

444.29 444.43 444.75

PT STA PT OFFSET

PT ELEV [FL]

0+66.95 12.00' 444.33

RADIUS LENGTH DELTA

15.0' 7.83' 14.96°

PC STA PC OFFSET

PC ELEV [FL]

0+77.27 12.00' 444.27

1/4 ELEV [FL] 1/2 ELEV [FL] 3/4 ELEV [FL]

444.28 444.29 444.30

PT STA PT OFFSET

PT ELEV [FL]

0+84.94 14.0' 444.31

RADIUS LENGTH DELTA

15.0' 7.83' 14.96°

PCC STA PCC OFFSET

PCC ELEV [FL]

0+84.94 14.0' 444.31

1/4 ELEV [FL] 1/2 ELEV [FL] 3/4 ELEV [FL]

444.33 444.35 444.36

PT STA PT OFFSET

PT ELEV [FL]

0+92.18 15.0' 444.38

C1

C2

C3

SEE SITE DEVELOPMENT

PERMIT PLANS FOR ON-SITE

IMPROVEMENTS

EG AT CL

PROPOSED FL
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CB #4 - TYPE 1 CB W/ SOLID LOCKING LID

RIM 444.52

12" (N) IE 441.72

12" (E) IE 441.72

12" (W) IE 441.72

W/ 2' MIN SUMP

CB #3 - TYPE 1 CB W/ VANED  GRATE

RIM 444.20

12" IE (E) 441.83

12" (N) IE 441.83

12" (S) IE 441.83

W/ 2' MIN SUMP

160 LF 12" DIP SD @ 2.00%

CONNECT EX CULVERT INTO CB #1

TYPE 1 CB W/ STANDARD GRATE

RIM 449.15

12" (N) EX IE 447.24

12" (E) IE 446.50

W/ 2' MIN SUMP

CB #2 - TYPE 1 W/ VANED GRATE

RIM 448.57

12" (E) IE 445.03

12" (S) IE 445.03

W/ 2' MIN SUMP

APPROX LOC OF EX

GAS MAIN

10 5 0 10 20

SCALE IN FEET

10 5 0 10 20

SCALE IN FEET

12TH AVE NE GRADING & STORM MAIN PROFILE

V SCALE: 1" = 5' ; H SCALE 1" = 10'
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12TH AVE N GRADING PLAN

SCALE 1" = 10'

KEY NOTES:

KEY NOTE:

DETAIL/

SHEET

2" FULL STREET ASPHALT GRIND

AND OVERLAY. MATCH EG

H/C07

SAWCUT AND MATCH EG (TYP)

-

EX CONTOUR (TYP)

-

PROPOSED CONTOUR (TYP)

-

1

2

3

4

2

1

4

3

APPROX LOCATION

OF EX FIRE

HYDRANT SERVICE

PROPOSED 8" PSS

PROPOSED WATER

SERVICE (TYP)

LEGEND:

CONCRETE

LANDSCAPE

ASPHALT (FULL DEPTH)

2" ASPHALT GRIND AND OVERLAY

GRAVEL

APPROX LOCATION OF EX SEWER

SERVICE (TO BE REUSED)

APPROX LOCATION OF EX SEWER

SERVICE (TO BE REUSED)

APPROXIMATE LOCATION OF EX WATER

SERVICE (TO BE ABANDONED)

APPROXIMATE LOCATION OF EX WATER

SERVICE (TO BE ABANDONED)

PROPOSED WATER

SERVICE (TYP)

24 LF 12" DIP SD @ 0.50%

Digitally
signed by
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Date:
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07'00'
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PLN 19-0133 - 12th Ave Townhomes 
Preliminary Formal Subdivision 
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Exhibit 2 Neighborhood Meeting Notice 
Exhibit 3 Neighborhood Meeting Report 
Exhibit 4 Site Plan 
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Exhibit 8 Planned Action Determination of Consistency 
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Exhibit 11 Tree Retention Plan 
Exhibit 12 Arborist Report 
Exhibit 13 Grading Plan 
Exhibit 14 Geotechnical Report - Nelson 
Exhibit 15 Geotechnical Report - Terra 
Exhibit 16 Drainage Plan 

 

  



Applicant’s Report to Hearing Examiner 
PLN19-0133, 12th Ave Townhomes 

Preliminary Formal Subdivision 
A. Application 

1) Applicant: Blue Fern Development, LLC 
2) Permit Reference Number: PLN19-0133 

a) Associated Permit Numbers: PRE18-0192, PLN19-0134, DEV19-1929, ROW19-1933 
 

B. Background Information 
 
1) Site Information 

a) Located at the intersection of 12th Ave NE and NE 180th St. (EXHIBIT 1, Vicinity Map) 
b) Address: 18002, 18008, 18016 12th Ave NE, Shoreline WA 98155 
c) Parcel #’s: 6163900410, 6163900411, 6163900420 
d) Site Area: 0.54 Acres (+/-23,515 SF) 
e) Zoning: MUR-35’ 
f) Comprehensive Plan Designation: Station Area 3 

2) Proposal 
a) The applicant is proposing to demolish 3 existing single family residences and their 

respective garages/carports/accessory structures, merge the 3 existing lots into 1 parcel, 
and then subdivide the parcel into 19 fee-simple townhome unit lots. 

3) Lot Merger – as is noted in the Conditions of Approval of the Staff Report: The three existing 
lots shall be merged. Development permits for the Site, including but not limited to, 
demolition permits, clearing and grading permits, site development permits, right-of-way 
permits, and building permits, shall not be issued until the City has approved a Lot Merger 
for the Site and the same has been recorded with the King County Recorder’s Office. Failure 
to apply for or receive approval of a Lot Merger, or to record an approved Lot Merger, shall 
render the Preliminary Plat null and void and as such, no Final Plat shall be approved or 
recorded. 

4) Procedural History 
a) Pre-Application meeting for subdivision held on December 18, 2018 
b) Neighborhood Meeting was held at the Shoreline Public Library on July 2, 2019 (EXHIBIT 

2, Neighborhood Meeting Notice & EXHIBIT 3, Neighborhood Meeting Report) 
c) Application for Preliminary Formal Subdivision (PLN 19-0133) was made July 26, 2019 
d) Application PLN19-0133 was determined complete August 14, 2019 
e) Notice of Application was issued August 19, 2019, with the formal comment period 

closing on September 3, 2019 
f) Notice of Public Hearing was issued on July 13, 2020 for the Hearing Examiner public 

hearing on July 29, 2020. 
 



C. Public/Agency Comment 
 
1) Public Comment –  

a) 3 comments were received during the Notice of Application comment period. In 
general, all comments were in opposition to the proposal because of concerns with 
increased density, traffic, lack of sidewalks, increased on-street parking, and 
construction impacts. 

b) A summary of comments/question received at the Neighborhood Meeting has been 
provided. (EXHIBIT 3, Neighborhood Meeting Report) 

c) Applicant’s response: The proposal meets the zoning regulations established for this 
zone by the City of Shoreline. This includes limiting building height to 35’, measured 
from the average existing grade to the highest peak of the roof, maintaining required 
front/side/rear yard setbacks and allowable hardscape area (EXHIBIT 4, Site Plan, and 
EXHIBIT 5, Hardscape Calculation Worksheet). As part of application, a Traffic Control 
Plan (EXHIBIT 6) has been submitted and reviewed by the City. New sidewalks along the 
property frontage will be provided as part of the proposal (EXHIBIT 7, ROW Plans). 
While still in support of promoting walkability and a reduction in car-dependency, the 
applicant acknowledges the need for off-street parking and the proposal provides for a 
minimum of 2 parking stalls per unit on site. The proposal fulfills the intent of the zoning 
and Comprehensive Plan to generate density in proximity to the new light rail stations.  

2) Agency Comment – None Received 

D. SEPA/Environmental Review 

1) The proposal is subject to review under SEPA as a 19-unit subdivision. 
2) The proposal is also located with the 185th St. Station Planned Action Area and therefore 

subject to a Planned Action Determination of Consistency Review by the City of Shoreline. 
3) A Planned Action Determination of Consistency application (PLN19—0134) was submitted 

and reviewed concurrently with the Preliminary Formal Subdivision application. As part of 
this submittal a SEPA Checklist was also completed and submitted. The City reviewed and 
determined the submittal qualified as a Planned Action on January 30, 2020 and issued a 
Planned Action Determination of Consistency on February 25, 2020. (EXHIBIT 8, Planned 
Action Determination of Consistency and EXHIBIT 9, SEPA Checklist) 

E. Applicant’s Analysis and Conclusions 

1) This application intends to demonstrate compliance with the procedures specified in SMC 
20.30.410.A.3 – Consolidated Subdivision 

2) The following Criterion were evaluated in the proposal 
a) Environmental (SMC 20.30.410.B.1) 

i) Criterion A: Where environmental resources exist, such as trees, streams, geologic 
hazards, or wildlife habitats, the proposal shall be designed to fully implement the 
goals, policies, procedures and standards of the critical areas regulations, 



Chapter 20.80 SMC, Critical Areas, and the tree conservation, land clearing, and site 
grading standards sections. 
(1) Analysis: The site contains no critical areas or buffers. The proposal complies 

with the tree conservation, land clearing and site grading standards specified in 
SMC 20.50, Chapter 5. The site contains (6) existing significant trees, measuring 
less than 30” DBH. Per SMC 20.50.310.B, (5) significant trees may be removed 
without retention or replacement. Retention of (1) tree is required and is 
satisfied through the protection and retention of Tree #9 along the Eastern 
property line. In addition, all off-site trees have been evaluated and tree 
protection measures will be in place prior to the commencement of construction 
activities. (EXHIBIT 10, Tree Retention Calculation Worksheet, EXHIBIT 11, Tree 
Retention Plan and EXHIBIT 12, Arborist’s Report) 

ii) Criterion B: The proposal shall be designed to minimize grading by using shared 
driveways and by relating street, house site and lot placement to the existing 
topography. 
(1) Analysis: The project proposes the use of (1) shared driveway access for all 19 

units on site. The proposal positions the buildings in such a way as to work with 
the natural topography of the site. Lots 1-6 step down with the grade of NE 180th 
St towards 12th Ave. NE. Units 13-19 are buried into the hillside on the Eastern 
side of the site, working with the grade to minimize their height and bulk. 
(EXHIBIT 4, Site Plan & EXHIBIT 13, Grading Plan) 

iii) Criterion C: Where conditions exist which could be hazardous to the future residents 
of the land to be divided, or to nearby residents or property, such as floodplains, 
landslide hazards, or unstable soil or geologic conditions, a subdivision of the 
hazardous land shall be denied unless the condition can be permanently corrected, 
consistent with subsections (B)(1)(a) and (b) of this section, Chapter 20.80 SMC, 
Critical Areas, and Chapter 13.12 SMC, Floodplain Management. 
(1) Analysis: There are no such existing conditions on site. Please see Geotechnical 

Report provided for reference. (EXHIBITS 14&15, Geotechnical Reports) 
iv) Criterion D: Low impact development (LID) techniques shall be applied where feasible 

to minimize impervious areas, manage stormwater, and preserve on-site natural 
features, native vegetation, open space and critical areas 
(1) Analysis: LID techniques have been integrated in the proposal’s design, such as 

the use of permeable pavers, and on-site infiltration to manage stormwater. The 
proposal meets all requirements of the 2014 DOE Stormwater Management 
Manual for Western Washington and the 2019 Shoreline Engineering 
Development Manual. (EXHIBIT 15, Drainage Plan) 

b) Lot and Street Layout (SMC 20.30.410.B.2) 
i) Criterion A: Lots shall be designed to contain a usable building area. If the building 

area would be difficult to develop, the lot shall be redesigned or eliminated, unless 
special conditions can be imposed that will ensure the lot is developed consistent 

https://www.codepublishing.com/WA/Shoreline/#!/Shoreline20/Shoreline2080.html#20.80
https://www.codepublishing.com/WA/Shoreline/#!/Shoreline20/Shoreline2080.html#20.80
https://www.codepublishing.com/WA/Shoreline/#!/Shoreline13/Shoreline1312.html#13.12


with the standards of this Code and does not create nonconforming structures, uses 
or lots. 
(1) Analysis: All lots are rectangular in shape, providing for the footprint of the single 

family structure and adjacent access from the private access tract. The lots are 
laid out in a linear fashion, with 6 lots front NE 180th St, 6 lots front 12th Ave. NE 
and 7 lots parallel to and behind the 6 lots fronting 12th Ave. NE. (EXHIBIT 4, Site 
Plan) 

ii) Criterion B: Lots shall not front on primary or secondary highways unless there is no 
other feasible access. Special access provisions, such as shared driveways, 
turnarounds or frontage streets, may be required to minimize traffic hazards. 
(1) Analysis: The access for the proposal is from 12th Ave NE, the lesser street 

classification of the 2 frontages. The private access tract is a minimum of 20’ in 
width and has been approved by the Fire Department and Public Works. No 
turnaround is needed per Section 12.6(A) of the 2019 Shoreline Engineering 
Development Manual. 

iii) Criterion C: Each lot shall meet the applicable dimensional requirements of the Code. 
(1) Analysis: For Unit Lot Subdivisions, the dimensional standards such as setbacks 

and hardscape may be modified on each individual lot provided the overall site 
still complies, per footnote 2 of SMC Table 20.50.020(2). There is no minimum 
lot width or area set forth for the MUR-35’ zone. The proposal, as a whole, 
meets all setback and hardscape requirements set forth in SMC Table 
20.50.020(2). (EXHIBIT 4, Site Plan & EXHIBIT 5, Hardscape Calculation 
Worksheet) 

iv) Criterion D: Pedestrian walks or bicycle paths shall be provided to serve schools, 
parks, public facilities, shorelines and streams where street access is not adequate. 
(1) Analysis: Internal walkways will be provided on site along both sides of the 

Private Access Tract, providing access from the public Right of Way to Units 13-
19 at the rear of the site. Units 1-12 will have direct pedestrian access from the 
unit door to the ROW. As part of the frontage improvements required for 
development, new sidewalks along the site’s frontage on both NE 180th St. and 
12th Ave NE will be constructed. (EXHIBIT 4, Site Plan & EXHIBIT 7, ROW Plans) 

c) Dedications and Improvements (SMC 20.30.410.B.3 
i) Criterion A: The City may require dedication of land in the proposed subdivision for 

public use. 
(1) Analysis: No dedication of land is required. 

ii) Criterion B: Only the City may approve a dedication of park land. 
(1) Analysis: No dedication of park land is required or proposed. 

iii) Criterion C: In addition, the City may require dedication of land and improvements in 
the proposed subdivision for public use under the standards of Chapter 20.60 SMC, 
Adequacy of Public Facilities, and Chapter 20.70 SMC, Engineering and Utilities 
Development Standards, necessary to mitigate project impacts to utilities, rights-of-

https://www.codepublishing.com/WA/Shoreline/#!/Shoreline20/Shoreline2060.html#20.60
https://www.codepublishing.com/WA/Shoreline/#!/Shoreline20/Shoreline2070.html#20.70


way, and stormwater systems. Required improvements may include, but are not 
limited to, streets, curbs, pedestrian walks and bicycle paths, critical area 
enhancements, sidewalks, street landscaping, water lines, sewage systems, drainage 
systems and underground utilities. 
(1) Analysis: As a condition of approval for development, frontage improvements 

along both 12th Ave. NE and NE 180th St. are required. These include: 
 
Along 12th Ave NE- 16 foot travel lane, curb and gutter, 5 foot amenity zone, and 
a 5 foot sidewalk. A curb bulb at the intersection with NE 180th St with curb ramp 
crossing 12th Ave NE, a full-width asphalt overlay for the length, and new 
stormdrain infrastructure. 
 
Along NE 180th St.- 17.5 foot travel lane, curb and gutter, 5 foot amenity zone, 7 
foot sidewalk. A new curb ramp at the south side of the NE 180th St, an overlay 
the full width of NE 180th St. for the length of the site’s frontage, and new 
stormdrain infrastructure. (EXHIBIT 7, ROW Plans). 

d) Unit Lot Subdivision (SMC 20.30.410.B.4) 
i) Criterion A: The provisions of this subsection apply exclusively to unit lot 

development, mixed single-family attached development, or zero lot line 
development. 
(1) Analysis: As a unit lot subdivision, the provisions of this subsection apply. 

ii) Criterion B: Unit lot, mixed single-family attached, and zero lot line developments 
may be subdivided into individual unit lots. The development as a whole shall meet 
the applicable development standards. 
(1) Analysis: The applicable development standards, including setbacks, maximum 

allowed hardscape, building height, etc. laid forth in SMC Table 20.50.020(2) are 
met.  

iii) Criterion C: As a result of the subdivision, development on individual unit lots may 
modify standards in SMC 20.50.020, Exception 2. 
(1) Analysis: The individual lots have modified the setback and hardscape standards, 

but the overall site remains in compliance with the standards set forth in SMC 
Table 20.50.020(2). (EXHIBIT 4, Site Plan & EXHIBIT 5, Hardscape Calculation 
Worksheet) 

iv) Criterion D: Access easements, joint use and maintenance agreements, and 
covenants, conditions and restrictions identifying the rights and responsibilities of 
the property owner(s) and/or the homeowners’ association shall be executed for the 
use and maintenance of common garage, parking and vehicle access areas; solid 
waste storage and/or collection area(s); on-site recreation; landscaping; 
underground utilities; common open space; exterior building facades and roofs of 
individual units; and other similar features, and shall be recorded with the King 

https://www.codepublishing.com/WA/Shoreline/#!/Shoreline20/Shoreline2050.html#20.50.020


County Recorder’s Office. These shall be recorded prior to final plat application or 
shown on the face of the final plat. 
(1) Analysis: Shared access and utility easements, CC&R’s, and any responsibilities of 

the property owners shall be recorded prior to approval of the final plat or be 
shown on the face of the plat. 

v) Criterion E: Within the parent lot, required parking for a dwelling unit may be 
provided on a different unit lot than the lot with the dwelling unit, as long as the 
right to use that parking is formalized by an easement set forth on the face of the 
plat. 
(1) Analysis: All required parking for each unit lot is provided within each proposed 

townhome. 
vi) Criterion F: The final plat shall note all conditions of approval. The final plat shall also 

note that unit lots are not separate buildable lots independent of the overall 
development and that additional development of the individual unit lots may be 
limited as a result of the application of development standards to the parent lot. 
(1) Analysis: Final plat shall note all conditions of approval, including the condition 

specified above. 
vii) Criterion G:  For unit lot development, the applicant shall record a covenant on the 

plat that states, “These units will be considered individual units and part of one 
structure that cannot be segregated from one another. A unit lot development is 
defined as one building or one structure in the International Building Code and 
International Fire Code and National Electrical Code.” 
(1) Analysis: This criterion does not apply as the buildings were designed to be 

structurally independent under the provisions for townhomes in the 2015 
International Residential Code as adopted by the State of Washington. 

3) Conclusions: 
a) Based on the information and analysis above, the applicant feels that the proposal has 

met the applicable requirements of the Shoreline Municipal Code, including the 
development requirements specified in Title 20. The proposal provides for the public 
health and safety through connection to public utilities, management of additional 
stormwater runoff according to the requirements of the 2014 DOE Stormwater 
Management Manual for Western Washington, and payment of all required Impact Fees 
for Transportation, Fire, and Parks. The proposal meets the intent of the 185th St. 
Station Sub-Area by providing denser development in proximity to the future light rail 
station, helping to address the housing shortage in the general region. 

F. Applicant’s Request 

1) The applicant, Blue Fern Development LLC, hereby requests the Hearing Examiner to 
forward to the City Council recommendation of approval for the proposed Preliminary 
Formal Subdivision application, PLN-19-0133, based on the information provided in the 
report above and subject to the conditions specified in the City Staff report. 
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11232 120th Ave NE, Ste 204 Kirkland, WA 98033 

NEIGHBORHOOD MEETING 
Date: Tuesday, July 2, 2019 

From: 6:00PM – 7:30PM 

Location: Shoreline Library 
Small Meeting Room 
345 NE 175th Street 
Shoreline, WA. 98155 

RE: 19-Unit Subdivision located at 18002,18008,18016 12th Ave NE (Parcel #6163900410, 6163900411, 

6163900420) 

Purpose: You are cordially invited to a Neighborhood Meeting. The purpose of the meeting is to 

provide an opportunity to inform the neighborhood of the proposed project in its early planning 

stages. Please feel free to join us at the Shoreline Library on July 2nd at 6:00P. 

Project Description: The applicant is proposing a 19-unit townhome development on +/- 23,515 

square feet (0.54 acres), in accordance with the MUR 35-zoning designation of the site. The 

development will be comprised of three buildings total, two of which contain six units and one 

containing seven units. Vehicular access to the site shall be provided off 12th Ave NE. All 

townhomes will be three story structures, of Type V-B Construction and sprinklered. 

Development Code: The following requirements are relevant to the site: 

Minimum Density = 12 dwelling units per acre, (23,515 / 43,560 x 12 = 6.48, or 7 unit minimum) 

Maximum Density = N/A 

Minimum Lot Size = N/A 

Minimum Lot Width = N/A 

Minimum Front Setback = 0 Feet (NE 180th St – Minor Arterial) 

Minimum Front Setback = 10 Feet (12th Ave NE – Non-Arterial) 

Minimum Rear Yard Setback = 5 feet 

Minimum Side Yard Setback = 5 feet 

Maximum Building Height = 35 feet 

Maximum Building Coverage = N/A 

Maximum Hardscape = 85% 

Applications: The project will pursue the following applications from the City of Shoreline: 

Site Development Permit 

• Demolition Permit

• Right-of-Way Permit

• Building Permit (Townhouse and Single-Family Attached)

• Preliminary Formal Plat

• Final Formal Plat

EXHIBIT 2



Neighborhood Meeting Agenda  
Tuesday, July 2, 2019  
6:00 PM-7:30 PM 
Small Meeting Room - Shoreline Library 
345 NE 175th St, Shoreline, WA 98155 

Introduction 
• Thank you to everyone for attending
• Blue Fern Development – Michelle Branley
• Milbrandt Architects – Alex Clohesey

Purpose of the Meeting 
• Inform and engage with neighborhood residents about the project in its development
• Comments from meeting will be recorded, the developer and design team will then be

able to address/further develop solutions to concerns raised before submitting an
application to the City.

• As part of the application for the preliminary subdivision, a summary of this meeting is
submitted to the City of Shoreline, along with a list of attendees at the meeting, and
documentation of concerns raised, for review by the City staff.

Description of Project 
• 3 parcels at corner of 12th Ave NE and NE 180th St.
• Zoning Info: MUR-35’

Min. Density = 12 du/ac 
Max. Density = None 
Min. Lot Area/Width = None 
Min. Front Setback =   0’ on arterial (180th St.) 

10’ on non-arterial (12th Ave.) 
Min. Rear and Side Setback = 5’ 
Max. Building Ht. = 35’ (measured from average grade) 
Max. Building Coverage = None 
Max. Hardscape = 85% 

• 19 fee-simple townhomes in 3 buildings
• 2-3 bedroom units w/ in-unit garages
• Access located off of 12th Ave.

Permits Required for Development 
• Preliminary Subdivision
• Lot Merger
• Site Development
• Demolition
• Building Permits (3)
• Right of Way
• ROW Wastewater
• ROW Sewer Connection
• Planned Action Determination of Consistency

EXHIBIT 3



Questions/Comments 
• See listed comments below 

 
Wrap-Up 

• If you wish to further discuss or provide comment on the project, we encourage you to reach 
out to the City of Shoreline’s Planning and Community Development office (phone 206-801-
2500 or email pcd@shorelinewa.gov), or to us directly at Blue Fern or Milbrandt and we will be 
happy to assist. 

 
 
Summary of Neighbor Comments/Concerns and the Applicant’s response 

 
1. Pleased we are providing two parking spaces for the majority of the units. 

a. Applicant’s Response: Applicant believes that the market still desires 2 parking 
spaces per residence and has made an effort to fulfill that need. 

2. Question regarding how building height is calculated. 
a. Applicant’s Response: Building height is calculated from the Average Existing 

Grade plan to the highest point of the roof, per the method laid out in the City’s 
development code. 

3. Concerned height of the Building fronting 180th St. will cast an evening shadow on their 
two-story home to the East. 

a. Applicant’s Response: Applicant has met the zoning requirements of the MUR-
35’ zoning designation of the site, which are intended to provide a transition 
from the higher densities/building heights of the MUR-45’ and MUR-70’ zones 
to the residential neighborhood’s adjacent to those sites. Additionally, the 
applicant intends to step the massing of the building in question with the 
natural slope of the land to further minimize the appearance of its height and 
bulk in context. 

4. How will additional trucks and vehicle parking be handled during construction phase? 
a. Applicant’s Response: Truck and vehicle parking will be handled on-site to the 

extent possible. In addition, as part of the submittal requirements for permit, 
the Applicant will provide the City with traffic control plans for review, with the 
intent to minimize the impact of the construction site on the surrounding 
neighborhood.  

5. What type of fence will be installed and how tall? 
a. Applicant’s Response: The final form of the fence has not been determined at 

this time, but the Applicant typically will install a 4’-6’ tall cedar fence along 
shared property lines per any City screening/landscape requirements. 

6. What will the grade condition near east property line be? 
a. Applicant’s Response: The grade condition at the Eastern property line is 

proposed to be at grade. 
7. Will homes be vacant while waiting for permit issuance?  

a. Applicant’s Response: The homes are anticipated to be occupied up until a few 
months prior to actual demolition begins, although occupation remains at the 
discretion of the home owner and not the Applicant. 

8. Where will the trash bins be staged? 
a. Applicant’s Response: Trash bins will be staged at a common collection area 

internal to the site, not along the R.O.W. 

mailto:pcd@shorelinewa.gov


9. Will the frontage improvements on 180th meet the corridor improvement standards or be 
temporary? 

a. Applicant’s Response: Frontage improvements along the R.O.W. are set forth by 
the City of Shoreline and the Applicant is required to construct them as a 
condition of development. The Applicant is unsure whether the frontage 
improvements specified by the City align with future long-range improvement 
plans for the R.O.W. that the City may look to implement. 
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DRIVEWAY PROFILES

C06 & C07

SEE SHEET C08 FOR UTILITY PLAN C08

SEE SHEET C08 FOR ON-SITE
DEVELOPER EXTENSION DETAILS C08

PERMEABLE PAVEMENT PATIO J/C10

PERMEABLE PAVEMENT WALKWAY
(TYP) J/C10

PERMEABLE PAVEMENT DRIVEWAY J/C10

SEE ROW PERMIT PLANS FOR 12TH
AVE NE FRONTAGE
IMPROVEMENTS

-

SEE ROW PERMIT PLANS FOR NE
180TH ST FRONTAGE
IMPROVEMENTS

-

4' MAX HEIGHT ECO-BLOCK WALL -

4' MAX HEIGHT KEYSTONE
RETAINING WALL -

ROOF/BUILDING OVERHANG (TYP) -

SEE ROW PERMIT PLANS FOR
TRAFFIC CONTROL PLAN -

PROPOSED CONTOUR (TYP) -

SEE LANDSCAPE PLANS FOR
PLANTING DETAIL (TYP) -

1
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LEGEND:
CONCRETE

LANDSCAPE

PERMEABLE PAVERS WALKWAY
(SEE DETAIL J/C10)

IMPERMEABLE PAVERS

PERMEABLE PAVEMENT DRIVEWAY
(SEE DETAIL J/C10)

ASPHALT (FULL DEPTH)
(UNDER SEPARATE ROW PERMIT
#ROW 19-1933)

ASPHALT (GRIND & OVERLAY)
(UNDER SEPARATE ROW PERMIT
#ROW 19-1933)

GRAVEL

ROOF AREA TRIBUTARY TO R-TANK
FACILITY

ROOF AREA TRIBUTARY TO
INFILTRATION TRENCH
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Building Coverage and Hardscape Area Calculation Worksheet

City of Shoreline 
Planning & Community Development 

17500 Midvale Avenue North  Shoreline, WA  98133-4905 
Phone: (206) 801-2500  Fax: (206) 801-2788 

Email: pcd@shorelinewa.gov  Web: www.shorelinewa.gov

Project Address: Lot Area (Square Footage)
Please further itemize these calculations if the site has multiple buildings, types of hardscape note listed.

Building Coverage = Footprint Existing Square Footage Proposed Square Footage Total Square Footage+ =

House (plus Garage, if attached)

Garage (if detached)

Carport

Shed

Covered Deck

Covered Porch

Other Accessory Structure

Total Building Coverage (SF)

Building Coverage Percentage (Total/Lot Area *100)

Hardscape includes any structure or other covering on or above the ground that includes materials commonly used in building construction 
such as wood, asphalt and concrete, and also includes, but is not limited to, all structures, decks, and patios, and paving, including gravel, 
pervious or impervious concrete and asphalt. Include the square footages for all existing and proposed hardscape. 

NOTE: This worksheet is provided as an aid and is for informational use only. It is not a substitute for the Shoreline Municipal Code or the 
Shoreline Development Code.

Existing Square Footage + Proposed Square Footage = Total Square FootageHardscape Area = Roof Area +  
Uncovered Surfaces
Roof Area
  House (plus Garage, if attached)

  Garage (if detached)

  Carport

  Shed

  Covered Deck

  Covered Porch

  Other Accessory Structure

Uncovered Areas
  Deck

  Driveway and Parking Areas

  Patios and Pools

  Walkways (including pavers)

  Gravel Landscaping

  Other Hardscape Areas

Total Hardscape Coverage (SF)

Hardscape Area Percentage (Total/Lot Area *100)

18002, 18008, 18016 12th Ave NE Shoreline, WA 98133 23,515

11,230 11,230

11,230
48%

13,228 13,228

4,995 4,995

699 699

18,922
80%

EXHIBIT 5



 

 

 

Attachment to Building Coverage and Hardscape Area Worksheet – Itemized by building. 

 

Building Coverage = Footprint, Proposed Square Footage: 

 Building 1 =  3,638 SF 
 Building 2 =  3,704 SF 
 Building 3 =  3,888 SF 
 Total =  11,230 SF 
 
Hardscape Area = Roof Area + Uncovered Surfaces, Proposed Square Footage: 
  
 Building 1 Roof Area =  4,346 SF 
 Building 2 Roof Area =  4,358 SF 
 Building 3 Roof Area =   4,524 SF 
 Total =    13,228 SF 
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SCALE IN FEET

KEY NOTES:

KEY NOTE: DETAIL/
SHEET

CB #1 - TYPE 1 W/ SOLID, LOCKING
LID
RIM 449.15
12" (N) EX IE 447.24±
12" (W) IE 445.20
W/ 2' MIN SUMP

E/C07 &
K/C08

CB #2 - TYPE 1 W/ VANED GRATE
RIM 448.57
12" (E) IE 445.03
12" (S) IE 445.03
W/ 2' MIN SUMP

E, F, G/C07
J/C08 &
O/C09

CB #3 - TYPE 1 W/ VANED GRATE
RIM 444.20
12" (E) 441.83
12" (N) IE 441.83
12" (S) IE 441.83
W/ 2' MIN SUMP

E, F, G/C07
J/C08 &
O/C09

CB #4 - TYPE 1 W/ SOLID LOCKING
LID
RIM 444.52
12" (N) IE 441.72
12" (E) IE 441.72
12" (W) IE 441.72±
W/ 2' MIN SUMP
ADJUST IE AS NECESSARY TO
MATCH CROWN ELEVATIONS W/
EXISTING STORM MAIN

E/C07 &
K/C08

CB #5 - TYPE 1  W/ VANED GRATE
RIM 445.95
12" (E) IE 442.50
12" (W) IE 442.50
W/ 2' MIN SUMP

E, F, G/C07
J/C08 &
O/C09

2 LF 12" PVC (ASTM 3034) SD @
2.00% MIN Q/C09

160 LF 12" DIP SD @ 2.00% MIN Q/C09

SAWCUT AND MATCH EG (TYP) -

TYPE A CURB AND GUTTER  (TYP) D/C07

NEW 20' WIDE CONC DRIVEWAY W/
2.5' WINGS A/C07

5' CONCRETE SIDEWALK B/C07

EX CULVERT TO BE REMOVED -

EX FIRE HYDRANT TO BE
RELOCATED. PROPOSED
LOCATION SHOWN
SCHEMATICALLY ONLY. FINAL
DESIGN TO BE COORDINATED W/
NCWD.

-

EX WATER MAIN NOT SURVEYED
AND IS DRAWN IN
SCHEMATICALLY. CONTRACTOR
TO CONFIRM LOCATION OF EX
WATER MAIN AND PROTECT
THROUGHOUT CONSTRUCTION

-

TEMPORARY ASPHALT
TRANSITION TO END PRIOR TO EX
DRIVEWAY PROVIDING ACCESS
TO 18026 12TH AVE NE PROPERTY.
TRANSITION FROM TEMPORARY
ASPHALT EDGE TO EXISTING
GRADE WITH GRAVEL. ADJUST
TRANSITION IN FIELD AS
NECESSARY

-

PERPENDICULAR CURB RAMP.
SEE SHEET C06 FOR GRADING
DETAILS

C06 & I/C08

TEMPORARY ASPHALT
TRANSITION TO END PRIOR TO EX
DRIVEWAY PROVIDING ACCESS
TO 1216 NE 180TH ST PROPERTY.
TRANSITION FROM TEMPORARY
ASPHALT EDGE TO EXISTING
GRADE WITH GRAVEL. ADJUST
TRANSITION IN FIELD AS
NECESSARY

-

CONNECT EX SD TO NEW TYPE 2
CB #6
12" IE 454.90±

-

EXISTING DRIVEWAY EDGE -

EX FENCE TO BE REMOVED -

FLEXIBLE PAVEMENT PATCHING.
MATCH PAVEMENT SECTIONS
SHOWN IN DETAILS A-A & B-B ON
C09 OR MATCH EX PAVING
THICKNESS IF GREATER

H/C07,
A-A &

B-B/C08

APPROXIMATE LOCATION OF EX 6"
SSS. CONTRACTOR TO PROTECT
DURING CONSTRUCTION AS SSS
TEE (AT MAIN) WILL BE UTILIZED
FOR PROPOSED DEVELOPMENT.
CONTRACTOR TO CONSULT
ON-SITE INSPECTOR/RONALD
WASTEWATER DISTRICT IF EX
PIPE CAN BE ABANDONED IN
PLACE OR IS TO BE REMOVED

-

SEE SITE DEVELOPMENT PERMIT
PLANS FOR UTILITY DESIGN -

EX ASPHALT ROADWAY EDGE
(TYP) -

24 LF 12" DIP SD @ 0.50% Q/C09

26 LF 12" DIP SD @ 2.00% MIN Q/C09

7' CONCRETE SIDEWALK B/C07

CONNECT EX CULVERT TO CB.
CULVERT DIAMETER NOT
SURVEYED
CULVERT IE 447.24±

-

EX CB TO BE REMOVED -

CONTRACTOR TO DETERMINE IF
GAS LINE NEEDS TO BE
RELOCATED FOR PROPOSED
STORM MAIN. PER GAS MAP
Q170071, GAS MAIN LOCATION
MAY DIFFER. COORDINATE WITH
PSE IF RELOCATION IS
NECESSARY (BY OTHERS)

-

EX TREE TO BE REMOVED -

2" FULL STREET ASPHALT GRIND
AND OVERLAY. MATCH EG H/C07

TEMPORARY ASPHALT
TRANSITION RAMP. RAMP TO END
PRIOR TO NEIGHBORING
DRIVEWAYS (TYP)

C/C07

CONNECT EX SD TO NEW CB
12" IE 441.72 -

5' WIDE AMENITY ZONE R/C09

APPROXIMATE LOCATION OF EX
GAS SERVICE TO 18008 12TH AVE
NE PER GAS MAP Q170071.
CONTRACTOR TO CONFIRM
LOCATION AND PROTECT
THROUGHOUT CONSTRUCTION.
REUSE SERVICE FOR PROPOSED
DEVELOPMENT IF SIZED
CORRECTLY (TBD BY OTHERS).
FINAL DESIGN TO BE
COORDINATED W/ PSE

-

ALL DISTURBED ROW PERVIOUS
SURFACES TO BE AMENDED PER
BMP T5.13 (TYP)

-

41 LF 6" SDR35 SSS @ 2.00% MIN
SLOPE TO CONNECT TO EX
SEWER MAIN TEE. INSTALLED
UNDER SEPARATE PERMIT
#WWU19-2078

-

34 LF 6" SDR35 SSS @ 2.00% MIN
SLOPE TO CONNECT TO EX
SEWER MAIN TEE. INSTALLED
UNDER SEPARATE PERMIT
#WWU19-2078

-

APPROXIMATE LOCATION OF
PROPOSED MAILBOXES. FINAL
LOCATION TBD BY LOCAL
POSTMASTER

-

APPROXIMATE LOCATION OF EX
STREET SIGN. REPLACE AND
RELOCATE TO NEW LOCATION

L & M/C09

APPROXIMATE LOCATION OF EX
SERVICE TO FIRE HYDRANT.
CONTRACTOR TO CONFIRM
LOCATION AND PROTECT DURING
CONSTRUCTION

-

EX SD TO BE REMOVED AND NEW
PSD INSTALLED -

APPROXIMATE LOCATION OF EX
WATER MAIN. CONTRACTOR TO
CONFIRM LOCATION AND
PROTECT DURING
CONSTRUCTION

-

APPROXIMATE LOCATION OF EX
GAS MAIN. CONTRACTOR TO
CONFIRM LOCATION AND
PROTECT DURING
CONSTRUCTION

-

105 LF DIP SD @ 2.00% MIN  Q/C08

CB #6 - TYPE 2 CATCH BASIN W/
VANED GRATE
RIM 458.08
12" IE (E) 454.90±
12" IE (W) 454.90
W/ 2' MIN SUMP

 G/C07,
 J/C08, P, N

& O/C08

APPROXIMATE LOCATION OF EX
STORM MAIN. CONTRACTOR TO
CONFRIM LOCATION AND
PROTECT DURING
CONSTRUCTION UNTIL NEW MAIN
INSTALLED

-

19 LF 12" DIP SD @ 2.00% MIN -

12" SDCO
RIM 445.50
12" IE 442.35 (INSTALLED UNDER
SEPARATE PERMIT DEV19-1929)

-

GRIND AND OVERLAY TO EXTEND
TO EDGE OF EX FL. EX FL EDGE
TO BE DETERMINED IN FIELD

-

33 LF 6" SDR35 SSS @ 2.00% MIN
SLOPE TO CONNECT TO EX
SEWER MAIN TEE. INSTALLED
UNDER SEPARATE PERMIT
#WWU19-2078

-
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SEE SITE DEVELOPMENT
PERMIT PLANS FOR ON-SITE
IMPROVEMENTS (DEV19-1929)
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CALL 811
2 BUSINESS DAYS
BEFORE YOU DIG

(UNDERGROUND UTILITY LOCATIONS ARE APPROX.)
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BI

PROPOSED FL
NE 180TH ST

C1

C2

C3

CURVE DATA TABLE
RADIUS LENGTH DELTA

20.0' 31.1' 89°

PC STA PC OFFSET PC ELEV [FL]
0+46.96 31.66 445.20

1/4 ELEV [FL] 1/2 ELEV [FL] 3/4 ELEV [FL]
444.29 444.43 444.75

PT STA PT OFFSET PT ELEV [FL]
0+66.95 12.00' 444.33

RADIUS LENGTH DELTA
15.0' 7.83' 14.96°

PC STA PC OFFSET PC ELEV [FL]
0+77.27 12.00' 444.27

1/4 ELEV [FL] 1/2 ELEV [FL] 3/4 ELEV [FL]
444.28 444.29 444.30

PT STA PT OFFSET PT ELEV [FL]
0+84.94 14.0' 444.31

RADIUS LENGTH DELTA
15.0' 7.83' 14.96°

PCC STA PCC OFFSET PCC ELEV [FL]
0+84.94 14.0' 444.31

1/4 ELEV [FL] 1/2 ELEV [FL] 3/4 ELEV [FL]
444.33 444.35 444.36

PT STA PT OFFSET PT ELEV [FL]
0+92.18 15.0' 444.38

C1

C2

C3

SEE SITE DEVELOPMENT
PERMIT PLANS FOR ON-SITE
IMPROVEMENTS

EG AT CL

PROPOSED FL
NE 180TH ST

CB #4 - TYPE 1 CB W/ SOLID LOCKING LID
RIM 444.52
12" (N) IE 441.72
12" (E) IE 441.72
12" (W) IE 441.72
W/ 2' MIN SUMP

CB #3 - TYPE 1 CB W/ VANED  GRATE
RIM 444.20

12" IE (E) 441.83
12" (N) IE 441.83
12" (S) IE 441.83
W/ 2' MIN SUMP

160 LF 12" DIP SD @ 2.00%

CONNECT EX CULVERT INTO CB #1
TYPE 1 CB W/ STANDARD GRATE
RIM 449.15
12" (N) EX IE 447.24
12" (E) IE 446.50
W/ 2' MIN SUMP

CB #2 - TYPE 1 W/ VANED GRATE
RIM 448.57

12" (E) IE 445.03
12" (S) IE 445.03
W/ 2' MIN SUMP APPROX LOC OF EX

GAS MAIN

10 5 0 10 20

SCALE IN FEET

10 5 0 10 20

SCALE IN FEET
12TH AVE NE GRADING & STORM MAIN PROFILE

V SCALE: 1" = 5' ; H SCALE 1" = 10'

SC
ALE IN

 FEET

5
2.5

0
5

10

12TH AVE N GRADING PLAN
SCALE 1" = 10'

KEY NOTES:

KEY NOTE: DETAIL/
SHEET

2" FULL STREET ASPHALT GRIND
AND OVERLAY. MATCH EG H/C07

SAWCUT AND MATCH EG (TYP) -

EX CONTOUR (TYP) -

PROPOSED CONTOUR (TYP) -

1

2

3

4

2

1

4

3

APPROX LOCATION
OF EX FIRE
HYDRANT SERVICEPROPOSED 8" PSS

PROPOSED WATER
SERVICE (TYP)

LEGEND:
CONCRETE

LANDSCAPE

ASPHALT (FULL DEPTH)

2" ASPHALT GRIND AND OVERLAY

GRAVEL

APPROX LOCATION OF EX SEWER
SERVICE (TO BE REUSED)

APPROX LOCATION OF EX SEWER
SERVICE (TO BE REUSED)

APPROXIMATE LOCATION OF EX WATER
SERVICE (TO BE ABANDONED)

APPROXIMATE LOCATION OF EX WATER
SERVICE (TO BE ABANDONED)

PROPOSED WATER
SERVICE (TYP)

24 LF 12" DIP SD @ 0.50%

Digitally
signed by
Benjamin J.
Iddins
Date:
2020.05.09
13:14:22 -
07'00'
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PROPOSED FL
NE 180TH ST

CB #4 - TYPE 1 W/ SOLID LOCKING LID
RIM 444.52

12" (N) IE 441.72
12" (E) IE 441.72

12" (W) IE 441.72±
W/ 2' MIN SUMP

24 LF 12" DIP SD @ 2.00% MIN

EX CB

10 5 0 10 20

SCALE IN FEET
NE 180TH ST GRADING PROFILE

V SCALE: 1" = 5' ; H SCALE 1" = 10'

SC
ALE IN

 FEET

5
2.5

0
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NE 180TH ST GRADING PLAN
SCALE 1" = 10'

CB #6 - TYPE 2 CATCH BASIN W/ VANED GRATE
RIM 458.08
12" IE (E) 454.90±
12" IE (W) 454.90
W/ 2' MIN SUMP

LEGEND:
CONCRETE

LANDSCAPE

ASPHALT (FULL DEPTH)

2" ASPHALT GRIND AND OVERLAY

GRAVEL

KEY NOTES:

KEY NOTE: DETAIL/
SHEET

2" FULL STREET ASPHALT GRIND
AND OVERLAY. MATCH EG H/C07

SAWCUT AND MATCH EG (TYP) -

EX CONTOUR (TYP) -

PROPOSED CONTOUR (TYP) -

1

2

3

4

4 4

3

21

105 LF 12" DIP SD @ 2.00% MIN

APPROXIMATE LOCATION OF EX WATER SERVICE
(TO BE ABANDONED)

APPROXIMATE  LOCATION OF EX SEWER SERVICE
(TO BE REUSED)

PROPOSED UGP LINE

CB #5 - TYPE 1 W/ VANED GRATE
RIM 445.95
12" (E) IE 442.50
12" (W) IE 442.50
W/ 2' MIN SUMP
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EXHIBIT 8



CRITICAL AREAS WORKSHEET

Yes No Is there any standing or running water on the surface of the property or on any adjacent property at any time during the year?

Yes No Does the site have steep slopes with little to no vegetation?

Yes No Has any portion of the property or any adjacent property ever been identified as a wetland or swamp?

Yes No Does the site contain high percentages of silt and/or very fine sand?

Yes No Are any willows, skunk cabbage, alders, cottonwoods, or cattails present on your property or adjacent properties?

Yes No Does the site contain ground water seepage or springs near the surface of the ground?

Are there any indications on any portion of the property or on any adjacent property of rockslides, earthflows, mudflows, landslides, orYes No
other slope failure?

Yes No Is the property within or adjacent to a floodplain?

Please indicate which line best represents
0%-5% 5%-10% 10%-15% 15%-20% 20%-25% 25%+the steepest slope found on your property.

Please describe the site conditions for any "yes" answer:

Who prepared this information?

How to Determine the Slope of a Hillside
The slope is considered the vertical measure as it relates to the horizontal measure. For example if a slope has a rise of one foot over a four
foot horizontal distance the slope would be be 1:4 or a 25% slope.

(Check appropriate slope percentage box and mark correct box on diagram below.)

100% = 1:1

50% = 1:2

25% = 1:4

0%



 

 

 

Property Owner Information and Legal Descriptions– Attach with Permit Applications 

 

Property Parcel Number: 616390-0410 
Name: Stephen J Devight 
Address: 18002 12th Ave NE Shoreline, WA 98155 
Legal Description:  
THE SOUTH 60 FT OF THE WEST 120 FT OF LOT 1, BLOCK 3, NORTHEND COUTRY 
ESTATES, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 28 OF 
PLATS, PAGE 37, RECORDS OF KING COUNTY, WASHINGTON. 
 
Property Parcel Number: 616390-0411 
Name: Austin and Samantha Bowers 
Address: 18008 12th Ave NE Shoreline, WA 98155 
Legal Description: 
WEST 120 FT OF LOT 1, BLOCK 3, NORTHEND COUTRY ESTATES, ACCORDING TO 
THE PLAT THEREOF RECORDED IN VOLUME 28 OF PLATS, PAGE 37, RECORDS OF 
KING COUNTY, WASHINGTON. EXCEPT THE SOUTH 60 FT THEREOF. 
 
Property Parcel Number: 616390-0420 
Name: Susan E. Butler 
Address: 18016 12th Ave NE Shoreline, WA 98155 
Legal Description: 
THE SOUTH 60 FT OF THE WEST 135 FT OF LOT 2, BLOCK 3, NORTHEND COUTRY 
ESTATES, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 28 OF 
PLATS, PAGE 37, RECORDS OF KING COUNTY, WASHINGTON. 
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Project Address: 

City of Shoreline 
Planning & Community Development 

17500 Midvale Avenue North Shoreline, WA 98133-4905 
Phone: (206) 801-2500 Fax: (206) 801-2788 

Email: pcd@shorelinewa.gov Web: www.shorelinewa.gov 

TREE RETENTION 
CALCULATION WORKSHEET 

Worksheet Completed by (Name) : 

Contact Phone Number: 

NOTES: 1. If a tree is non-significant, list it below, but do not include in retention and replacement calculations, label as non- 
significant in the Replace column. 

2. See SMC 20.50.310(B) on page 2 for the exempt number of trees for the size of lot, which are also exempt from
replacement requirements.

3. In certain critical areas such as steep slopes or stream buffers, trees may not be removed unless they are hazardous to
persons or property. Check with City staff for regulations.

CHECK BOX IF NO TREES TO BE REMOVED 
Tree # Tree Species/Name DBH (in) Significant Remove? Replace (count) Notes 

Ex. A Western Red Cedar 22 Y Y 3 

Ex. B Big Leaf Maple 10 N Y N/A 

3/2019

EXHIBIT 10

mailto:pcd@shorelinewa.gov
http://www.shorelinewa.gov/


A. Significant Tree - 
Any Conifer Tree that is eight (8) inches or greater in diameter at 
breast height (DBH) and any Deciduous Tree that is twelve (12) 
inches or greater in diameter at breast height (DBH). 

Only significant trees are regulated except in environmentally 
critical areas where all trees are regulated. 

DBH - Diameter of tree at breast height or 4 1/2 feet above 
average grade. 

B. SMC.20.50.310(B) - Exempt Trees – The removal of three (3) significant trees on lots up to 7,200 square feet and one (1) 
additional significant tree for every 7,200 square feet of lot area (excluding trees 30" or more in diameter (94.2" in 
circumference))

C. Tree Replacement per SMC 20.50.360(C) 

Coniferous Tree Circumferences Coniferous Tree Diameters 

0" - 24.8" = non-significant or 0" - 7" = non-significant 

24.8" - 34.1" = 1 replacement tree or 8" - 11" = 1 replacement tree 

34.1" - 43.4" = 2 replacement trees or 11" - 14" = 2 replacement trees 

43.4"+ = 3 replacement trees or 14"+ = 3 replacement trees 

Deciduous Tree Circumferences Deciduous Tree Diameters 

0" - 37.2" = non-significant or 0" - 12" = non-significant 

37.2" - 46.5" = 1 replacement tree or 12" - 15" = 1 replacement tree 

46.5" - 55.8" = 2 replacement trees or 15" - 18" = 2 replacement trees 

55.8"+ = 3 replacement trees or 18"+ = 3 replacement trees 

Replacement Size: Conifers 6' Height and Deciduous 1 1/2" caliper 

Note: This worksheet is provided as an aid and is for informational use only. It is not a substitute for the Shoreline Municipal Code or the 
Shoreline Development Code. 

Trees proposed for removal have been clearly marked on the site and tree protection measures are in place. (A city planner 
will visit the site to confirm prior to reviewing your application.) 

 Initial here to acknowledge this requirement 

Tree Calculations Totals 

Significant Trees on Lot/Site (A) 

Significant Trees to be Removed 

Significant Trees to be Retained 
(Min 20%) 
Exempt from Replacement (B) 
(Table 20.50.310(B)(I) Below 

Trees Requiring Replacement 

Replacement Trees (C) 
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SCALE IN FEET

LEGEND:
EX TREE TO BE REMOVED

TREE PROTECTION FENCING

TREE RETENTION TABLE
TREE DESCRIPTION: QTY:

SIGNIFICANT TREES ON PROJECT
SITE 6

SIGNIFICANT TREES TO BE REMOVED 5

SIGNIFICANT TREES TO BE RETAINED
ON SITE 1

REQUIRED REPLACEMENT TREES 0

PROPOSED REPLACEMENT TREES
(SEE LANDSCAPE/ARCHITECTURAL
PLANS FOR DETAILS)

0

TREE CALCULATION NOTES:

1. THE TOTAL LOT SIZE IS 23,515 SF AND IS ALLOWED 6 EXEMPT
TREES PER SMC 20.50.310 (B)(I).

2. PER SMC 20.50.360(C), SIGNIFICANT TREES INCLUDE ALL
CONIFERS OVER 8" IN DIAMETER AND DECIDUOUS OVER 12" IN
DIAMETER.

KEY NOTES:

KEY NOTE: DETAIL/
SHEET

TREE PROTECTION FENCING (4'
MIN HEIGHT CHAIN LINK FENCING
OR 5' MIN HEIGHT
POLYETHYLENE LAMINAR
FENCING)

-

TREE DRIPLINE (TYP) -

TREE NUMBER (TYP) -

1

2

3

GENERAL NOTES:

1. SEE ARBORIST REPORT CREATED BY FAVERO GREENFOREST
FOR ADDITIONAL TREE RETENTION AND PROTECTION
INFORMATION.

2

SOURCE: FAVERO GREENFOREST, ARBORIST

17"1

TREE NAMEDIAMETERI.D. #

TREE IDENTIFICATION TABLE

2

3

4

5

6

7

8

9

10

20"

14"

28"

14"

19"

23"

20"

14"

10"

NORWAY MAPLE

BIRCH

NORWAY MAPLE

HEMLOCK

PURPLE LEAF PLUM

DOUGLAS FIR

BLACK PINE

DOUGLAS FIR

DOUGLAS FIR

BLACK PINE

1

3

Digitally signed
by Benjamin J.
Iddins
Date:
2020.02.28
15:33:45 -
08'00'
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Greenforest	Incorporated	
C	o	n	s	u	l	t	i	n	g						A	r	b	o	r	i	s	t	

4547	South	Lucile	Street,	Seattle,	WA	98118	 	Tel.		206-723-0656	

TO:	 Jordan	Salisbury,	VP	of	Acquisitions	&	Entitlement	
Blue	Fern	Development,	LLC	
11232	120th	Ave	NE,	Ste.	204	
Kirkland,	WA	98033	

REFERENCE:	 Arborist	Report	

SITE	ADDRESS:	 18002/18008/18016	-	12th	Ave	NE,	Shoreline	WA	
TPN	616390-0410,	0411	&	0420	

DATE:	 May	29,	2019	

PREPARED	BY:	 Favero	Greenforest,	ISA	Certified	Arborist	#	PN	-0143A	
ISA	Tree	Risk	Assessment	Qualified	
ASCA	Registered	Consulting	Arborist®	#379	

INTRODUCTION	
You	contacted	me	and	contracted	my	services	as	a	consulting	arborist.	My	assignment	is	
to	inspect	and	assess	trees	at	the	above	referenced	site.	The	purpose	of	this	arborist	
report	is	to	establish	the	condition	of	the	regulated	trees	to	satisfy	City	of	Shoreline	
permit	submittal	requirements.	

You	provided	me	a	topographic	survey	of	the	subject	parcels.	I	visited	the	site	
4/19/2019	and	visually	inspected	the	trees,	which	are	the	subject	of	this	report.	This	
report	establishes	the	condition	of	the	trees,	and	represents	all	regulated	trees	on	the	
project	site:	

SUMMARY	
6	 Onsite		
2	 Right-Of-Way	
2	 Offsite	

The	site	includes	three	contiguous	residential	parcels,	each	with	a	single-family	
residence.		The	regulated	trees	(and	those	offsite	&	within	the	ROW)	include	native	and	
ornamental	evergreen	conifers,	and	ornamental	deciduous	species.			

EXHIBIT 12
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LIMITATIONS	AND	USE	OF	THIS	REPORT	
This	tree	report	establishes,	via	the	most	practical	means	available,	the	existing	
conditions	of	the	trees	on	the	subject	property.	Ratings	for	health	and	structure/form,	
as	well	as	any	recommendations	are	valid	only	through	the	development	and	
construction	process.		This	report	is	based	solely	on	what	is	readily	visible	and	
observable,	without	any	invasive	means.	
		
There	are	several	conditions	that	can	affect	a	tree’s	condition	that	may	be	pre-existing	
and	unable	to	be	ascertained	with	a	visual-only	analysis.		No	attempt	was	made	to	
determine	the	presence	of	hidden	or	concealed	conditions	which	may	contribute	to	the	
risk	or	failure	potential	of	trees	on	the	site.		These	conditions	include	root	and	stem	
(trunk)	rot,	internal	cracks,	structural	defects	or	construction	damage	to	roots,	which	
may	be	hidden	beneath	the	soil.		Additionally,	construction	and	post-construction	
circumstances	can	cause	a	relatively	rapid	deterioration	of	a	tree’s	condition.		
	
	
TREE	INSPECTION	
I	visually	inspected	each	tree	from	the	ground.		I	performed	a	Level	1	risk	assessment.1	
This	is	the	standard	assessment	for	populations	of	trees	near	specified	targets,	
conducted	in	order	to	identify	obvious	defects	or	specified	conditions	such	as	a	pre-
development	inventory.	This	is	a	limited	visual	assessment	focuses	on	identifying	trees	
with	imminent	and/or	probable	likelihood	of	failure,	and/or	other	visible	conditions	that	
will	affect	tree	retention.	
	
I	tagged	each	tree	with	a	1”	x	3.5”	aluminum	tag	indicating	tree	number.		I	recorded	tree	
species	and	size	(DBH).	I	estimated	the	average	dripline	of	each	tree.	I	rated	the	
condition	of	each	tree,	both	health	and	structure/form.	A	tree’s	structure/form	is	
distinct	from	its	health.		This	inspection	identifies	what	is	visible	with	both.			
	
High-risk	trees	can	appear	healthy	in	that	they	can	have	a	dense,	green	canopy.	This	
may	occur	when	there	is	sufficient	sapwood	or	adventitious	roots	present	to	maintain	
tree	health,	but	inadequate	strength	for	structural	support.	
	
Conversely,	trees	in	poor	health	may	or	may	not	be	structurally	stable.	For	example,	
tree	decline	due	to	root	disease	is	likely	to	cause	the	tree	to	be	structurally	unstable,	
while	decline	due	to	drought	or	insect	attack	may	not.	
	

                                                
1	Companion	publication	to	the	ANSI	A300	Part	9:	Tree	Shrub	and	Other	woody	Plant	Management	–	
Standard	Practices,	Tree	Risk	Assessment.		2011.	ISA.	
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One	way	that	tree	health	and	structure	are	linked	is	that	healthy	trees	are	more	capable	
of	compensating	for	structural	defects.		A	healthy	tree	can	develop	adaptive	growth	that	
adds	strength	to	parts	weakened	by	decay,	cracks,	and	wounds.	
	
This	report	identifies	unhealthy	trees	based	on	existing	health	conditions	and	tree	
structure/form,	and	specifies	which	trees	are	most	suitable	for	preservation.2	
	
No	invasive	procedures	were	performed	on	any	trees.	The	results	of	this	inspection	are	
based	on	what	was	visible	at	the	time	of	the	inspection.		
	
The	attached	inventory	summarizes	my	inspection	results	and	provides	the	following	
information	for	each	tree:	
	

Tree	Category	determined	by	SMC	§20.20.048		
Significant	Tree	-	any	tree	eight	inches	or	greater	in	diameter	at	breast	height	
if	it	is	a	conifer	and	12	inches	or	greater	in	diameter	at	breast	height	if	it	is	a	
non-conifer.		
Landmark	Tree	-	any	healthy	tree	over	30	inches	in	diameter	at	breast	height	
or	any	tree	that	is	particularly	impressive	or	unusual	due	to	its	size,	shape,	
age,	historical	significant	or	any	other	trait	that	epitomizes	the	character	of	
the	species,	or	that	is	an	regional	erratic.	
Hazardous	Tree	-	a	tree	that	is	dead,	or	is	so	affected	by	a	significant	
structural	defect	or	disease	that	falling	or	failure	appears	imminent,	or	a	tree	
that	impedes	safe	vision	or	traffic	flow,	or	that	otherwise	currently	poses	a	
threat	to	life	or	property.	

Tree	number	as	shown	on	tag	in	the	field,	and	on	attached	exhibit.	
DBH	diameter	of	tree	at	breast	height.	Generally	this	is	a	point	4	1/2	feet	above	

average	grade.		(For	species	of	trees	whose	normal	growth	habit	is	
characterized	by	multiple	stems	(e.g.,	hazelnut,	vine	maple)	diameter	shall	
mean	the	average	diameter	of	all	stems	of	the	tree,	measured	at	a	point	six	
inches	from	the	point	where	the	stems	digress	from	the	main	trunk.	In	no	
case	shall	a	branch	more	than	six	inches	above	average	grade	be	considered	
a	stem.	For	the	purposes	of	Code	enforcement,	if	a	tree	has	been	removed	
and	only	the	stump	remains,	the	size	of	the	tree	shall	be	diameter	of	the	top	
of	the	stump.	SMC	§20.20.016)	

                                                
2	Companion	publication	to	the	ANSI	A300	Part	5:	Tree	Shrub	and	Other	woody	Plant	Maintenance	–	
Standard	Practices,	Managing	Trees	During	Construction.		2008.	ISA.	
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Tree	Species	common	name.	
Dripline	average	branch	extension	from	the	trunk	as	radius	in	feet.	
Health	and	Structure/Form	ratings		‘1’	indicates	good	to	excellent	condition;	no	

visible	health-related	problems	or	structural	defects,	‘2’	indicates	fair	
condition;	minor	visible	problems	or	defects	that	may	require	attention	if	the	
tree	is	retained,	and	‘3’	indicates	poor	condition;	significant	visible	problems	
or	defects	and	tree	removal	is	recommended.	

Comments	on	Condition	obvious	structural	defects	or	diseases	visible	at	time	of	
inspection.	

Tree	Type	
Broad-Leafed	-	trees	with	flat	leaves,	not	scaled	or	needle	shaped,	which	
usually	lose	their	foliage	at	the	end	of	the	growing	season.		
Coniferous	-	any	of	various	mostly	needle-leaved	or	scale-leaved,	chiefly	
evergreen,	cone-bearing	gymnosperms.	
Deciduous	-	trees	that	shed	or	otherwise	loose	their	foliage	at	the	end	of	
the	growing	season,	such	as	maples,	alders,	oaks,	and	willows.	
Evergreen	-	trees	that	maintain	the	majority	of	their	foliage	each	year	
when	grown	in	the	Shoreline	area.		

Tree	Stand	or	Cluster	-	a	group	of	three	or	more	trees	of	any	size	or	species,	
whose	driplines	touch.	

	
	
OFFSITE	TREES	

Tree	#8	
• 20"	DBH	Douglas-fir	with	10'	Dripline	overhanging	PL.	
• No	visible	defects.	
• Normal	health/vitality	
• Recommended	limits	of	soil	disturbance:	10'	from	center	of	trunk.	

	
Tree	#4	

• 28"	DBH	Western	hemlock,	with	14'	Dripline	overhanging	PL.	
• No	visible	defects.	
• Declining	health/low	vitality;	heavy	cone	set	(stress	indicator).	
• Steel	cable	wrapped	around	trunk	30'	from	grade.	
• Recommended	limits	of	soil	disturbance:	14'	from	center	of	trunk.	
• This	tree	is	likely	to	continue	to	decline	in	health/vitality,	regardless	of	the	

proposed	construction.		
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LIMITS	OF	DISTURBANCE	
The	above	limits	of	soil	disturbance	for	the	2	offsite	trees	are	the	distance	in	feet	from	
the	center	of	the	trunk	for	the	side	of	the	tree	to	be	impacted	by	construction.	They	are	
determined	using	rootplate	3	and	trunk	diameter,4,5	and	ISA	Best	Management	
Practices.6	These	are	the	minimum	distances	from	the	trees	for	any	soil	disturbance	
(except	for	shallow	filling	and	possibly	patios/decks/pathways	constructed	within	the	
area	beyond	the	foundation	cuts,	which	shall	be	approved	by	the	project	arborist),	and	
they	represent	the	area	to	be	protected	during	construction.		These	limits	are	malleable	
and	may	be	adjusted	during	the	construction	process.			
	
	
	
ATTACHMENTS:	

1. Assumptions	and	Limiting	Conditions	
2. Certification	of	Performance	
3. Significant	Tree	Inventory	
4. Tree	Number	Exhibit	

	
	
	 	

                                                
3	Coder,	Kim	D.	2005.	Tree	Biomechanics	Series.	University	of	Georgia	School	of	Forest	Resources.			
4	Smiley,	E.	Thomas,	Ph.	D.	Assessing	the	Failure	Potential	of	Tree	Roots,	Shade	Tree	Technical	Report.		
Bartlett	Tree	Research	Laboratories.	
5	Fite,	Kelby	and	E.	Thomas	Smiley.		2009.	Managing	Trees	During	construction;	Part	Two.		Arborist	News.	
ISA.	
6	Companion	publication	to	the	ANSI	A300	Series,	Part	5:	Managing	Trees	During	Construction.	2008.	ISA.	
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Attachment	No.	1	-	Assumptions	&	Limiting	Conditions	
	

1. A	field	examination	of	the	site	was	made	4/19/2019.			My	observations	and	
conclusions	are	as	of	that	date.	
	

2. Unless	stated	other	wise:	1)	information	contained	in	this	report	covers	only	
those	trees	that	were	examined	and	reflects	the	condition	of	those	trees	at	the	
time	of	inspection;	and	2)	the	inspection	is	limited	to	visual	examination	of	the	
subject	trees	without	dissection,	excavation,	probing,	or	coring.		There	is	no	
warranty	or	guarantee,	expressed	or	implied	that	problems	or	deficiencies	of	the	
subject	tree	may	not	arise	in	the	future.	
	

3. The	consultant/appraiser	shall	not	be	required	to	give	testimony	or	to	attend	
court	by	reason	of	this	report	unless	subsequent	contractual	arrangements	are	
made.	
	

4. Loss	or	alteration	of	any	part	of	this	report	invalidates	the	entire	report.		
	

5. Unless	required	by	law	otherwise,	possession	of	this	report	or	a	copy	thereof	
does	not	imply	right	of	publication	or	use	for	any	purpose	by	any	other	than	the	
person	to	whom	it	is	addressed,	without	the	prior	expressed	written	or	verbal	
consent	of	the	consultant/appraiser.	
	

6. Any	legal	description	provided	to	the	consultant/appraiser	is	assumed	to	be	
correct.		Any	titles	and	ownership	to	any	property	are	assumed	to	be	good	and	
marketable.		No	responsibility	is	assumed	for	matters	legal	in	character.		Any	and	
all	property	is	appraised	or	evaluated	as	though	free	and	clear,	under	
responsible	ownership	and	competent	management.	
	

7. Construction	activities	can	impact	trees	in	unpredictable	ways.		All	retained	trees	
should	be	inspected	at	the	completion	of	construction,	and	regularly	thereafter	
as	part	of	ongoing	maintenance.	
	

8. The	consultant	does	not	assume	any	liability	for	the	subject	tree	and	does	not	
represent	the	transfer	of	such	for	any	risks	associated	with	the	tree	from	the	
landowner	to	the	consultant.		Risk	management	is	solely	the	responsibility	of	the	
landowner.			 	
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Attachment	No.	2	-	Certification	of	Performance	
	
I,	Favero	Greenforest,	certify	that:	
	

• I	have	personally	inspected	the	trees	and	the	property	referred	to	in	this	report	
and	have	stated	my	findings	accurately.		

• I	have	no	current	or	prospective	interest	in	the	vegetation	or	the	property	that	is	
the	subject	of	this	report	and	have	no	personal	interest	or	bias	with	respect	to	
the	parties	involved.	

• The	analysis,	opinion,	and	conclusions	stated	herein	are	my	own	and	are	based	
on	current	scientific	procedures	and	facts.	

• My	analysis,	opinion,	and	conclusions	were	developed	and	this	report	has	been	
prepared	according	to	commonly	accepted	arboricultural	practices.	

• No	one	provided	significant	professional	assistance	to	me,	except	as	indicated	
within	the	report.	

• My	compensation	is	not	contingent	upon	the	reporting	of	a	predetermined	
conclusion	that	favors	the	cause	of	the	client	of	any	other	party	nor	upon	the	
results	of	the	assessment,	the	attainment	of	stipulated	results,	or	the	occurrence	
of	any	subsequent	events.	

	
I	further	certify	that	I	am	a	member	in	good	standing	of	International	Society	of	
Arboriculture	(ISA),	and	the	ISA	PNW	Chapter,	I	am	an	ISA	Certified	Arborist	(#PN-
0143A)	and	am	Tree	Risk	Assessment	Qualified,	and	am	a	Registered	Consulting	
Arborist®	(#379)	with	American	Society	of	Consulting	Arborists.		I	have	worked	as	an	
independent	consulting	arborist	since	1989.	
	
	
Signed:	
	
	
	
GREENFOREST,	Inc.	
By	Favero	Greenforest,	M.	S.	
	
	
	
	
Date:	May	24,	2019	
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Attachment	No.	3	–	Significant	Tree	Inventory	

Category	 Tree	
No.	 DBH	 Species	

Dripline	

Health	

Structure/	
Form

	

Comments	on	Condition	

Tree	Type	

Stand	or	
Cluster	

Significant	 1	 17	 Norway	maple	 18	 1	 1	 	 BL,D	 YES	

Significant	 2	 20	 Birch	 22	 2	 1	 Branch	dieback	 BL,D	 YES	

Significant	 3	 14	 Norway	maple	 16	 1	 1	 	 BL,D	 YES	

Significant	 5	 14	 Purpleleaf	plum	 12	 2	 1	 Old	age,	poorly	pruned,	included	
bark	 BL,D	 NO	

Significant	 9	 14	 Black	pine	 16	 2	 1	 Thin	foliage	 C,E	 YES	

Significant	 10	 10	 Black	pine	 12	 1	 1	 	 C,E	 YES	

STREET	RIGHT-OF-WAY	TREES	

	 6	 19	 Douglas-fir	 15	 1	 2	 	 C,E	 NO	

	 7	 23	 Douglas-fir	 19	 1	 1	 	 C,E	 NO	

OFFSITE	TREES	

	 4	 28	 Hemlock	 18	 2	 1	 Heavy	cone	set,	thin	foliage,	low	
vitality	 C,E	 NO	

	 8	 20	 Douglas-fir	 15	 1	 1	 	 C,E	 YES	
See	report	body	for	definitions.	
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4547	South	Lucile	Street,	Seattle,	WA	98118													Tel.		206-723-0656	

	
	

TO:	 Alex	Clohesey	
Milbrandt	Architects	
	

REFERENCE:	 SECOND	ADDENDUM	TO	ARBORIST	REPORT		
[Protection	of	Retained	Tree	#9]	
	

SITE	ADDRESS:	 18002/18008/18016	-	12th	Ave	NE,	Shoreline	WA	
TPN	616390-0410,	0411	&	0420	
	

DATE:	 December	13,	2019	
	

PREPARED	BY:	 Favero	Greenforest,	ISA	Certified	Arborist	#	PN	-0143A		
ISA	Tree	Risk	Assessment	Qualified	
ASCA	Registered	Consulting	Arborist®	#379	

	 	
	
	
	

	
This	letter	provides	for	the	protection	of	Tree	9,	a	14”	DBH	Black	pine.		This	tree	stands	at	the	east	
parcel	boundary,	and	has	a	14’	dripline	radius.	
	
The	attached	exhibit	shows	the	recommended	limits	of	protection	fencing,	which	are	contiguous	
with	the	protection	of	offsite	tree	8.		They	include	these	minimum	distances	from	the	center	of	the	
trunk:	
	

North	–14’,	or	edge	of	dripline	
West	–	9’	minimum	distance	from	trunk	
SW	–	contiguous	with	fencing	for	offsite	tree	#8	
South	–	no	disturbance	
East	–	no	disturbance	

	
	
The	basis	for	the	above	recommendations	comes	from	multiple	sources;	my	30+	years	experience;	
species	and	current	condition	of	the	trees.	
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KEY NOTES:

KEY NOTE: DETAIL/
SHEET

12" AREA DRAIN
RIM 447.00
6" IE (E) 443.00 (FTG DRN)
6" IE (W) 442.50
W/ 2' MIN SUMP

-

PRETREATMENT DEVICE
(CONTECH CDS2015-4-C)
W/ OPEN GRATE LID
RIM 445.60
6" IE (S) 443.10
6" IE (N) 443.10
6" IE (E) 443.00
W/ 2' MIN SUMP

K/C10&X/C12

R-TANK INFILTRATION FACILITY
9 UNITS WIDE X 11 UNITS LONG X 4
UNITS TALL (11.81'W X 25.8'L X 5.58'D) W/
2'-WIDE GRAVEL STRIP AROUND
PERIMETER
FG ABOVE R-TANK 445.62-449.08 TOP OF
R-TANK  443.60
6" IE (W) 443.00
BOT OF R-TANK 438.00
BOT OF ROCK 437.00
BOT OF ENGINEERED SOIL 435.50

N/C10

CB #7 - TYPE 1 W/ STANDARD GRATE W/
SPILL CONTROL ELBOW & SCREEN
RIM 450.27
6" IE (SE) 447.77
6" IE (W) 447.67
6" IE (NE) 447.77
W/ 2' MIN SUMP

  G/C09,
I&K/C10

6" SDCO
RIM 462.55
6" IE 460.05

F/C09

6" SDCO
RIM 454.25
6" IE 451.75

F/C09

6" SDCO
RIM 451.60
6" IE 449.10

F/C09

6" SDCO
RIM 447.30
6" IE 445.50

F/C09

6" SDCO
RIM 459.30
6" IE 453.00

F/C09

105.0' L X 5.0' W X 4' D INFILTRATION
TRENCH
FG ABOVE FACILITY 446.00-450.00
OVERFLOW FROM CB #8 IE 445.00
6" PERF PIPE IE 444.00
BOTTOM OF FACILITY 441.00

O/C10

6" SDCO
RIM 454.47
6" IE 451.97

F/C09

6" SDCO
RIM 455.70
6" IE 453.20

F/C09

6" SDCO
RIM 455.52
6" IE 453.00

F/C09

12" SDCO
RIM 445.50
12" IE 442.35

F/C09

6" SDCO
RIM 464.55
6" IE 462.05

F/C09

6" SDCO
RIM 445.72
6" IE 443.40

F/C09

2 LF 6" SD @ 2.00% W/C11

110 LF 6" SD @ 2.00% MIN & 2' MIN
COVER W/C11

55 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

105 LF 6" SD @ 2.00% MIN & 2' MIN
COVER W/C11

62 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

R-TANK OVERFLOW PIPE
7 LF 6" SD @ 2.00% MIN
IE @ EAST END OF PIPE @ 443.60 (END
WITHIN GRAVEL) INSTALL WIRE MESH
SCREEN ON EAST END OF PIPE TO
PREVENT DRAIN ROCK FROM ENTERING
PIPE

-

3 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

27 LF 6" SD @ 2.00% MIN W/C11

93 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

100 LF 6" SD @ 2.00% MIN & 2' MIN
COVER W/C11

105 LF 6" PERF PIPE LAID FLAT
W/ CLEANOUT AT NORTH END
6" IE 444.00

F/C09

R-TANK MAINTENANCE PORT
RIM 447.00 M/C10

CB #8 - TYPE 1 W/ STANDARD GRATE W/
SPILL CONTROL ELBOW & SCREEN
RIM 446.75
6" IE (S) 445.00 (OVERFLOW
6" IE (S) 444.10
6" IE (N) 444.00
W/ 2' MIN SUMP

  G/C09,
I&K/C10

12" AREA DRAIN
RIM 448.00
6" IE (E) 445.00 (FTG DRN)
6" IE (S) 444.90
W/ 2' MIN SUMP

-

SOLID WALL PVC FOOTING DRAIN
TIGHTLINE @ 2.00% MIN -

19 LF 12" DIP SD @ 2.00% MIN
(INSTALLED UNDER SEPARATE PERMIT
ROW19-1933)

W/C11

51 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

R-TANK MAINTENANCE PORT
RIM 449.20 M/C10

ROOF DOWNSPOUT AND TIGHTLINE @
2.00% MIN & 2' MIN COVER (TYP) -

6 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

PERIMETER FOOTING DRAIN -
PERFORATED PVC PIPE IN 6" MIN
1/2"-3/4" WASHED GRAVEL, WRAPPED IN
NON-WOVEN FILTER FABRIC.
CLEANOUTS TO BE INSTALLED AT PIPE
ENDS (TYP)

-

PERMEABLE PAVEMENT SURFACING
(TYP) J/C10

61 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

SEE RIGHT-OF-WAY IMPROVEMENT
PLANS FOR DRAINAGE IMPROVEMENTS
WITHIN THE ROW

-

20 LF 6" TRENCH DRAIN
RIM ELEV VARIES (SEE SHEET C06)
6" IE (E) 443.75

-

6" SDCO
RIM 452.15
6" IE 449.65

F/C09

6" SDCO
RIM 451.22
6" IE 448.72

F/C09

45 LF 6" SD @ 2.00% MIN @ 2' MIN
COVER W/C11

6" SDCO
RIM 451.97
6" IE 449.67

F/C09

27 LF 6" TRENCH DRAIN
RIM ELEV VARIES
6" IE 449.50

-

65 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

19 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

39 LF 6" SD @ 2.00% MIN & 2' MIN COVER W/C11

45 LF 12"-WIDE GRAVEL TRENCH DRAIN
TOP OF TRENCH FLUSH W/ FG
(462.75-465.00; SEE SHEET C06) 6" IE (S)
461.75
BOT OF TRENCH 461.50

-

6" TRENCH DRAIN TIGHTLINE @ 2.00%
MIN (TYP) -

44 LF 6" PERF PIPE LAID FLAT W/
CLEANOUT AT NORTH END
6" IE 461.75

-

16 LF 6" SD @ 2.00% MIN W/C11

58 LF 6" SD @ 2.00% MIN W/C11

SD FLOW DIRECTION ARROW (TYP) -

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20
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26
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28
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35

36

37
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43
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47
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49

50
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52

53

54

55

10 5 0 10 20

SCALE IN FEET
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7

13
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12
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34

30

28

36

37

15

51

GENERAL NOTES:
1. ALL PIPES BENEATH DRIVING SURFACES WITH LESS THAN 2' COVER SHALL

BE SCHEDULE 40, SCHEDULE 80, OR DUCTILE IRON PIPE.
2. PREVENT SUBGRADE COMPACTION OF THE INFILTRATION TRENCH,

R-TANK, AND PERMEABLE PAVEMENT SURFACING WHERE FEASIBLE
DURING CONSTRUCTION. IF COMPACTED DURING CONSTRUCTION, THE
SUBGRADE SHALL BE SCARIFIED TO ORIGINAL STATE AND APPROVED BY
A GEOTECHNICAL ENGINEER PRIOR TO PLACING DRAIN ROCK.

3. AMEND ALL DISTURBED PERVIOUS AREAS IN ACCORDANCE W BMP T5.13 IN
CHAPTER 5 OF VOLUME V OF THE DOE 2012 STORMWATER MANAGEMENT
MANUAL FOR WESTERN WASHINGTON (2014 AMENDED).
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31
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27

SEE ROW PERMIT PLANS FOR
IMPROVEMENTS WITHIN THE ROW

(ROW19-1933)

LEGEND:
CONCRETE

LANDSCAPE

PERMEABLE PAVERS WALKWAY
(SEE DETAIL J/C10)

IMPERMEABLE PAVERS

PERMEABLE PAVEMENT DRIVEWAY
(SEE DETAIL J/C10)

ASPHALT (FULL DEPTH)
(UNDER SEPARATE ROW PERMIT
#ROW 19-1933)

ASPHALT (GRIND & OVERLAY)
(UNDER SEPARATE ROW PERMIT
#ROW 19-1933)

GRAVEL

ROOF & PAVEMENT AREA TRIBUTARY
TO R-TANK FACILITY

ROOF AREA TRIBUTARY TO
INFILTRATION TRENCH

45

50

52

38

22

51

35

53

54

55

Digitally signed
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Date:
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12th Ave Townhomes

• Applicant – Blue Fern Development, LLC
• Project Number – PLN19-0133
• Associated Permits – PRE18-0192, PLN19-0134, DEV19-1929, ROW19-1933

Summary of Contents
• Vicinity Map
• Application History
• Project Details
• Infrastructure
• Public Comment
• Applicant’s Burden of Proof



Vicinity
• Located at the intersection of 

12th Ave NE & NE 180th St in 
the City of Shoreline

• Address: 18002, 18008, 
18016 12th Ave NE, 
Shoreline, WA 98155

• Zoning: MUR-35’

• Adjacent Land Uses:
To the North – MUR-35’
To the East – MUR-35’
To the South – NE 180th St.
To the West – 12th Ave NE



Application History
• Application Submitted: July 26, 2019
• Determined Complete: August 14, 2019
• Notice of Application: August 19, 2019
• Notice of Public Hearing Issued July 13, 2020 for Hearing Examiner public hearing on July 29, 2020
• Current Land Plan: Merge 3 existing parcels and proceed to subdivide into 19 townhome lots in a unit 

lot subdivision



Project Details
• Project Site:

• 3 parcels (#’s 
6163900410, 6163900411, 
6163900420)

• +/- 23,515 SF (0.54 Acres)

• 19 Townhome unit lots

• Legal Description: 
• THE SOUTH 60 FEET OF THE WEST 

120 FEET OF LOT 1, BLOCK 3, 
NORTHEND COUNTRY ESTATES, 
ACCORDING TO THE PLAT 
THEREOFRECORDED IN VOLUME 28 
OF PLATS, PAGE 37, RECORDS OF 
KING COUNTY, WA.

• THE WEST 120 FEET OF LOT 1, BLOCK 
3, NORTHEND COUNTRY ESTATES, 
ACCORDING TO THE PLAT THEREOF 
RECORDED IN VOLUME 28 OF PLATS, 
PAGE 37, RECORDS OF KING 
COUNTY, WA. EXCEPT THE SOUTH 60 
FEET THEREOF.

• THE SOUTH 60 FEET OF THE WEST 
135 FEET OF LOT 2, BLOCK 3, 
NORTHEND COUNTRY ESTATES, 
ACCORDING TO THE PLAT THEREOF 
RECORDED IN VOLUME 28 OF PLATS, 
PAGE 37, RECORDS OF KING 
COUNTY, WA.

• Access: From 12th Ave NE



Project Details
• Height: 35 feet (max. 

allowed)
• Measured from average 

existing grade, per SMC 
20.50.050

• Proposed Heights:
• Building 1 – 34’-10.5”
• Building 2 – 33’-10.5”
• Building 3 – 35’-0”

• Timing:
• Land Development – 4 

Months
• Home Construction – 11 

Months

• Site Characteristics
• Topography: 2 small, steep 

slopes to the East and West, 
approx. 10-15% grade.

• Access: via 12th Ave NE
• Critical Areas: none



Infrastructure
• Private Access Road, water, 

sewer, stormwater, gas, 
power, and communications

• Private Access Road to 
provide access to all 19 lots 
and trash enclosure

• Utilities
• Three 6” Side Sewers to 

serve 19 units (two from 12th

Ave NE and one from NE 
180th St.)

• Stormwater to be collected 
onsite & mitigated within 2 
onsite infiltration systems 
with overflow routed to the 
newly extended public storm 
system within 12th Ave NE 

• Water provided from existing 
main in 12th Ave. NE

• Dry utilities to extend on-site 
as necessary to serve units



Public Comment
• 3 comments received during Notice of Application comment period
• In general, all comments were in opposition to the proposal because of concerns with increased 

density, traffic, lack of sidewalks, increased on-street parking, and construction impacts.
• The proposal has made provisions to meet all applicable codes and regulations relating to density, 

height, required parking, stormwater runoff control, etc.
• Sidewalks will be added along the site frontages on 12th Ave NE and NE 180th St. as part of the 

required improvements required for application and development.
• Construction will follow all regulations of the City of Shoreline.
• No Agency comments were received during the Notice of Application period.



Summary
The applicant has met its burden of proof. The Preliminary plate makes appropriate provisions for 
public health, safety and welfare through the provision of:

• Housing/use consistent with the City of Shoreline’s Comprehensive Plan and current zoning
• Proposal that meets the requirements of all applicable codes and regulations
• All necessary infrastructure

The applicant generally concurs with the Staff Report and proposed Conditions of Approval.

Thank you.



Blue Fern Townhomes 

Preliminary Formal Subdivision

PLN19-0133

Hearing Examiner Public Hearing 

July 29, 2020 

1



Property Information

• Addresses: 18002, 18008 & 18016 12th Ave NE

• Parcel #s: 6163900410, 6163900411 and 

6163900420 

• Combined Lot Size: 23,515 sq. ft. 

• Zone: Mixed-Use Residential 35’ (MUR-35’) 

• Comprehensive Plan Designation: Station Area 3 

• Neighborhood: North City

2



Property

3

Vicinity Map Aerial Map



Proposal

4

Subdivide the existing parcels into 

nineteen (19) unit lots.  

Each proposed lot is rectangular shaped, 

with an area for an attached home and a 

portion of the access drive.  

This is a consolidated subdivision with 

building, site development, and right-of-

way permits submitted/reviewed 

concurrently. 



Process History

• Pre-Application Meeting: December 18, 2018

• Neighborhood Meeting: July 2, 2019

• Application Submitted: July 26, 2019

• Complete Application: August 14, 2019

• Notice of Application: August 19, 2019

• SEPA Planned Action Determination: February 25, 2019 

• Notice of July 29 Public Hearing: July 13, 2020

5



Decision Criteria
Environmental (20.30.410(B)(1))

a) The property does not contain critical areas. Subdivision will 

comply with tree clearing/site development standards. 

b) Significant amount of earth removal proposed for construction. 

All lots will share access drive.

c) No hazardous conditions on site or in vicinity. 

d) LID techniques employed, as required under 2014 Dept. of 

Ecology Manual and 2019 Engineering Development Manual. 

6



Decision Criteria

7

Lot and Street Layout (20.30.410(B)(2))

a) Unit lot boundaries will correspond to unit footprint abutting 

portion of access drive.

b) Six lots front on 12th Ave NE and six front on NE 180th St. 

Fire/Public Works approved access configuration. 

c) No lot width/area standards in MUR-35. Footnote 2 allows for 

modifications for unit lot subdivisions. 

d) Frontage improvements required along 12th Ave NE and NE 

180th St. 



Decision Criteria 

8

Dedications and Improvements (20.30.410(B)(3))

a) No dedication is required. 

b) No dedication of park land is required. 

c) Frontage improvements required along both 12th Ave NE and 

NE 180th St. 



Decision Criteria

9

Unit Lot Subdivision (20.30.410(B)(4))

b) All applicable standards at time of vesting (8/14/19) are being met as proposed. 

c) Individual unit lots have modified hardscape coverage and setback requirements –

some lots will have 100% hardscape and all will have 0’ setbacks on at least one 

side.  

• Site overall meeting development standards for MUR-35. 

d) Shared access and utilities easements will be established as part of this subdivision. 

• All covenants, restrictions, responsibilities shall be recorded prior to final plat OR noted on face of plat

e) All parking located within each unit lot (proposed townhome garages). 

f) A note on the final plat will indicate development limitations of unit lot subdivision. 

g) Declaration of Binding Covenant for ULS shall be recorded prior to final plat.  



Conclusions

10

• The proposed subdivision: 

– Has met applicable requirements of the SMC, 

specifically Title 20 (Development Code).  

– Will make appropriate provisions for public 

health, safety, and welfare. 

– Will serve the public use and interest. 



Recommendation

The Shoreline Planning & Community 

Development Department recommends 

APPROVAL of the Preliminary Formal 

Subdivision application PLN19-0133, 

subject to conditions. 
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Catherine Lee

From: Yasha Gisela Bamberg <yasha3310@yahoo.com>
Sent: Wednesday, August 28, 2019 11:46 AM
To: Catherine Lee
Cc: peter zachara
Subject: [EXTERNAL] Subdivision Application

CAUTION: This email originated from outside of the City of Shoreline. Do not click links or open attachments unless you recognize 
the sender and know the content is safe. 

 
Reg.: PLN19-0133  
 
Dear Catie Lee, 
 
I appreciate the opportunity to voice my strong opposition to the plan of dividing the parcel at 12th Ave NE and NE 
180th Street into 19 townhouse unit lots.  
My husband and I live at 1201 NE 180th Street, directly opposite the project site. You must be well aware of the 
construction of another Arabella Apartment building with 81 units right next to us appears to be entered it’s final phase 
after 22 months of noise, disruption, power cuts, blocked driveways, traffic redirection and all sorts of inconveniences.  
A few houses up the Street a new Fire Station is being constructed; on 15th Ave NE we have several construction sites in 
various stages of development. And then there is the monstrous apartment block that is being built on the site of the old 
Post Office.  
 
I have numerous concerns - most of all regarding traffic and safety: 
We do not have proper sidewalks on 180th Street. I assume these will have to be built once people move into the 81 
new Apartments next to us. The street is being used by many commuters who try to avoid NE 175th St. Currently 
pedestrians are forced to walk on the shoulder. Wheelchair users or families with strollers have a tough time especially 
when construction vehicles block the road, which is daily. It is not safe for children to use these streets. 
 
I have no idea where all the people living in these hundreds of new apartments in the future are supposed to park their 
cars. Even with garage space in these new buildings many tenants will opt out and park on the streets. The lightrail is 
years away and it is not realistic that the majority will use public transit in the meantime. The bus lines and routes will 
have to be greatly expanded. Going downtown during commuting hours is smooth, but during other times the options 
are limited and there are not enough lines serving areas on the NW side of Shoreline or Seattle. 
 
Considering all these ongoing projects and the noise and disruption my neighborhood is dealing with already I do not 
believe this is the time for the construction of the townhouse units in question.  
 
For the Safety and Sanity of the North City Population please give us a chance to absorb and digest the huge impact of 
the current projects before piling the next ones on.  
Please spend a week living in our neighborhood among the cranes, trucks, torn streets, blocked roads, blocked 
driveways, non-stop noise before approving more applications. 

Sincerely, 
Yasha Bamberg 

Exhibit 18
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Catherine Lee

From: Yasha Gisela Bamberg <yasha3310@yahoo.com>
Sent: Wednesday, August 28, 2019 12:30 PM
To: Catherine Lee
Cc: peter zachara
Subject: [EXTERNAL] Subdivision Application (corrected)

CAUTION: This email originated from outside of the City of Shoreline. Do not click links or open attachments unless you recognize 
the sender and know the content is safe. 

 
Please excuse the typos in my previous mail...  
 
 
Reg.: PLN19-0133  
 
 
Dear Catie Lee, 
 
 
I appreciate the opportunity to voice my strong opposition to the plan of dividing the parcel at 12th Ave NE and NE 
180th Street into 19 townhouse unit lots.  
 
 
My husband and I live at 1201 NE 180th Street, directly opposite the project site.  
You must be well aware of the construction of another Arabella Apartment building with 81 units right next to us, which 
appears to be entering it’s final phase after 22 months of noise, disruption, power cuts, blocked driveways, traffic 
redirection, trash, slush and debris left on our property by the crew and trucks and all sorts of other inconveniences.  
A few houses up the Street a new Fire Station is being built; on 15th Ave NE we have several construction sites in various 
stages of development. And then there is the monstrous apartment block that is being built on the site of the old Post 
Office.  
 
 
I have numerous concerns - most of all regarding traffic and safety: 
We do not have proper sidewalks on 180th Street. I assume these will have to be built once people move into the 81 
new Apartments next to us. The street is being used by many commuters who try to avoid NE 175th St. Currently 
pedestrians are forced to walk on the shoulder. Wheelchair users or families with strollers have a tough time especially 
when construction vehicles block the road, which is daily. It is not safe for children to use these streets. It will not be 
safe until new sidewalks are in place. 
 
 
I have no idea where all the people living in these hundreds of new apartments in the future are supposed to park their 
cars. Even with garage space in these new buildings many tenants will opt out and park on the streets. The lightrail is 
years away and it is not realistic that the majority will use public transit in the meantime. The bus lines and routes will 
have to be greatly expanded. Going downtown during commuting hours is smooth, but during other times the options 
are limited and there are not enough lines serving areas on the NW side of Shoreline or Seattle. 
 
 
Considering all these ongoing projects and the noise, and disruption my neighborhood is dealing with already I do not 
believe this is the time for the construction of the townhouse units in question.  
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For the Safety and Sanity of the North City Population please give us a chance to absorb and digest the huge impact of 
the current projects before piling the next ones on.  
Please spend a week living in our neighborhood among the cranes, trucks, torn streets, blocked roads, blocked 
driveways, non-stop noise before approving more applications. 
 
 
Sincerely, 
Yasha Bamberg 
 
Sent from my iPad 
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Catherine Lee

From: peter zachara <peterzachara@yahoo.com>
Sent: Friday, August 30, 2019 6:07 PM
To: Catherine Lee
Subject: [EXTERNAL] comment on proposed land use action at 18002, 18008, and 180016 NE 

12th Ave

CAUTION: This email originated from outside of the City of Shoreline. Do not click links or open attachments unless you recognize 
the sender and know the content is safe. 

 
Dear Sirs,  
 
I read your proposal with interest.  I am adamantly opposed to it. 
 
I live at this intersection and have suffered through the last year and a half of constant noise, street closures and petty 
theft from my carport. But I suppose I could live with that. 
 
The real question is have you given any thought into how Shoreline, in general should look? Are 19 units crammed into 
three lots part of the look you hope to achieve?  Is Shoreline a place people move to because they like the neighborhood 
or is it a place people move to because its a cheaper option to any other light rail stop, such as Northgate? Just for 
example, in front of my house on 12th Ave NE, there isn't a single parking space due to residents from the Arebella 
parking on the street. Two cars can't pass each other on 12th Ave because of  the parking constriction. I have to clean up 
litter left on the street and in my yard on a daily basis. Is this how we want to live in the future? 
 
I see from the plot diagram six houses will abut 180th St. Where will these residents park? Certainly not on 180th. What 
about sidewalks? What about a roundabout to slow traffic roaring up and down 180th St.? What about a crosswalk so that 
all the new children can cross the street to the already ridiculously crowded and unsafe bus stop? How much density is 
too much? 
 
Do you have a plan? Do you even care? It seems that the City Council and the Planning Dept. have a singular lack of 
respect for this neighborhood and the people living in it. Have you ever gone down to Fremont and seen two classy 
townhouses sitting on a lot? That's what responsible development looks like. 
 
Why don't you come down to this location and look at it and then tell me in good faith that this development is suitable or 
even possible. 
 
  
Peter Zachara 

Location Scout/Assistant Location Manager 

Cell # 206-778-1647 
  
http://www.fotegrafik.com/user/peterzachara 

peterzachara@yahoo.com 

http://www.peterzachara.com     
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Catherine Lee

From: Catherine Lee
Sent: Wednesday, September 4, 2019 4:07 PM
To: Cory Malon
Subject: RE: [EXTERNAL] PLN19-0133 NOA: Preliminary Formal Subdivisionapplication to divide 

one (1) parcel into nineteen (19) townhouse unit lots.

Hi Cory, 
 
My apologies. I thought you were sending a second email about PLN19-0042 which was approved in April. 
 
For PLN19-0133 the comment period ended yesterday but I will go ahead and add you as a party of record.  
 
It is a formal subdivision, so there will be a public hearing before the Hearing Examiner, who will make a 
recommendation to City Council. Then City Council makes the final decision at a public meeting.  
 
City staff reviews the submitted applications to ensure they conform to all city codes before the Hearing Examiner 
meeting is scheduled. You will be notified of this public hearing before the Hearing Examiner. 
 
Best Regards, 
 

 

Catie Lee, AICP Associate Planner 
Planning & Community Development Department 
17500 Midvale Avenue N, Shoreline, WA 98133 
206-801-2557 
clee@shorelinewa.gov  

 
Hours of Operation for Permit Center: 
Monday               8:00 a.m. to 5:00 p.m. 
Tuesday               8:00 a.m. to 5:00 p.m. 
Wednesday        1:00 p.m. to 5:00 p.m. 
Thursday             8:00 a.m. to 5:00 p.m. 
Friday                    8:00 a.m. to 5:00 p.m. 
Permit processing ends at 4:00 p.m. each day 
 
 
 

From: Cory Malon <cory.a.malon@gmail.com>  
Sent: Wednesday, September 4, 2019 3:54 PM 
To: Catherine Lee <clee@shorelinewa.gov> 
Subject: RE: [EXTERNAL] PLN19-0133 NOA: Preliminary Formal Subdivisionapplication to divide one (1) parcel into 
nineteen (19) townhouse unit lots. 
 
CAUTION: This email originated from outside of the City of Shoreline. Do not click links or open attachments unless you recognize 
the sender and know the content is safe. 

 
Hi Catie, 
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I suppose I am confused about how this could have been approved 4 months ago. The website shows a date of 
8/19/2019 for the Notice of Application with the attached document stating that the public comment period was open 
through September 3rd. 
 
While I’m not overly optimistic that public comment on these matters will have much if any impact on what is 
transpiring around our city, I would like to be able to voice my opinions and concerns in a more timely fashion prior to 
any approvals that may occur. Is there any information you might be able to provide with how this process takes place 
that could help citizens like myself be more pro-active in fighting to preserve our way of life? 
 
Thanks, 
Cory Malon 
 

From: Catherine Lee 
Sent: Wednesday, September 4, 2019 3:47 PM 
To: Cory Malon 
Subject: RE: [EXTERNAL] PLN19-0133 NOA: Preliminary Formal Subdivisionapplication to divide one (1) parcel into 
nineteen (19) townhouse unit lots. 
 
Hi Cory, 
 
Since it was approved over four months ago the file has been archived. I can save your messages electronically though 
and attach them in our permitting system. 
 
Best Regards, 
 

 

Catie Lee, AICP Associate Planner 
Planning & Community Development Department 
17500 Midvale Avenue N, Shoreline, WA 98133 
206-801-2557 
clee@shorelinewa.gov  

 
Hours of Operation for Permit Center: 
Monday               8:00 a.m. to 5:00 p.m. 
Tuesday               8:00 a.m. to 5:00 p.m. 
Wednesday        1:00 p.m. to 5:00 p.m. 
Thursday             8:00 a.m. to 5:00 p.m. 
Friday                    8:00 a.m. to 5:00 p.m. 
Permit processing ends at 4:00 p.m. each day 
 
 
 

From: Cory Malon <cory.a.malon@gmail.com>  
Sent: Wednesday, September 4, 2019 3:36 PM 
To: Catherine Lee <clee@shorelinewa.gov> 
Subject: [EXTERNAL] PLN19-0133 NOA: Preliminary Formal Subdivision application to divide one (1) parcel into nineteen 
(19) townhouse unit lots. 
 
CAUTION: This email originated from outside of the City of Shoreline. Do not click links or open attachments unless you recognize 
the sender and know the content is safe. 
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I realize that I’ve learned of this proposed land use quite literally a day late for public comment, however I am 
submitting this in the hopes in may by some miracle be entered into the record anyway. 
 
I oppose PLN19-0133 NOA. I oppose the destruction of single family dwellings for high-density monstrosities to be put in 
their place. I oppose the destruction of nature and over-crowding that comes along with it, as well as the endless 
construction traffic and noise. This is a detriment to our community and should not be allowed to proceed. 
 
Cory Malon 
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