






Preliminary Plat & PRD p. 1 Findings, Conclusions and Decision

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 

BEFORE THE HEARING EXAMINER FOR THE CITY OF MONROE 

Phil Olbrechts, Hearing Examiner 

RE: Skyview Ridge 

Preliminary Plat & PRD 
15-PLPR-0002 

FINDINGS OF FACT, CONCLUSIONS 
OF LAW AND FINAL DECISION. 

SUMMARY 

The applicant is requesting preliminary plat and planned residential development 
approval for the division of an 11.45 acre (498,703sf) property into a two phased 
development totaling 42 single-family residential lots. Phase 1 will consist of 36 
single-family homes on approximately 8.96 acres. Phase 2 will consist of six (6) 
single-family homes on approximately 2.49 acres. The examiner recommends 
Council approval of the preliminary plat and planned residential development subject 
to conditions. 

The PRD provides a design superior to that which would be required by the 
subdivision criteria. As testified by staff at the hearing, the benefits derived from the 
PRD application are additional park and recreational spaces, trail system and benches 
and perimeter landscaping. No park improvements or perimeter landscaping would be 
required if it were just a subdivision application. The proposal also includes a 
significant amount of open space that is centrally located in the subdivision. Although 
the open space is already required by the City’s critical areas ordinance, the applicant 
has done a good job in integrating this open space as a central focus of PRD design. 
The benefit to the developer is a bonus density, which allows 42 lots instead of 36 in 
this instance.  

An adjacent property owner, Susan Davis, argued on behalf of herself and family 
members who own property adjoining her (Johnsons) that a stub road should connect 
to her property to facilitate future access and development. The adjacent properties 
are in the unincorporated Snohomish County and outside of the City of Monroe UGA.  
As outlined in the conclusions of law of this decision, the City cannot require the stub 
road because there is no indication that the stub road will be connected to a road 
system providing secondary access anytime in the foreseeable future.  Case law 
requires that in order to justify an exaction of a road stub from a property developer, 
the administrative record must establish that the road stub will lead to secondary 
access to the developer’s project and thereby mitigate against the developer’s traffic 
impacts.  No such evidence is in this administrative record.   

ORAL TESTIMONY 
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Kristi Kyle, Monroe Senior Planner, summarized the staff report. In response to 
examiner questions, Ms. Kyle noted that a second access point will be constructed as 
part of adjoining Eaglemont subdivision development. If Eaglemont doesn’t go 
through, then lots 1-6 won’t be developed. Phase 1 could be developed without a 
second access point if Eaglemont isn’t completed, but the conditions of approval 
require that the homes be sprinklered if that doesn’t occur.  The code allows up to 30 
homes with one access point. The fire department has reviewed and approved the 
proposed access. The benefits derived from the PRD application are additional park 
and recreational spaces, trail system and benches and perimeter landscaping. No park 
improvements or perimeter landscaping would be required if it were just a 
subdivision application.   
 
Ry McDuffy, applicant, addressed Ex. 11H and 11G. As to 11G, he noted that 
preliminary site work will start within the next month so any squatters on the property 
will have to leave at that time. As to 11H, both properties are in the county and have 
access to County roads. Under current zoning the property owners are entitled to 
cluster zoning which would give them two lots on one parcel and four on the other.  
The properties have access to 191st St. and Chain Link Road. The developer has done 
another high quality development in the city, Chain Link Estates.   
 
Susan Davis, neighboring property owner, testified that her family owns 21.5 acres 
adjoining the subject property to the north. She noted that according to her father a 
30-foot easement along the northern border of the subdivision was intended to be 
joined with an adjoining 30-foot easement immediately to the north to provide access 
to her property and the Davis property. The thirty-foot easement serving her property 
had been reserved for access when her family had transferred the intervening property 
to the City for its water tower. The two adjoining easements were intended to provide 
a through connection between 191st and 197th streets. The City decided not to pursue 
this access route because of pushback from the owners of utility easements located to 
the east of her family’s property – Williams Gas and Bonneville Power. To her 
understanding that is why the applicant pushed his primary access further south to 
132nd Place. She noted that the City is not requiring the extension of roads and 
utilities to her property because her property, located in the unincorporated county, is 
not in the City’s urban growth area. However, her property is located in the County 
Rural Urban Transition Area (RUTA) and County policies require that these areas be 
developed to accommodate future urban growth. The hearing examiner for the 
Eaglemont development required the developer to provide off-site improvements to 
197th Street for its subdivision. Ms. Davis retained the services of a professional 
planner, Reed Shockey, to address the access problem. He suggested the extension of 
proposed 194th street through Lot 16 to connect to her property in order to provide for 
a more coordinated street system.   
 
Sydney Fee, neighboring property owner, testified that property along the access 
route to the proposal has been taken over by squatters.   
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Roxanne Batter asked questions of staff and the applicant.   
 
Kristi Kyle, in rebuttal, stated that she had discussed the 194th Street extension 
proposed by Ms. Davis with the City Engineer. The City Engineer had stated that the 
City has no road circulation plan extending beyond city limits. In response to 
questions from the examiner, Ms. Kyle noted that she is not aware of any adopted city 
circulation plan, but that the circulation plan for the proposed subdivision and 
adjoining Eaglemont was developed during project review.   
 
Mr. McDuffy stated that he has reviewed the title reports regarding the 30-foot 
easement along the north edge of the proposed subdivision and the easement doesn’t 
provide any access to the Johnson properties. The adjoining 30-foot easements were 
not intended to be combined. In response to examiner questions, Mr. McDuffy noted 
that if 194th were punched through to Lot 16, there would be no benefit to his project, 
it would not create any secondary access to his proposed subdivision. He noted that 
the Johnson property has access to 191st through its 30-foot easement and can get to 
197th through an adjoining property to the east. He acknowledged that if connections 
were made to 191st or 197th that the proposed 194th street extension would then give 
him secondary access.   
 
Ms. Davis noted that the County’s cluster and RUTA regulations should be entered 
into the record. The examiner said he could take judicial notice of these development 
standards. Ms. Davis noted that she has an ownership interest in the adjoining 
Johnson property to the east and that this property is 14 acres in size. Ms. Davis noted 
that the Davis and Johnson properties don’t have access to 191st, 197th or Chain Link 
Road due to gas and power easements and proximity to the existing intersection of 
136th and 197th Street.   
 

EXHIBITS 
 
Exhibits 1-17 in the “List of Exhibits” attached as Exhibit A to this decision and the 
following were admitted into the record during the hearing: 
 
Exhibit 11G: Letter from Reid Shockey dated March 22, 2016 
Exhibit 11H: Email from Tamara Krache dated March 28, 2016 
Exhibit 11I: Aerial photograph along with written comments from Susan Davis 

dated March 31, 2016 
Exhibit 11J: Eaglemont Plat decision 
Exhibit 11K: Assessor map of the site 

 
 

FINDINGS OF FACT 
 

Procedural:  
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1. Applicant.  The applicant is Hansen Homes at Skyview Ridge. Ry McDuffy of 
Orca Land Surveying is the applicant’s agent. 
 
2. Hearing.  The examiner held a hearing on March 31, 2016 at 10:00 am at the 
Monroe City Hall in the Council Chambers.  
 
Substantive: 
 
3. Site Proposal/Description.  The applicant is requesting preliminary plat and 
planned residential development approval of an 11.45 acre (498,703sf) property into a 
two phased development totaling 42 single-family residential lots. Phase 1 will 
consist of 36 single-family homes on approximately 8.96 acres. Phase 2 will consist 
of six (6) single-family homes on approximately 2.49 acres. The property is located at 
13207 and 13221 191st Avenue SE in Monroe. The subject property has an existing 
single-family residence and a vacant parcel.  
 
The site is located east of 191st Avenue SE, north of the Eaglemont Plat. The entire 
property consists of three parcels totaling 11.45 acres or 498,703. The existing site is 
irregular in shape and is approximately 1,320-feet long running east-west and 330 to 
660 feet running north-south. The grades on the site are moderate.  
 
The property has street frontage on 191st Avenue SE. Frontage improvements will be 
required along 191st Avenue SE including pavement, widening, curb, gutter, planter 
and sidewalk. In addition, a road extension for 194th Drive SE will be required to 
connect these projects improvements to the future road improvements within the 
Eaglemont Plat at the intersection of 194th Drive SE and 133rd Street SE.  
 
A Puget Sound Energy (PSE) transmission line easement crosses a portion of the 
properties and a Williams Gas pipeline easement runs through the tip of the northwest 
corner of the site. 
 
Puget Sound Energy provides gas service. Electricity is provided by Snohomish 
County PUD No. 1. Comcast and Verizon provide cable/internet and telephone 
service, respectively. Republic Services provides garbage service.  It is also within 
the Monroe Public Schools district.  
 
Under strict application of MMC 18.10.050 and 18.10.140, the maximum number of 
dwelling units permissible on the site would be 36 single-family lots. Under the PRD 
provisions, the developer can achieve up to 47 units by dedicating additional open 
space (MMC 18.84.150 and MMC 18.84.080(D). However, due to the presence of 
critical areas on site, the applicant is proposing a Planned Residential Development 
totaling 42 single-family lots. Monroe’s code does not set a minimum density. The 
project is consistent with the zoning code in that the proposal is below the maximum 
density for the zone. As proposed, the project meets all other bulk and dimensional 
requirements. 
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4.  Characteristics of the Area. Property to the north is in unincorporated Snohomish 
County and is zoned Rural Residential 5. Properties to the south and east of the site 
are zoned R4 and share the subject property’s adopted Comprehensive Plan land use 
designation. The property to the west of the subject property is zoned Urban 
Residential (UR-9600). All of the surrounding properties are developed with single-
family residences, though the parcels to the south and east of the site are part of the 
proposed Eaglemont Plat and together will be developed with eight single-family 
residences.  
 
5.  Adverse Impacts. There are no significant adverse impacts associated with the 
development.  The primary focus in subdivision is adequacy of infrastructure and as 
determined in Finding of Fact No. 6 the proposed subdivision will be served by 
adequate infrastructure.  The SEPA review staff concluded that the proposal will not 
create any significant adverse environmental impacts.  
 
Beyond infrastructure impacts, the only other potentially significant impacts evident 
from the record are wetland impacts.  As conditioned, no adverse impacts to wetlands 
are anticipated. Critical areas on the site are limited to one Category 3 wetland 
located near the center of the development in Tract 994. The subject site is not within 
a floodplain or the shoreline jurisdiction as defined in the City’s Shoreline Master 
Plan. Per MMC 20.05.080(D), the wetland requires a 75-foot buffer and a buffer 
fence (MMC 20.05.070(D)). The applicant submitted a Critical Area Study (Ex. 14) 
which addressed the buffer averaging and mitigation plan requirements of the City’s 
codes. As determined in the critical area study, there will be no direct wetland 
impacts. Buffer impacts are proposed but as conditioned will be mitigated. No 
significant functional loss is anticipated.  
6. Adequacy of Infrastructure/Public Services.  The project will be served by 
adequate and appropriate infrastructure and public services. All applicable level of 
service standards for services and facilities are met as identified at pages 10-12 of the 
staff report. Adequacy is more specifically addressed as outlined below: 
 

A. Water and Sewer Service.  The City of Monroe will provide water, sewer and 
stormwater service. As noted in the staff report, there is sufficient capacity 
available in the City’s public water and sanitary sewer system to serve the 
proposed subdivision. All lots will connect to the City’s water and sewer system. 
Sanitary sewer and water lines will be constructed in the proposed public rights-
of-way in accordance with the City’s Public Works Design and Construction 
Standards (Ex 15).  
 
B.  Fire and Police Protection.  Fire protection would be provided by Monroe Fire 
District No. 3. Police protection will be provided by the City of Monroe Police 
Department. Neither the Fire District nor the police chief cited any concerns when 
they reviewed the proposal. 
 
C.  Drainage.  Stormwater runoff from the new public road and future lots will be 
collected (catch basins) and conveyed to the detention/water quality system for 
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the project.  Roof runoff from each future single-family will directed to an 
individual perforated stub out connection before discharging into the conveyance 
system within the future road right-of-way (Ex. 16).    
 
As part of the civil plan review process, the applicant will install improvements to 
the stormwater system. Stormwater management will be designed to meet the 
requirements of the Department of Ecology Storm Water Management Manual for 
Western Washington (2005) as administered by the City Engineer.  
 
D.  Parks/Open Space.  The project proposes three neighborhood parks and one 
pedestrian access tract within the development. Tract 997 combined with Tract 
988 (9,377 combined sq. ft.) will contain a tot lot and recreational open space that 
includes an access trail. Tract 996 (19,009 sq. ft.) is proposed to be passive 
recreation with no amenities. Tract 998 (17,552 sq. ft.) will contain a trail and 
benches as well as recreational open space (Ex. 13).   
 
Impacts to the City park and recreation system from the anticipated additional 
public park users are mitigated through mitigation programs. In accordance with 
the City’s park impact mitigation fees established under MMC Chapter 20.12, 
impact fees require a standard fee amount per dwelling unit as a condition of 
residential development within the city.  Park impact fees shall be paid in 
accordance with MMC 20.10.  Park impact fees shall be based on the fee amount 
in effect at the time of payment.  
 
E.  Schools.  Impacts to the Monroe Public Schools and the Snohomish School 
District in the form of additional students are mitigated through mitigation 
programs. The City of Monroe has adopted the Monroe School District 2012 - 
2017 Capital Facilities Plan, and imposes impact fees for schools in accordance 
with the plan and MMC 20.07.  School mitigation fees require a standard fee 
amount per dwelling unit as a condition of residential development within the 
city.   School impact fees are be based on the amount in effect at the time of 
payment.  
 
RCW 58.17.110(2) requires the City to make a finding that the proposed 
subdivision assures “safe walking conditions for students who only walk to and 
from school”.  Students will be bussed from the development to the school by the 
Monroe School District. The public streets created within the subdivision include 
sidewalks on all sides of the street where residential lots front public roadways as 
well as sidewalk along the property frontage along the west side of 191st Avenue 
SE.  
 
F.  Streets and Traffic.  Access to the development is proposed via 191st Avenue 
SE. Internal access to individual lots will be provided through public roads with a 
narrow right-of-way. The roads will accommodate two 15-foot wide drive aisles 
and five foot wide landscape strips and five foot wide sidewalks on each side. 
This public road section is not a City standard road section, but has been 
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administratively approved by the City Engineer as allowed by the City’s Public 
Works and Design Construction Standards.  
 
Frontage improvements along 191st Avenue SE include curb and gutter, a 
landscape strip with street trees, and a five-foot wide sidewalk along the entire 
length of the site frontage. 
 
Based on the Traffic Impact Study dated May 1, 2015 and the revised traffic 
summary dated March 14, 2016 (Ex. 17), the development is anticipated to 
generate approximately 42 PM peak-hour trips. The level of service analysis 
shows that all of the study intersections in the TIA are anticipated to operate 
within acceptable thresholds. 
 
Impacts to the City’s transportation system are mitigated through the collection of 
traffic mitigation fees. In accordance with the City’s traffic impact mitigation fee 
program as established under MMC Chapter 20.12, impact fees require a standard 
fee amount per dwelling unit as a condition of residential development within the 
City.  Traffic impact fees shall be paid in accordance with MMC Chapter 20.12 
and shall be based on the amount in effect at the time of payment.  Frontage 
improvements and paving, including curb, gutter, sidewalk, and street trees shall 
be installed along all public streets within the subdivision in accordance with the 
City’s Public Works Design and Construction Standards. 
 
G.  Davis/Johnson Requested Road Stub.   The record does not establish that the 
Lot 16 road stub requested by Ms. Davis will materially improve upon any traffic 
impacts created by the proposal. This is because there is no compelling evidence 
that such a stub road would serve as a secondary access to the Skyview Ridge 
development in the foreseeable future. 

 
Overview. As an overview of this issue, and as outlined in Conclusion of Law No. 
17, the City can only take property away from the applicant in order to create a 
stub road if such a road would help alleviate a problem caused by the 
development. Secondary access to the Skyview Ridge development in Phase I is 
dependent upon the completion of the Eaglemont project. Consequently, a stub 
road would arguably improve upon traffic flow and safety by serving as a backup 
access point should Eaglemont not be completed. However, there is no evidence 
to suggest that the stub road will ever provide secondary access anytime in the 
near future as there was no evidence presented on the timeframe for anticipated 
development of the Davis properties.  Without indication as to when development 
will occur, it cannot be determined that the proposed stub road would provide any 
material mitigation to the traffic impacts of the proposal.   
 
Background.  As background, during the hearing, the examiner was presented for 
the first time with a request that the applicant extend proposed 194th St. through 
proposed Lot 16 to end in a stub road to provide access to parcels owned by Susan 
Davis and related family members, the Johnsons. This request was submitted via 
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the admission of Ex. 11G and 11I (the Davis properties are identified as Johnson 
and Davis in the aerial). The Davis parcels adjoin the subject property to the north 
and are best depicted in the aerial photograph of Ex. 11I. The parcels apparently 
total 21.54 acres.  The parcels are located outside the City’s urban growth area, 
but are located within the County’s Rural Urban Transition Area (“RUTA”) 
designation, which anticipates future inclusion of the designated properties in an 
urban growth area. Ms. Davis also notes that her family’s properties could 
currently be divided into a cluster subdivision pursuant to Chapter 30.41C 
Snohomish County Code and that land must be set aside under these cluster 
regulations for potential urban development should the property be re-designated 
as within an urban growth area.   
 
As further background, as depicted in the aerial of Ex. 11I, the Johnson property 
fronts 191st Ave SE with a narrow 30-foot wide panhandle. This panhandle is a 
30-foot easement that provides access to the Davis and Johnson properties. The 
subject property has an adjoining 30-foot wide easement immediately to the 
south.  According to Ms. Davis, the intent behind this easement was to merge 
them into a 60-foot wide access road that connects 191st Ave to 197th Ave. The 
applicant testified there is nothing recorded to support this position. According to 
Ms. Davis, the City determined that the access easement along the north of the 
property could not serve as access to the project because of utility easements that 
cross the easement to the east of the Davis properties. According to Ms. Davis, 
this is why the applicant proposed its primary access road as 132nd Pl. SE, to the 
south.  
 
Access to 191st Avenue from the Davis/Johnson Properties. Mr. Shockey raises a 
compelling point in Ex. 11G that Skyview Ridge is at least partially responsible 
for access limitations to the Davis properties. As shown in the plat map included 
in Exhibit 11I, 132nd St. will connect to 191st Ave less than 75 feet south of the 
Davis 30-foot access easement. Mr. Shockey asserts in Ex. 11G that this distance 
between intersections would be too small to be authorized by the City. Mr. 
Shockey does not identify any code citation to support his claim. However, the 
City does not dispute this claim and Mr. Shockey is a professional planner. If the 
Davis properties are fully subdivided through clustering (or subdivision if the 
properties later become designated urban growth areas), it is plausible that City 
engineering staff would consider the Davis easement connection with 191st as 
unsafe. Arguably, therefore, the applicant’s 191st connection could be considered 
as a contributing factor to the access problems of the Davis properties. However, 
a greater contributing factor appears to be the utility easements and the lack of 
street frontage along 191st.   
 
Johnson/Davis Properties Not Landlocked. Ultimately, the primary “problem” 
created by a proposed subdivision that would justify a secondary access would be 
the need for multiple access points for emergency access, multiple 
egress/evacuation routes, and multiple access points to distribute traffic volume. 
As noted elsewhere in this recommendation, Phase I of the subdivision is 
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dependent upon the development of Eaglemont for its second access point. It is 
therefore possible, although unlikely, that Eaglemont may not be completed and 
Phase I would be left with one access point. Consequently, a second access point 
through Lot 16 as proposed by Ms. Davis would arguably mitigate Skyview 
Ridge traffic impacts if there was some compelling evidence that the stub road 
would be developed into a second connection into the surrounding road system, 
ultimately leading to 191st, 197th or Chain Link Road. Ms. Davis argued against 
her interest on this point1, appearing to testify during the hearing that her property 
would be completely landlocked without a connection to Skyview Ridge, 
asserting that utility easements and the proximity of other intersections do not 
make any other connections possible. However, Ms. Davis’ planner, Reid 
Shockey, acknowledged in his written submission, Ex. 11G, that a single 
connection could be made to 197th without Skyview Ridge. Given the large size 
of the Davis parcels, their extensive street frontage along 197th and Chain Link 
Road and the expertise of Mr. Shockey, it is determined that the Davis properties 
will not in fact be landlocked absent a connection to Skyview Ridge.   
 
Development Timeline is Uncertain Outside of Designated UGA. Although it 
certainly appears to be within the realm of possibility that the Lot 16 stub road 
could someday be extended to 191st, 197th or Chain Link Road, there is nothing in 
the record to support a finding that this will be done any time in the foreseeable 
future. Although development has certainly been occurring at a steady pace within 
the adjoining UGA, there was no evidence presented to show that RUTA 
properties in the area are being developed at any significant rate. In point of fact, 
one may expect an owner of RUTA property to wait until its property is 
designated a UGA in order to take advantage of the greater densities allowed for 
UGA properties. No evidence was presented that such a re-designation would 
occur any time soon. To exacerbate matters, the Davis properties aren’t in the 
City of Monroe. This split in jurisdictional review increases the possibility that if 
the Davis properties are developed, Snohomish County may decide to not even 
use the stub road as a connection point with Skyview Ridge due to its different 
development standards and different engineering staff.   
 

7. Superior Design.  The PRD provides a design superior to that which would be 
required by the subdivision criteria. As testified by staff at the hearing, the benefits 
derived from the PRD application are additional park and recreational spaces, trail 
system and benches and perimeter landscaping. No park improvements or perimeter 
landscaping would be required if it were just a subdivision application. The proposal 
also includes a significant amount of open space that is centrally located in the 
subdivision. Although the open space is already required by the City’s critical areas 

                                                
1 It violates the takings clause to make a developer give up property to provide to 
landlocked properties.  See Luxembourg Group v. Snohomish County, 76 Wn. App. 
502, review denied, 127 Wn.2d 1005 (1995).  
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ordinance, the applicant has done a good job in integrating this open space as a 
central focus of PRD design.  

 
CONCLUSIONS OF LAW 

 
Procedural: 
 
1.  Authority of Hearing Examiner. MMC 21.20.050(F) provides that the Examiner 
shall hold hearings and make recommendations to the City Council on applications 
for preliminary plat and PRD approval. 
 
Substantive: 
 
2.  Zoning and Comprehensive Plan Designation. The project site is zoned Residential 
four dwelling units per acre (R4) with a vested Comprehensive Plan land use 
designation of Residential 2-5 dwelling units per acre. Under the recently adopted 
Comprehensive Plan (December 8, 2015), the site’s land use designation is Low 
Density SFR.  
 
3.  Review Criteria and Application. Subdivision criteria are specifically governed by 
MMC 17.12.030(H). PRD standards are governed by MMC 18.84.080. In addition, 
MMC 21.50.030(C) imposes standards that apply to all development reviewed by the 
hearings examiner. Applicable code provisions are quoted below in italics and applied 
through corresponding Conclusions of Law. 

 
 

Subdivision Criteria 
 
MMC 17.12.030(H): ... The hearing authority shall inquire into how the public 
interest of future residents of the preliminary plat are to be served by the subdivision 
and its dedications. It shall determine if provisions are made to protect the public 
health, safety and general welfare by the provision of open spaces, drainage ways, 
streets, alleys, other public ways, water supplies, sanitary waste, parks, playgrounds, 
sites for schools and school grounds and shall consider all other relevant facts and 
determine whether the public interest of the future residents of the subdivision will be 
served by the dedications therein: 
 

1. The hearing authority shall consider if the proposed subdivision conforms to 
the comprehensive plan and the Shoreline Master Program; 
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2. The hearing authority shall consider the physical characteristics of a proposed 
subdivision site and may recommend disapproval of a proposed plat because of 
improper protection from floods, inundation or wetland conditions; 
3. All identified direct impacts must be mitigated or meet concurrency as set forth 
in MMC Title 20. 

 
4. Adequate provisions are made for infrastructure and there are adequate public 
services available as determined in Finding of Fact No. 6. Beyond infrastructure and 
public service needs, the project adequately provides for the public health, safety and 
general welfare because there are no significant adverse impacts associated with the 
proposal as determined in Finding of Fact No. 5 and the proposed infill serves to 
satisfy the City’s obligations to accommodate its growth population targets assigned 
by Snohomish County under the GMA. The project is consistent with the 
comprehensive plan as outlined in the staff report and also for the reason that the 
proposal provides for residential development with design features that assure its 
compatibility with surrounding residential uses. The project is more than 200 feet 
from any shoreline of the state or associated wetland and is, therefore, not subject to 
the jurisdiction of the Shoreline Management Act. The site is not in a floodplain. 
Wetlands are adequately protected as determined in Finding of Fact No. 5. The 
proposal meets all applicable level of service standards as determined in Finding of 
Fact No. 6. 
 
MMC 21.50.030(C): Required Findings. In drafting a recommendation, the hearing 
examiner shall address the following, as required in the findings of fact: 
 

1. The development is consistent with the comprehensive plan and meets the 
requirements and intent of this code. 
2. The development makes adequate provisions, if appropriate, for open space, 
drainage ways, streets and other public ways, transit stops, water supply, sanitary 
wastes, parks and recreation facilities, playgrounds, sites for schools and school 
grounds. 
3. The development adequately mitigates impacts identified under Chapters 17.12, 
18.84, and 20.04 MMC, and the sensitive area guidelines adopted by resolution. 
4. The development is beneficial to the public health, safety and welfare and is in 
the public interest. 
5. The development does not lower the level of service on the following public 
facilities and services below the minimum standards established within the 
comprehensive plan: 

a. Potable water; 
b. Wastewater; 
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c. Storm water drainage; 
d. Police and fire protection; 
e. Parks and recreation; 
f. Arterial roadways; and 
g. Public schools. 
 

If the development results in a level of service lower than those set forth in the 
comprehensive plan, the development may be approved if improvements or 
strategies to raise the level of service above the minimum standard are made 
concurrent with the development, subject to the requirements of Chapter 20.06 
MMC. 
 
6. The area, location, and features of land proposed for dedication are a direct 
result of the development proposal, are reasonably needed to mitigate the effects 
of development, and are proportional to the impacts created by the development. 
 

5. As noted in Finding of Fact No. 6, the proposal does not lower level of service 
standards for public services below adopted levels. The proposal is consistent with 
the densities required by the applicable comprehensive plan land use designation as 
outlined at pages 3-4 of the staff report. As demonstrated in the staff report and this 
decision, the proposal is consistent with all applicable code requirements.  As 
conditioned, there are no significant adverse impacts associated with the proposal as 
determined in Finding of Fact No. 5. Since there are no significant adverse impacts 
associated with the proposal and proposed infill help to accommodate GMA required 
growth targets, the proposal is beneficial to public health, safety and welfare and is in 
the public interest. The streets required for dedication are necessary to provide safe 
access to the lots proposed by the subdivision and are, therefore, needed to mitigate 
the effects of the proposal. As the dedicated right of way is only necessary because of 
the proposed development and will be largely used by vehicles accessing or departing 
the proposed subdivision, the required right of way is proportional to the impacts 
created by the development. 
 

PRD Criteria 
 

MMC 18.84.120(A): The city shall2 approve a preliminary development plan if the 
plan meets the following criteria: 

                                                
2 Curiously, MMC 18.84.120(A) mandates approval of a PRD without reference to compliance with 
MMC 18.84.080, which sets additional requirements for PRDs. The staff report contains a detailed 
analysis of compliance with MMC 18.84.080. Although compliance with MMC 18.84.080 is arguably 
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A. The PRD is in accordance with the comprehensive plan; and 

 
6. As previously concluded, the PRD is consistent with the comprehensive plan. 
 
MMC 18.84.120(B): The PRD accomplishes a development that is better than that 
resulting from traditional development and provides a net benefit to the city. A net 
benefit to the city may be demonstrated by the following: 
 

1. Conservation of natural features and sensitive area, 
2. Placement, style or design of structures, 
3. Recreational facilities, 
4. Interconnected usable open space, 
5. Provision of other public facilities, 
6. Aesthetic features and harmonious design, and 
7. Energy-efficient site design and/or building features. 

 
7. As determined in Finding of Fact No. 7, the PRD provides for superior design. The 
benefits derived from the PRD application are additional park and recreational spaces, 
trail system and benches and perimeter landscaping that would not otherwise be 
required by the City’s subdivision standards. The central location of the open space, 
its interconnectedness and the integration of trails into the open space should also be 
considered a superior design feature to some extent, although the location of these 
centrally located tracts is largely dictated by the City’s critical area ordinance, which 
would also apply to subdivisions. The PRD also provides for superior design because 
it satisfies the PRD standards set by MMC 18.84.080, for the reasons identified in the 
staff report. 
 
MMC 18.84.120(C): The PRD will be served by adequate public facilities including 
streets, fire protection, water, storm water drainage, and sanitary sewer for 
acceptable waste controls, as demonstrated by the submittal and review of plans for 
such facilities as described under MMC 18.84.060; and 
 

                                                                                                                                      
not required for approval of the PRD given the “shall” language of MMC 18.84.120(A), it is concluded 
as a matter of law that the PRD complies with MMC 18.84.080 for the reasons identified in the staff 
report. Further, satisfying the requirements of MMC 18.84.080 is construed as a pre-requisite for a 
determination that the PRD provides for superior design, as mandated by MMC 18.84.120(B). 
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8. As determined in Finding of Fact No. 6, the proposal is served by adequate public 
facilities as required by the criterion above. 
 
MMC 18.84.120(D): The proposed landscaping within the PRD’s perimeter is 
superior to that normally required by the city; and 
 
9. The PRD project proposes perimeter landscaping, which according to staff would 
otherwise not be required for the proposal.   
 
MMC 18.84.120(E): At least one major circulation point is functionally connected to 
a public right-of-way; and 
 
10. All the interior roads ultimately connect to exterior public roads. 
 
MMC 18.84.120(F): The open space within the PRD is integrated into the design of 
the project rather than an isolated element; and 
 
11. The open space of the PRD is well integrated into the PRD design. The open 
space serves as a central focal point and view enhancement for a majority of the 
homes in the PRD.  
 
MMC 18.84.120(G): The PRD is compatible with the adjacent development; and 
 
12. The PRD is compatible with adjacent development. Surrounding development is 
predominantly single-family residential. The subject property has an existing single-
family residence and a vacant parcel. All of the surrounding properties are developed 
with single-family residences, though the parcels to the south and east of the site are 
part of the proposed Eaglemont Plat and together will be developed with eight single-
family residences. Eaglemont provides for the same or similar densities to that 
proposed for the PRD.  
 
MMC 18.84.120(H): Undeveloped land adjoining the PRD may be developed in 
coordination with the PRD; and 
 
13. Access with the pending Eaglement development has been coordinated to the 
extent that a road from Eaglemont will serve as secondary access to the proposal.   
 
MMC 18.84.120(I): The PRD is harmonious and appropriate in design, character 
and appearance to the existing or intended character of development in the 
immediate vicinity; and 
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14. For the reasons identified in Conclusion of Law No. 12, the proposal is 
harmonious and appropriate in design etc. with surrounding development. The 
extensive amount of open space and superior landscaping amenities further enhances 
he compatibility of the proposal. 
 
MMC 18.84.120(J): Roads, streets and sidewalks, existing and proposed, comply 
with the standards and requirements of this chapter and the Monroe Municipal Code; 
and 
 
15. City public works staff have reviewed the plat drawings and found the proposed 
design for streets and sidewalks to be consistent with applicable City standards. 
 
MMC 18.84.120(K): Each phase of the PRD, as it is completed, shall contain the 
required parking spaces, open space, recreation facilities, landscaping, and utility 
area planned for that phase. 
 
16. Compliance with the amenities proposed in the PRD shall be required for final 
PRD approval as required by MMC 18.84.070(C). 
 

Requested Stub Road 
 
17. Davis/Johnson Requested Road Stub. The City cannot legally require the 
application to provide a stub road at Lot 16 because there is insufficient evidence to 
establish that the stub road can be used for secondary access to the Skyview Ridge 
development within the foreseeable future.   
 
The pertinent case on this issue is one of the infamous “road to nowhere” cases, 
Unlimited v. Kitsap County, 50 Wn. App. 723 (1988). As in this application, Kitsap 
County required the dedication of right of way in Unlimited for a proposed 
subdivision to connect to adjoining undeveloped property. The Unlimited court found 
the dedication to be an unconstitutional taking without compensation, since “there is 
no expectation that the Berg/Carlson [adjoining vacant land] is to be developed at 
the same time as the Unlimited’s development, or for that matter, any time soon.” As 
explained in another “road to nowhere case”, in order to justify the taking of road 
right of way, the government has the burden of proving that the right of way is 
necessary to solve a problem created by the development and that the solution (taking 
the right of way) is proportional to the problem. See Burton v. Clark County, 91 Wn. 
App. 505 (1998). Burton also found a taking, because the government was unable to 
establish that the future connection for a required road stub in a planned unit 
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development would be built anytime in the foreseeable future. 91 Wn. App. at 528-
29.   
 
As determined in Finding of Fact No. 6G, the preponderance of evidence does not 
establish that a connection to the requested Lot 16 stub road would be built anytime 
within the foreseeable future. This situation is somewhat distinguishable to Burton 
and Unlimited in that the applicant of this case might be partially responsible for one 
of the access limitations of the Davis properties as identified in Finding of Fact No. 
6G, but any such contributing factor is relatively modest. The majority of access 
problems suffered by the Davis properties are not attributable to the Skyview Ridge 
development and requiring the loss of Lot 16 (as well as probably one other lot) 
would not be proportional to the scope of the Davis access issues.   
 

DECISION 
 
The proposed preliminary plat and PRD are found to be consistent with all applicable 
development regulations for the reasons identified in the Conclusions of Law. It is 
recommended that the City Council approve the Skyview Ridge preliminary plat and 
PRD applications (15-PLPR-0002) subject to the following conditions: 
 

1. The applicant shall submit housing elevation drawings (similar to those 
provided at the preliminary stage) concurrent with building permit submittal 
demonstrating compliance with the housing standards per MMC section 
18.84.080(G).  
 

2. The applicant shall provide a copy of the Covenants, Conditions, and 
Restrictions (CC&R’s) to the City for review at the time of submittal of final 
PRD per MMC section 18.84.080(E).  
 

3. All street frontage landscaping/irrigation improvements shall be bonded until 
such time that housing construction is completed.  
 

4. Irrigation is required for all street trees and newly planted vegetation within 
the right-of-way and within Tracts (where applicable and required by the 
City). The applicant shall submit an irrigation plan prior to construction for 
review and approval by the City.  
 

5. The NGPE split-rail fencing shall be identified on the landscape and civil 
plans consistent with the Critical Area Study.  
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6. The applicant shall post a performance/maintenance bond prior to issuance of 
a clearing and/or grading permit for the work outlined in the Wetlands Buffer 
Mitigation Plan per MMC 20.05.130.  
 

7. The applicant shall obtain a General Construction Stormwater NPDES Permit 
from the WA Department of Ecology (DOE) prior to beginning construction 
per MMC section 15.01.045.  
 

8. The project shall implement all mitigation measures included in the 
environmental checklist based on the latest versions of any referenced reports, 
plans, or supporting documents made record as exhibits accompanying this 
Staff Report and Recommendation for the project or subsequent versions 
approved by the City.  
 

9. The applicant shall obtain all the necessary permits associated with the project 
from the City.   
 

Dated this 14th Day of April 2016. 
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LIST OF EXHIBITS – REVISED  
 
PROJECT: Preliminary Plat / Planned Residential Development 

Application under file # 15-PLPR-0002 
ADDRESS:   13207 & 13221 191st Ave. SE, Monroe, WA 
APPLICANT:  Hanson Homes at SkyView Ridge, LLC 
HEARING DATE:   Thursday, March 31, 2016 at 10:00 a.m. 
 
 
EXHIBIT 
 

1. Staff Analysis  
2. Vicinity Map 
3. Preliminary Plat/PRD Map 
4. Preliminary plat application & project narrative 
5. Notice of complete application 
6. Zoning Map 
7. Prior Comprehensive Plan Map 
8. Current Comprehensive Plan Map 
9. Notice of Application  

9- A  Affidavit of Publication 
9- B  Affidavit of Mailing 
9- C  Affidavit of Posting (On Site) 
9- D  Affidavit of Emailing 
9- E Affidavit of Posting (City Hall, Library) 

10. Notice of Public Hearing 
10- A  Affidavit of Publication 
10- B  Affidavit of Mailing 
10- C  Affidavit of Posting (On Site) 
10- D  Affidavit of Emailing 
10- E Affidavit of Posting (City Hall, Library) 

11. Public Comments  
11- A Department of Ecology 
11- B Snohomish County P.U.D. No.1 
11- C  Puget Sound Energy-Applicant Consent form for use 
11- D  Willams Gas Pipeline 
11- E Robert Jackson, Neighbor 
11- F Betty Cavner, Neighbor 
11- G Letter of testimony from Reid Shockey  
11- H Email from Tamara Krache 
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11- I Aerial map and testimony from Susan Davis 
11- J Eaglemont Development Decision 
11- K Assessors map from applicant 
11- L Snohonmish County Cluster Code requested by Susan Davis 

12. SEPA Determination of Non Significance (DNS) 
12- A Affidavit of Publication 
12- B Affidavit of Mailing 
12- C Affidavit of Posting (On Site) 
12- D Affidavit of Emailing 
12- E Affidavit of Posting (City Hall, Library) 

13. Preliminary Landscape & Park Plan 
14. Critical Area Study 
15. Conceptual Utilities Plans  
16. Drainage Report 
17. Traffic Impact Study & Revised Summary 

 
 

 
 

EXHIBIT A; Page 19 of 196 Resolution No. 005/2016; AB16-057



STAFF REPORT & RECOMMENDATION 
PRELIMINARY PLAT & PLANNED RESIDENTIAL DEVELOPMENT 

File # 15-PLPR-0002 
SKYVIEW RIDGE 

PUBLIC HEARING DATE: 
March 31, 2016 at 10:00am 

Monroe City Hall Council Chambers 
806 West Main Street 

TO:                   Mr. Phil Olbrechts, City of Monroe Hearing Examiner 
FROM:              Kristi Kyle, Senior Planner, City of Monroe 
DATE:               March 21, 2016 
SUBJECT:        Preliminary Plat & Planned Residential Development File 15-PLPR-0002

A. PROJECT DESCRIPTION AND REQUEST 

The applicant is requesting to develop approximately 11.45 acres or 498,703 square feet into a 
two phased development totaling 42 single family residential lots. Phase 1 will consist of 36 
single family homes on approximately 8.96 acres and Phase 2 will consist of 6 single family 
homes on approximately 2.49 acres. The preliminary plat is proposed as a Planned Residential 
Development (PRD).  

There is one existing single family residence located on the property which will be removed with 
development of the Skyview Ridge subdivision.  All development standards, including required 
street improvements and associated clearing and grading and installation of all utilities (sewer, 
water, storm, power, gas, telephone, cable and telecommunications, etc.) have been reviewed 
against the applicable sections of the Monroe Municipal Code. The site is zoned R-4 
(Residential 4 Dwellings per Acre).   

B. GENERAL INFORMATION 

1. Applicant: Hansen Homes at Skyview Ridge, LLC. PO Box 2289, Snohomish,
WA  98291

2. Contact Person:  Ry McDuffy, Orca Land Surveying, 3605 Colby Avenue, Everett
WA  98201

3. Owner(s): Carl & Pamela Malone, 13221 191st Avenue SE Monroe, WA, 98272
     Shooting Star Farm LLC, 18811 134th Street SE, Monroe, WA 98272 
     Muriel Anderson, 40502 Porcupine Road, Davenport, WA 98122 

4. General Location: The project is located within the northeast quarter of Section
36, Township 28 north, Range 6 east W.M. on Snohomish County tax parcel
numbers 28063600100500, 28063600101000 and 28063600100200. The site
address(s) are 13207 & 13221 191st Avenue SE, Monroe WA (Exhibit 2).

EXHIBIT 1
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5. Address of Property: 13207 and 13221 191st Ave SE, Monroe WA 98272. 
 

6. Description of Proposal: Preliminary Plat/PRD a 42 lot single family subdivision 
(Exhibit 3). 

 
7. General Description: The site is located east of 191st Avenue SE, north of the 

Eaglemont Plat, and in Section 36, Township 28N, and Range 6E Willamette 
Meridian.  The entire property consists of three parcels totaling 11.45 acres or 
498,703 square feet.  The existing site is irregular in shape approximately 1,320-
feet long running east-west and 330 to 660 feet running north-south.  The grades 
on the site are moderate.  The property has street frontage on 191st Avenue SE 
and frontage improvements will be required along 191st Avenue SE which will 
include pavement, widening, curb, gutter, planter and sidewalk. In addition, a 
road extension for 194th Drive SE will be required to connect these projects 
improvements to the future road improvements within Eaglemont Plat at the 
intersection of 194th Drive SE and 133rd Street SE. Critical areas on the site 
include one Category 3 wetland located near the center of the development in 
Tract 994. A Puget Sound Energy (PSE) transmission line easement crosses a 
portion of the properties and a Williams Gas pipeline easement runs through the 
tip of the northwest corner of the site. 

 
8. Comprehensive Plan Land Use Designations, Zoning Designation and Existing Land 
Uses of the Site and Surrounding Area: 

 
AREA PRIOR / EXISTING LAND 

USE DESIGNATION(S)  
ZONING EXISTING USE 

Project Site Residential 2-5 Dwelling 
Units Per Acre & Low 
Density SFR* 

Residential 4 Dwelling 
Units Per Acre (R4) 

Single family residence 
and an undeveloped 
parcel 

North of Site 
(Unincorporat
ed, outside of 
Monroe City 
Limits) 

Rural Residential 5 
(Snohomish County) 

R-5 
Snohomish County) 

Single Family 

South of Site Residential 2-5 Dwelling 
Units Per Acre & Low 
Density SFR* 

Residential 4 Dwelling 
Units Per Acre (R4) 

Single Family 
Residence and 
proposed plat of 
Eaglemont 4-8 

East of Site Residential 2-5 Dwelling 
Units Per Acre & Low 
Density SFR* 

Residential 4 Dwelling 
Units Per Acre (R4) 

Single Family & plat of 
Eaglemont 1-3 

West of Site Residential 2-5 Dwelling 
Units Per Acre & Low 
Density SFR* 

Urban Residential 
(UR9600) 

Single Family  

 * Note: The City of Monroe adopted a new Comprehensive Plan on December 8, 2015 
 

9. Public Utilities and Services Provided by: 
 

Water: City of Monroe Gas: Puget Sound Energy  
Sewer: City of Monroe Cable TV: Comcast 
Garbage: Republic Services Police: City of Monroe 
Storm Water: City of Monroe Fire: Monroe Fire District No. 3 
Telephone: Verizon School: Monroe Public Schools 
Electricity: Snohomish County PUD No. 1 Hospital: Evergreen Health 
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C. FINDINGS OF FACT 
 
1. Application Process and Review Criteria: A Preliminary Plat/Planned Residential 

Development (PRD) is a public hearing review process per City of Monroe Municipal 
Code (MMC) Section 21.20.050(F). It requires a public hearing before the Hearing 
Examiner and a recommendation to the City Council.  
 

2. Application: The Skyview Ridge Plat/PRD application was received by the City of 
Monroe on May 20, 2015 (Exhibit 4). The application was deemed complete on July 8, 
2015 Exhibit 5. A Notice of Application was issued on July 21, 2015 and a notice of 
Public Hearing was issued on March 15, 2016.  

 
3. Comprehensive Plan and Zoning: The City of Monroe adopted a new Comprehensive 

Plan 2015-2035 on December 8, 2015.  Per the newly adopted Comprehensive Plan 
2015-2035 this site is designated Low Density SFR which has a gross density of three to 
five Units per Acre. The prior City of Monroe Comprehensive Plan 2005-2025 designates 
the site as Residential 2 to 5 Dwelling Units per Acre (R 2-5).  The site is zoned 
Residential 4 Dwelling Units Per Acre (R-4) (Exhibit 6). 
 
The prior Comprehensive Plan Section LUP 1.1 (2) (pg. LU-28) provides the following 
description of the respective designation (Exhibit 7):  
 

 Residential, Two to Five Dwelling Units Per Acre (R 2-5).  This 
designation shall provide for the range of potential residential densities 
anticipated within the northern portions of the City's unincorporated 
Urban Growth Area.  This designation is intended to cover the gamut of 
potential densities for this area until such time as more specific future 
land use designations may be adopted. It is intended to indicate that a 
range of densities may be appropriate for this area to allow for a mix of 
housing types, to conserve environmentally sensitive areas, and to 
recognize both existing low density development lacking the full range of 
public facilities and services and future urban land use patterns with the 
public facilities and services necessary to support urban development.  
Land designated R 2-5 shall be subject to periodic review to determine 
whether extension of public facilities and services and designation of 
more site-specific land uses is appropriate to accommodate projected 
growth. 

 
The newly adopted Comprehensive Plan Table 3.07 provides the following description of 
the respective designation (Exhibit 7):  
  

Low Density SFR. The Low Density Single-Family Residential Designation 
will develop at an approximate gross density of three to five units per acre. 
This is a gross density, applying this density to every acre with the 
designation regardless of physical constraint. By using the gross density-
and not one tied specifically to a particular lot size – developers can 
explore clustering or other creative design approaches when their site 
include constraints imposed by Critical Areas, easements, or rights of way. 
In cases where land is relatively free of constraint, single family 
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subdivisions in this designation may have individual lots ranging from 
about 9,000 square feet to 14,500 square feet.  In highly constrained 
areas individual lots may be smaller.  The Low Density SFR designation 
allows for parks.  The Low Density SFR designation allows for 
neighborhood scale retail and commercial developments along arterials.    

 
4. Public Notification and Comments: Public notice for the application was provided in 

accordance with the requirements of MMC section 21.40.010. A Notice of Application 
was published, posted, and mailed on July 21, 2015(Exhibit 9) and a Public Hearing 
notice was published, posted, and mailed on March 15, 2016 (Exhibit 10). Comments 
were received from Department of Ecology, Snohomish County PUD #1, Puget Sound 
Energy (applicant consent form for use), Robert Jackson and Betty Cavner (Exhibit 11).   
 

5. Environmental Review:  A Determination of Nonsignificance (DNS) was issued, 
published, posted and mailed on February 16, 2016. The DNS provided a comment 
period ending on March 1, 2016 and an appeal period ending on March 8, 2016.  No 
comments or appeals were received (Exhibit 12).  

 
6. Density and Dimensional Standards: Per MMC section 18.10.050 Zoning Land Use 

Matrix, and MMC section 18.10.140 Bulk Requirements and Table A, the development 
shall comply with the following standards for the Residential 4 Dwelling Units Per Acre 
(R4) zone for single family residential development: 
 

• Minimum lot size (4,500 square feet)  
• Minimum lot width (40 feet),  
• Minimum front yard setback (10 feet to the living area/20 feet for garage),  
• Minimum side yard setback (5 w/total 10 feet),  
• Minimum rear yard setback (10 feet)  
• Maximum building height (35 feet) and  
• Maximum lot coverage (60 percent).  

 
 
 Density calculations for the gross 11.45 acre (498,703 sq. ft.) site would permit up to 

47.627 dwelling units as allowed by MMC section 18.10.010 as follows, 
 

498,703 x .80 = 398,962 sq. ft. / 10,890 sq. ft. = 36.636 dwelling 
units.   
 
36.636 x .30 = 10.991 density bonus lots.  
 
36.636 lots + 10.991 bonus lots = 47.627 lots 

 
 However, the applicant is proposing a Planned Residential Development (PRD) to 

preserve existing critical areas on site and is only proposing 42 dwelling units.  This falls 
under the maximum allowed by the zoning district. Thus, the density is consistent with that 
allowed by the zoning code. 
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Table A  

– Residential Zoning District Bulk Development Requirements  

  

Residential1,2 

Single-Family 

Multifamily 

Urban Residential Mid-density Multifamily 

Small Lot Single-Family 

MR 6,000/PO3 UR 6,000 R-4 

Standard PRD Standard PRD Standard PRD 

Minimum Lot Size, 

in sq. 

ft.4,5,6 

4,000 2,500 6,000 3,700 7,500 4,500 

Minimum Lot 

Width8,9,10 
45 40 60 40 65 40 

Maximum Lot 

Coverage 
75% 75% 50% 60% 50% 60% 

Maximum Building 

Height 
35 35 35 35 35 35 

Front Yard 

Setback11 
10 10 10/20 10/20 10/20 10/20 

Side Yard Setback12 5 w/ total 10 5 w/ total 10 5 w/ total 15 5 w/ total 10 5 w/ total 15 5 w/ total 10 

Rear Yard Setback13 20 20 15 10 15 10 
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Landscape 

Buffer14,15 
5 10   10   10 

 
Notes: 
1.     MMC 18.12.200 defines residential lot requirements for the DC zone and MMC 18.10.140(B) defines residential lot 

requirements for mixed use zones. 
2.     The city will provide development incentives, by zoning district, as defined under the PRD columns for single-family and 

multifamily infill projects, south of US 2 and less than three acres in size, when the proponent designs projects that meet 
the Infill, Multifamily, and Mixed Use Design Standards, unless otherwise restricted. The density bonus and development 
modifications will not require an additional open space dedication as required in MMC 18.84.080 for planned residential 
developments. 

3.     The mid-density multifamily category includes the MR 6,000 and PO zones; however, the PRD standards only apply to 
MR 6,000 zone per Chapter 18.84 MMC unless otherwise restricted in this title. 

4.     Lot size is per dwelling unit unless otherwise specified. 
5.     Lot sizes for residential zoning districts may be reduced up to thirty percent to accommodate limited density transfers 

attributable to critical areas as authorized by MMC 20.05.070(I). 
6.     Duplexes are allowed at one and one-half times the underlying minimum lot size. 
7.     Refer to the open space and public use matrix for nonresidential standards (Table D). 
8.     To maintain proportionate lots, the minimum lot width-to-depth ratio for single-family lots will be approximately 1:2; that is, 

the lot depth should be approximately two times greater than the lot width. When townhomes or other attached housing 
units are built on separate lots, the lot width-to-depth ratio will be approximately 1:4 and the lot width can be reduced to 
twenty-five feet. There will be no minimum lot width or width-to-depth ratio for low-rise multifamily 
apartments/condominiums to maintain flexibility for lot configuration. 

9.     All lots shall have access to a public street and meet the minimum lot width requirement along the frontage. Lots fronting 
a cul-de-sac shall meet the minimum lot width at the building setback line. 

10.    Lots with access to a public street via private access easement or panhandle shall have a minimum frontage of not less 
than twenty feet in width at the public street and shall meet the minimum lot width at the setback line measured from the 
end of the panhandle or easement where it joins the wide portion of the lot. An access easement or panhandle shall be a 
minimum of twenty feet wide along its entire length; the remainder of the lot shall provide adequate area to comply with 
the bulk development requirements. 

11.    The standard front setback for zones that allow single-family uses is ten feet to the living area and twenty feet to the 
garage, unless otherwise specified. Front setbacks in zones that allow single-family uses along arterials will be twenty 
feet for both living area and garage. 

12.     When townhomes or other attached housing units are built on separate lots, a zero setback between units is permitted in 
allowed zones. The outside setback for attached housing units abutting a ROW, separate detached unit(s), or different 
zone will be ten feet. 

13.     The rear setback can be reduced to ten feet if parking is underground or in a structure underneath the unit for multifamily 
developments or parking is accessed off an alley/private drive to the rear and provides a maximum backup area of twenty 
feet including the alley or private lane. 

14.     The landscape buffer is along the perimeter of the lot. 
15.     The PRD landscape buffer is required along the outside of the development where it abuts a standard subdivision or 

different zoning district. This landscaped buffer may coincide with required open space. 
 
7. MMC Title 17 Subdivision(s): Pursuant to MMC 17.12.030(E), the City Planner, City 

Engineer, Fire Marshal, Building Official, and Police Chief have all reviewed and 
commented on the proposed project. Their comments are included in the body of this 
report and in the project permit conditions of approval. 

 
8. MMC Title 17 Preliminary Plat Decision Criteria:  Pursuant to MMC 17.12.030(H)(1-3) 

the applicant shall comply with the following: 
 
 The hearing authority shall consider if the proposed subdivision conforms to the 

comprehensive plan and the Shoreline Master Program; 
 
 The site is not located within the shoreline jurisdiction for the City. The proposed 

preliminary plat/PRD conforms to the City of Monroe’s 2005-2025 Comprehensive Plan, 
which was in effect at the time the application was submitted (On December 8, 2015, the 
Monroe City Council adopted a new 2015-2035 Comprehensive Plan). Development of 
single-family dwellings served by public utilities is consistent with the “R2-5” 
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Comprehensive Plan Land Use designation and the proposed density ranges specified by 
the designation.   

 
  The hearing authority shall consider the physical characteristics of a proposed 

subdivision site and may recommend disapproval of a proposed plat because of 
improper protection from floods, inundation or wetland conditions; 

 
  The site is not located within a floodplain, but does contain a Category 3 wetland and its 

buffer. As described in the critical areas section of this report, impacts to the wetland 
buffer are being adequately mitigated through the project’s Critical Area Study and Buffer 
Mitigation Plan, and as conditioned herein. 

 
  All identified direct impacts must be mitigated or meet concurrency as set forth in 

MMC Title 20. 
 
  All direct impacts of the proposal have been or will be mitigated through a combination of 

municipal code requirements and the conditions of preliminary plat/PRD approval. 
 
  Per MMC section 20.06.030(D), strategies and financial commitments are in place to 

complete necessary improvements or strategies within six years of time of development as 
set forth in the Comprehensive Plan. This includes the payment of mitigation and/or 
impact fees for water, wastewater, parks, transportation and schools. Stormwater is 
mitigated on site by the applicant during subdivision improvement construction. The City of 
Monroe Police Department and Fire District #3 did not raise any concerns regarding level 
of service standards when provided the opportunity to comment on the proposed 
preliminary plat/PRD   

 
  According to the information presented in the development application as well as the 

analysis completed by City staff, the development does not lower the level of service on 
the following public facilities and services below the minimum standards established within 
the City of Monroe Comprehensive Plan: 

 
a.  Potable water; 
b.  Wastewater; 
c.  Storm water drainage; 
d.  Police and fire protection; 
e.  Parks and recreation; 
f.  Arterial roadways; and 
g.  Public schools. 

 
 Whether provisions are made to protect the public health, safety and general welfare by 

the provision of open spaces, drainage ways, streets, alleys, other public ways, water 
supplies, sanitary waste, parks, playgrounds, sites for schools and school grounds and 
shall consider all other relevant facts and determine whether the public interest of the 
future residents of the subdivision will be served by the dedications therein. 

 
9. MMC Title 18 Planned Residential Development Decision Criteria:  

 
The applicant has applied for a PRD as part of the preliminary plat application. PRD’s 
are intended to promote creativity in site layout and design, allowing flexibility in the 
application of the standards for residential development to protect and enhance 
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environmental features, and provide other public benefits.  As part of the proposed 
preliminary plat the applicant is proposing superior landscaping and additional park 
improvements.     
 
Per MMC section 18.84.080, the applicant must meet the general requirements for a PRD. 
These criteria, followed by a staff response, are provided below: 

 
a) The inclusion of housing site standards as described in subsection (G) of 

this section.  
 

 Staff response: The applicant has provided housing elevations typical of what will 
be constructed. The elevations meet the housing site standards. As house 
models/products can frequently change between the time of preliminary plat/PRD 
approval (if the preliminary plat/PRD is approved) and the time of building permit 
submittal, the approval of the preliminary plat/PRD does not lock the applicant into 
the typical elevations; rather the applicant shall provide housing elevations/facades 
(similar to those provided at the preliminary stage) for review in accordance with 
the above subsection at the time of building permit application. 

 
b) The inclusion of street and site design standards as described in subsection 

(H) of this section.  
 
Staff response: The applicant is providing public streets with narrow rights-of-way 
encompassing two 15 foot travel lanes, and five foot landscape strips and five foot 
sidewalks on both sides. The streets will be fully paved with curb and gutter. The 
frontage improvements along 191st Avenue SE include a five foot landscape strip 
and a five foot sidewalk with street trees.  

 
c) The inclusion of park recreational usable open space and landscaping as 

described in subsection (I) of this section.  
Staff response: The applicant is providing 45,938 square feet of useable open 
space, thus exceeding the minimum dedication of 900 square feet per unit, or a 
minimum of 37,800 square feet (Exhibit 13). Tract 997 will include a tot lot, tract 
996 will include passive recreation and tract 998 will include a trail and benches as 
well as passive recreation. Tract 997 will be conveniently accessed by residents as 
it is a central feature of the subdivision and adjacent to a public street.  

Details of the equipment and recreational amenities within Tract 997 and 998 have 
not yet been provided by the applicant but are intended to be provided during 
construction review. Tract 998 shall be accessible via trails in order to satisfy 
criterion 18.84.080(I)(10) and 18.84.120(B)(3) of the Monroe Municipal Code 
(related to PRD’s). These improvements shall be coordinated with the Monroe 
Parks Department; the details of which shall be shown on a revised landscape plan 
provided to the City as part of the civil plan review process prior to construction.  

d) The inclusion of landscape design standards as described in subsection (J) 
of this section.  
Staff response: The project proposes the retention of existing trees in all critical 
area tracts. The project also proposes street trees located within five foot 
landscape strips along the new interior public streets. 
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MMC section 18.84.120 states that a Preliminary Development Plan shall be 
approved if the plan meets the following criteria: 
 
a) The PRD is in accordance with the comprehensive plan. 
 
b) The PRD accomplishes a development that is better than that resulting from 

traditional development and provides a net benefit to the city. A net benefit to the 
city may be demonstrated by the following: 

 
a. Conservation of natural features and sensitive area 
b. Placement, style or design of structures 
c. Recreational facilities 
d. Interconnected usable open space 
e. Provision of other public facilities 
f. Aesthetic features and harmonious design 
g. Energy-efficient site design and/or building features 

 
c) The PRD will be served by adequate public facilities including streets, fire 

protection, water, storm water drainage, and sanitary sewer for acceptable waste 
controls as demonstrated by the submittal and review of plans for such facilities as 
described under MMC 18.84.060. 

 
d) The proposed landscaping within the PRD’s perimeter is superior to that normally 

required by the city. 
 
e) At least one major circulation point is functionally connected to a public right-of-

way. 
 
f) The open space within the PRD is integrated into the design of the project rather 

than an isolated element. 
 
g) The PRD is compatible with the adjacent development. 
 
h) Undeveloped land adjoining the PRD may be developed in coordination with the 

PRD. 
 
i) The PRD is harmonious and appropriate in design, character and appearance to 

the existing or intended character of development in the immediate vicinity. 
 
j) Roads, streets and sidewalks, existing and proposed, comply with the standards 

and requirements of this chapter and the Monroe Municipal Code.  
 
k) Each phase of the PRD, as it is completed, shall contain the required parking 

spaces, open space, recreation facilities, landscaping, and utility area planned for 
that phase. 

 
  Staff Response. Review of the development plans for the site against the above PRD 

criteria finds that the development, as conditioned, will meet the above criteria. The 
development meets the City’s goals of higher density, conservation of natural areas and 
provision of recreational facilities. The site will be served by adequate public facilities and 
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streets and is compatible with adjacent development. The open space and playground in 
Tract 996, 997 and 998 is integrated into the design of the project and not isolated.  

 
10. Critical Areas: The property contains one Category 3 wetland located on the subject site 

near the center of the development in Tract 994. Category 3 wetlands require a 75-foot 
buffer per MMC 20.05.080(D) and per MMC 20.05.070(D) a permanent metal or wood 
signage will demarcate the outer perimeter of the critical area buffer.  A Critical Area 
Study was prepared by Wetland Resources in April 2015 (Exhibit 14). 

The Critical Area Study identified, delineated and rated the wetland and addressed the 
buffer averaging and mitigation plan requirements of the City’s critical areas code 
[Monroe Municipal Code (MMC) Chapter 20.05]. No direct wetland impacts are 
proposed; however wetland buffer impacts are proposed and will be mitigated by 
measures recommended in the Critical Area Study. Given the buffer will be increased 
with areas of similar quality, and that no impacts are proposed within the critical area, 
there is expected to be no significant functional loss of the wetland. 

The project proposes permanent buffer reductions on the Wetland and buffer averaging 
on the wetland (Exhibit 14 – Sheet 1). A total of 4,963 sq. ft. of the buffer associated 
with the wetland would be impacted in two separate locations along the southern and 
eastern edges of the standard buffer.  The applicant is proposing to mitigate these 
potential impacts through buffer averaging.  The ratio of replacement is 2:1, providing 
9,945 sq. ft. of buffer along the northern edge of the standard buffer in exchange for the 
4,963 square feet or reduced (averaged) buffer.  Buffer restoration and enhancement 
will occur around Tract 994. 

  In accordance with MMC 20.05.070(D), the project is being conditioned to identify the 
NGPE fencing on the landscape and civil plans consistent with that shown on Sheet 1 of 
the Critical Area Study. 

11. Utilities: There is sufficient capacity available in the City’s public water and sanitary sewer 
system to serve the proposed subdivision. All lots will connect to the City’s water and 
sewer system. Sanitary sewer and water lines will be constructed in the proposed public 
rights-of-way in accordance with the City’s Public Works Design and Construction 
Standards. Conceptual utilities plan attached as Exhibit 15. 

 
Stormwater runoff from the new public road and future lots will be collected (catch basins) 
and conveyed to the detention/water quality system for the project.  Roof runoff from each 
future single family will directed to an individual perforated stub out connection before 
discharging into the conveyance system within the future road right-of-way.  Drainage 
Report Exhibit 16.  
 
As part of the civil plan review process, the applicant will install improvements to the 
stormwater system. Stormwater management will be designed to meet the requirements 
of the Department of Ecology Storm Water Management Manual for Western 
Washington (2005) as administered by the City Engineer.   

 
12. Streets and Traffic: Access to the development is proposed via 191st Avenue SE. 

Internal access to individual lots will be provided through public roads with a narrow 
right-of-way. The roads will accommodate two 15 foot wide drive aisles and five foot 
wide landscape strips and five foot wide sidewalks on each side. This public road 
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section is not a City standard road section, but has been administratively approved by 
the City Engineer as allowed by the City’s Public Works and Design Construction 
Standards.  

 
 Frontage improvements along 191st Avenue SE include curb and gutter, a landscape strip 

with street trees, and a five foot wide sidewalk along the entire length of the site frontage. 
 
 Based on the Traffic Impact Study dated May 1, 2015 and the revised traffic summary 

dated March 14, 2016 (Exhibit 17), the development is anticipated to generate 
approximately 42 PM peak-hour trips. The level of service analysis shows that all of the 
study intersections in the TIA are anticipated to operate within acceptable thresholds. 

 
 Impacts to the City’s transportation system are mitigated through the collection of traffic 

mitigation fees. In accordance with the City’s traffic impact mitigation fee program as 
established under MMC Chapter 20.12, impact fees require a standard fee amount per 
dwelling unit as a condition of residential development within the City.  Traffic impact 
fees shall be paid in accordance with MMC Chapter 20.12 and shall be based on the 
amount in effect at the time of payment.  Frontage improvements and paving, including 
curb, gutter, sidewalk, and street trees shall be installed along all public streets within the 
subdivision in accordance with the City’s Public Works Design and Construction 
Standards. 

 
13. Park and Recreation Usable Open Space: The project proposes three neighborhood 

parks and one pedestrian access tract within the development. Tract 997 combined with 
Tract 988 (9,377 combined sq. ft.) will contain a tot lot and recreational open space that 
includes an access trail. Tract 996 (19,009 sq. ft.) is proposed to be passive recreation 
with no amenities.  Tract 998 (17,552 sq. ft.) will contain a trail and benches as well as 
recreational open space.  Conceptual Landscape Plan Exhibit 13. 

 
  Impacts to the City park and recreation system from the anticipated additional public 

park users are mitigated through mitigation programs. In accordance with the City’s park 
impact mitigation fees established under MMC Chapter 20.12, impact fees require a 
standard fee amount per dwelling unit as a condition of residential development within 
the city.  Park impact fees shall be paid in accordance with MMC 20.10.  Park impact 
fees shall be based on the fee amount in effect at the time of payment.  

 
14. Schools: Impacts to the Monroe Public Schools and the Snohomish School District in 

the form of additional students are mitigated through mitigation programs. The City of 
Monroe has adopted the Monroe School District 2012 - 2017 Capital Facilities Plan, and 
imposes impact fees for schools in accordance with the plan and MMC 20.07.  School 
mitigation fees require a standard fee amount per dwelling unit as a condition of 
residential development within the city.   School impact fees are be based on the 
amount in effect at the time of payment.  

 
  RCW 58.17.110(2) requires the City to make a finding that the proposed subdivision 

assures “safe walking conditions for students who only walk to and from school”.  Students 
will be bussed from the development to the school by the Monroe School District. The 
public streets created within the subdivision include sidewalks on all sides of the street 
where residential lots front public roadways as well as sidewalk along the property 
frontage along the west side of 191st Avenue SE.  
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15. Preliminary Plat/PRD Expiration:  Per MMC sections 17.12.020(A) and 18.84.100. 
Preliminary approval of a proposed plat and PRD shall be effective for a period not to 
exceed five years from the date of City Council approval, or concurrently with the 
expiration of the preliminary plat, whichever occurs earlier.   

 
D. CONCLUSIONS 
 

1. The City of Monroe adopted a new Comprehensive Plan 2015-2035 on 
December 8, 2015.  Per the newly adopted Comprehensive Plan 2015-2035 this 
site is designated Low Density SFR which has a gross density of three to five 
Units per Acre. The prior City of Monroe Comprehensive Plan 2005-2025 
designates the site as Residential 2 to 5 Dwelling Units per Acre (R 2-5). 
 

2. The application was submitted on May 20, 2015 and determined to be complete 
on July 8, 2015.  

 
3. A Determination of Non-Significance (DNS) was issued on February 16, 2016. 

No comments or appeals were received on the DNS.  
 

4. The proposed subdivision, as conditioned herein, will be consistent with the 
pertinent development goals and policies outlined in the newly adopted 2015-
2035 Comprehensive Plan. 

 
5. The proposed subdivision, as conditioned herein, will be consistent with the 

applicable land division requirements outlined in MMC Title 17, Subdivisions. 
 

6. The proposed subdivision, as conditioned herein, will be consistent with the 
pertinent development standards outlined in MMC Title 18, Planning and Zoning. 

 
7. The proposed subdivision, as conditioned herein, will make appropriate 

provisions for public use and interest, health, safety, and general welfare. 
 

8. The proposed preliminary plat/PRD as conditioned meets all MMC requirements 
for a subdivision and planned residential development. 

 
9. The preliminary plat/PRD should be approved subject to the conditions noted 

below. 
 
10. The preliminary plat/PRD approval shall expire five years from the date of City 

Council approval. 
 
E. STAFF RECOMMENDATION 

 
Based on the application and Facts and Findings of the staff report, Staff recommends 
that the Hearing Examiner recommend that the Monroe City Council APPROVE the 
Skyview Ridge Preliminary Plat and Planned Residential Development (15-PLPR-0002) 
subject to the following conditions of approval. 
 
1. The applicant shall submit housing elevation drawings (similar to those provided 

at the preliminary stage) concurrent with building permit submittal demonstrating 
compliance with the housing standards per MMC section 18.84.080(G).  
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2. The applicant shall provide a copy of the Covenants, Conditions, and 

Restrictions (CC&R’s) to the City for review at the time of submittal of final PRD 
per MMC section 18.84.080(E).  

 
3. All street frontage landscaping/irrigation improvements shall be bonded until 

such time that housing construction is completed.  
 
4. Irrigation is required for all street trees and newly planted vegetation within the 

right-of-way and within Tracts (where applicable and required by the City). The 
applicant shall submit an irrigation plan prior to construction for review and 
approval by the City.  

 
5. The NGPE split-rail fencing shall be identified on the landscape and civil plans 

consistent with the Critical Area Study.  
 
6. The applicant shall post a performance/maintenance bond prior to issuance of a 

clearing and/or grading permit for the work outlined in the Wetlands Buffer 
Mitigation Plan per MMC 20.05.130.  

 
7. The applicant shall obtain a General Construction Stormwater NPDES Permit 

from the WA Department of Ecology (DOE) prior to beginning construction per 
MMC section 15.01.045.  

 
8. The project shall implement all mitigation measures included in the 

environmental checklist based on the latest versions of any referenced reports, 
plans, or supporting documents made record as exhibits accompanying this Staff 
Report and Recommendation for the project or subsequent versions approved by 
the City.  
 

9. The applicant shall obtain all the necessary permits associated with the project 
from the City.   

 
Distributed to the Following Parties of Record: 
 
• File 15-PLPR-0002 Preliminary Plat and Preliminary Planned Residential Development  
• Rick Hansen 
• Ry McDuffy 
• Mark Neumann  
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City of Monroe 
806 West Main Street, Monroe, WA 98272 

Phone (360) 794-7400   Fax (360) 794-4007 
www.monroewa.gov 

NOTICE OF LAND USE APPLICATION 

NOTICE is hereby given that the City of Monroe has received an application for the following project. 

You are invited to comment on this proposed project.  A public hearing is required for this project and 

will be noticed separately.  

Project Name & File: Preliminary Plat and Planned Residential Development (PRD) for 

Skyview Ridge (15-PLPR-0002) 

Applicant: Richard Hanson, Hanson Homes 

Date of Application: May 20, 2015 

Date of Completeness: July 8, 2015 

Tax Parcel I.D. #’s:  28063600100500, 28063600101000, and 28063600100200 

PROJECT LOCATION: 

The project site is located at 13207 & 13221 191
st
 Ave. S.E. and involves the three tax parcels listed. The 

project is located in the R4 (Residential 4 Dwellings per Acre) zone of the City of Monroe. The 

Comprehensive Plan designation for the project is Residential 2-5 dwellings per acre. A portion of the 

project is located in the Airport overlay zoning district and the Monroe North Area Community Plan.   

PROJECT DESCRIPTION: 

The proposed project is to subdivide 11.45 acres into 42 residential lots in accordance with the City of 

Monroe Subdivision, Planned Residential Development, and Zoning Code standards found in Titles 17 

and 18 of the Monroe Municipal Code. 

PERMITS: 

Preliminary Subdivision, Planned Residential Development (PRD), Environmental Review, and Forest 

Practices permits are contained in the current application. Grading permit, utility permits, building 

permit and other construction related permits. 

REQUIRED STUDIES: 

Environmental Checklist, Traffic Impact Analysis, Geotechnical investigation and Technical Information 

(Drainage) Report, and a Critical Area Study. These documents are available for review Monday – 

Friday, 8:00 – 5:00 p.m. at Monroe City Hall, 806 W Main St., Monroe WA and online at 

www.monroewa.gov/skyview. 

PUBLIC COMMENT PROCEDURE: 

Interested persons may comment on the application, receive notice of and participate in any 

hearings, request a copy of the decision once made, and/or be informed of appeal rights. Written 

comments on the proposal must be received no later than 5:00 pm, Tuesday, August 4, 2015 and can be 

submitted to Kim Shaw at kshaw@monroewa.gov or at 806 W Main St., Monroe WA 98272.  

STAFF CONTACT: 

David Osaki, Community Development Director, (360) 863- 4544/ dosaki@monroewa.gov 

A decision will be made within 120 days of the date of the letter of completeness excluding time periods 

as described in MMC 21.50.110. 

Posted / Mailed:  July 21, 2015          Published: July 21, 2015 
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          COMMUNITY DEVELOPMENT 
  NOTICE OF LAND USE PUBLIC HEARING 

Project Name: Skyview Ridge Preliminary Plat & Planned Residential Development 

File Number: PLPRD2015-03  

Description: The applicant is requesting to develop approximately 11.45 acres or 498,703 square feet into a two 
phased development totaling 42 single family residential lots. Phase 1 will consist of 36 single family homes on 
approximately 8.96 acres and phase 2 will consist of 6 lots on approximately 2.49 acres.  All development 
standards, including required street improvements and associated clearing and grading of the site and installation 
of all utilities has been reviewed against the applicable sections of the Monroe Municipal Code. The site is zoned 
R-4 (Residential 4 Dwellings per Acre).   

Location: The project is located within the northeast quarter of Section 36, Township 28 north, Range 6 east 
W.M. on tax parcel numbers 28063600100500, 28063600101000 and 28063600100200. The site addresses are 
13207 & 13221 191st Avenue SE, Monroe WA.    

Applicant: Hansen Homes at Skyview Ridge, LLC, PO Box 2289, Snohomish, WA. 98291 

Contact: Ry McDuffy, Orca Land Surveying, 3605 Colby Avenue, Everett, WA.  98201 

Date of Application: May 20, 2105    Date of Notice of Complete Application:    July 8, 2015 

Approvals Required: Preliminary Plat and Preliminary Planned Residential Development, SEPA Determination, 
Site Civil, Final Plat and Final Planned Residential Development, Forest Practices and Building Permits. 

Application Process: A preliminary plat and preliminary planned residential development is a public hearing 
review process per City of Monroe Municipal Code (MMC) Chapter(s) 21.20.050(F). It requires a public hearing 
and decision before the Hearing Examiner.  

Studies Required: Traffic Study, Drainage Report, Critical Areas Study 

Date of Notice of Application (NOA):  July 21, 2015 

Date of Notice of Determination of Non-significance (SEPA):  February 16, 2016 

Notice of Public Hearing: Thursday, March 31, 2016 at 10:00a.m by the Hearing Examiner in the Council 
Chambers at City Hall, 806 West Main Street, Monroe WA. 

Staff Contact: Kristi Kyle, Senior Planner at 360.863.4513 or kkyle@monroewa.gov 

Posted/Mailed: March 15, 2016  Published: March 15, 2016 

HOW TO USE THIS NOTICE
TO LEARN MORE ABOUT A PROJECT: 

Contact the City’s Permit Supervisor, Kim Shaw at 360.863.4532 or the planner assigned to the project.
Review the project file at the City’s Permit Center, 806 West Main Street, Monroe, WA 98272 or on the City’s

  website @ www.monrewa.gov/skyview. 
Hours: 8 a.m. - 5 p.m. M-F, Closed Holidays

TO COMMENT ON A PROJECT:  
 Comments on a project scheduled for a hearing before the Hearing Examiner may be made by submitting them to the Permit Center

prior to the open record hearing or provide other relevant information may do so in writing or appear in person before the Hearing 
Examiner at the time and place of the public hearing. The Hearing Examiner is required to issue a recommendation on this project 
pursuant to MMC 21.50.030 (D).  The Hearing Examiner’s recommendation shall be forwarded to the City Council within 14 days of 
the recommendation being issued. 

 City of Monroe only publishes the land use applications that are required by the Monroe Municipal Code. Persons will receive notice
of all decisions on which they have submitted written comments, regardless of whether or not they are published. 

 You may become a party of record for a project by: 1) submitting original written comments and request to become a party of record
to the City Planning Division prior to the hearing; 2) testifying at the hearing; or 3) entering your name on a sign-up register at the 
hearing.  

HOW TO REACH US: 
The Permit Center for the City of Monroe Community Development Department is located in City Hall at 806 West Main Street, Monroe 
WA 98272. For information about the project or to view the project file, contact Permit Supervisor, Kim Shaw, at 360.863.4532 or 
kshaw@monroewa.gov 

Accommodations for people with disabilities will be provided upon request.  
Please contact City Hall at (360) 794-7400 and allow one-week advance notice 
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August 7, 2015 

Kim Shaw 

City of Monroe Community Development 

806 West Main Street 

Monroe, WA 98272 

RE: Ecology Review of Skyview Ridge Planned Residential Development 

Project File # 15-PRPL-0002 

Dear Ms. Shaw: 

The Washington State Department of Ecology (Ecology) has reviewed information on the 

proposed Skyview Ridge planned residential development (PRD) project.  As the Ecology 

Wetland Specialist responsible for Snohomish County, I wish to have the following comments 

entered into the record.  The project submittal provided to Ecology included a notice of land use 

application, preliminary plat map, SEPA environmental checklist, a project narrative by Land 

Resolutions, LLC, and a critical area study by Wetland Resources, Inc.   

This 11.45-acre property consists of three parcels (28063600100500, 28063600101000, and 

28063600100200).  This property is located at 13207 and 13221 191
st
 Avenue SE in Monroe,

Washington.  The proposed action involves subdividing the property into 42 single-family 

residential lots.  This will also involve construction of roads, utility lines, storm water facilities, 

and associated structures. 

The critical area study indicates there is a Category III wetland (Wetland A) located in the center 

of the site.  According to City of Monroe municipal code (Chapter 20.05.080(D), Category III 

wetlands require 75-foot buffers.  The proposed action would cause 4,963 square feet of buffer 

encroachment to Wetland A.  This will be mitigated at a 2:1 replacement ratio by setting aside 

9,945 square feet of additional buffer area in a critical area tract, which exceeds the buffer 

averaging requirements in City of Monroe municipal code (Chapter 20.05.080(G).  However, the 

immediately adjacent Eaglemont PRD (Project File # 15-PLPR-001) will also encroach 609 

square feet into the Wetland A buffer, but this is not mitigated by this development.  

If the site design changes and direct impacts occur to Wetland A, then Ecology would regulate 

this as a water of the state subject to the applicable requirements of state law (see RCW 90.48 

STATE OF WASHINGTON 

DEPARTMENT OF ECOLOGY 
Northwest Regional Office  3190 160th SE Bellevue, Washington 98008-5452 (425) 649-7000 
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Kim Shaw 

August 7, 2015 

Page 2 

and WAC 173.201A) and Section 401 of the Clean Water Act (33 USC §1341) and 40 CFR 

Section 121.2.  The applicant shall obtain all necessary state and federal authorizations for 

wetland impacts prior to beginning any ground disturbing activities or vegetation removal.  

If you have any questions or would like to discuss my comments, please give me a call at (425) 

649-7199 or send an email to Doug.Gresham@ecy.wa.gov.  

Sincerely, 

Doug Gresham, PWS 

Wetland Specialist 

Shorelands and Environmental Assistance Program 

DEG:awp 

e-cc: Paul Anderson, Ecology 
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From: Gustaves, Clay
To: David Osaki; Tarter, Randy C
Cc: Kim Shaw; Olson, Dan O; Christina LaVelle
Subject: RE: Notice of Land Use Application for local file # 15-PRPL-0002
Date: Monday, August 03, 2015 11:04:37 AM
Attachments: 2015 Developers Handbook.pdf

Thanks David. Yes we have a 60ft easement there, 20ft north and 40ft south of the pipeline. Attached is
 our Developers’ Handbook which includes our development restrictions.

From: David Osaki [mailto:DOsaki@monroewa.gov] 
Sent: Friday, July 31, 2015 10:12 AM
To: Gustaves, Clay <Clay.Gustaves@Williams.com>; Tarter, Randy C <Randy.C.Tarter@Williams.com>
Cc: Kim Shaw <KShaw@monroewa.gov>; Olson, Dan O <Dan.O.Olson@Williams.com>; Christina LaVelle
 <CLaVelle@monroewa.gov>
Subject: RE: Notice of Land Use Application for local file # 15-PRPL-0002

Regarding the proposed plat of Skyview Ridge, maybe the attached document will be more helpful.

North of the proposed preliminary plat, but then also intersecting the proposed plat itself where it

 meets with 191st Avenue SE, is a Pacific NW Pipeline Corp. easement.

Should you require additional information, please let us know.
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Transcontinental Gas Pipe Line Company, LLC Division Offices


Atlanta Division	 Cypress Division
1600 Executive Drive South	 4233 West Richey Road
Duluth, GA 30096	 Houston, TX 77066
678-284-4600	 281-895-5300


Charlottesville Division	 Palmetto Division
345 Greenbrier Drive	 1905 Intermodal Circle, Suite 310
Charlottesville, VA 22901	 Palmetto, FL 34221
434-973-4384	 941-723-7100


Cardinal Pipeline Company	 Princeton Division
Apex, NC	 99 Farber Road
919-367-9351	 Princeton, NJ 08540
	 609-936-2400


WILLIAMS


Northwest Pipeline GP District Offices


Battle Ground District
8907 NE 219th Street
Battle Ground, WA 98604
360-687-3156


Boise District
1301 South Locust Grove Road
Meridian, ID 83642
208-884-4300


Eugene District
89861 Game Farm Road
Eugene, OR 97408
541-342-4434


Kemmerer District
1021 Fossil Butte Road
Kemmerer, WY 83101
307-828 4020


Moab District
23 Miles South of Moab, Utah
P. O. Box 337
LaSal, UT 84530
435-686-2214


Pasco District office
606 S. Oregon Avenue
Pasco, WA 99301
509-544-9216 


Plymouth District
42612 E. Christy Road
Plymouth, WA 99346
509-783-2421


Pocatello District
5821 Industry Way
Pocatello, ID 83202
208-238-4100


Redmond District
22909 NE Redmond-Fall City Road
Redmond, WA 98053
425-868-1010


Spokane District
1022 E. Hawthorne Road
Spokane, WA 99218
509-466-6650


Sumas District
4738 Jones Road
Sumas, WA 98295
360-988-2261


Vernal District
599 South 500 East
Vernal, UT 84078
435-781-3200







I. Introduction


This handbook outlines the requirements for 
construction or maintenance activities to be followed 
when planning land use development on or near 
Williams rights of way. The handbook is intended for 
use by city and county/parish planners, engineers, 
developers, land surveyors, and anyone involved in 
the initial stages of land development. If Williams is 
included in the initial planning stages, project delays 
can be avoided and safe development practices in 
the vicinity of pipelines can be attained.


The handbook is designed to make you aware of the 
most common standards and procedures Williams 
typically requires to protect its facilities in areas of 
changing land use. Each proposed development or 
activity, however, requires a case specific evaluation 
by a qualified Williams representative. It should be 
understood that the Williams review of the proposed 
activity may require more stringent protective 
measures than outlined in this handbook. Please 
become familiar with the contents of this handbook. 
If you have further questions or need assistance, 
please contact your local Williams office listed on the 
opposite page.
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II. Safety and Reliability 


Safety
Williams is committed to ensuring the safe operation 
of its natural gas pipeline systems. According 
to the federal Department of Transportation, the 
transmission of natural gas through interstate 
pipelines is the safest means of transportation in 
the United States. The industry enjoys an excellent 
safety and reliability record. Williams has a thorough 
damage prevention policy to prevent pipeline 
failures. Damage by outside forces from a third party 
is the leading cause of pipeline failures, which can 
lead to serious injury or death. 


It is critical that excavators follow appropriate 
guidelines to protect their safety and the integrity  
of the pipeline system.


Reliability
Williams is committed to reliable delivery of gas 
transportation services. Communities, factories, 
hospitals, power plants, businesses, and residences 
depend on our product and services for energy to 
generate heat and electricity.


Williams must and will use every available resource 
to ensure the safety and reliability of its facilities. 
Williams does not encourage or support any 
development or encroachment that interferes with 
the operation or maintenance of its pipelines. In 
those cases where development or encroachment 
cannot be avoided, we seek your help to ensure 
the safety and reliability of our facilities through 
proper planning and coordination with a Williams 
representative. As a responsible developer, 
contractor, or other party engaged in any ground 
disturbing activity near Williams pipeline facilities, 
we urge you to read and understand the guidelines 
presented in this publication.


III. Pipeline Facilities Overview


Williams’ transmission operation includes high-
pressure steel pipelines ranging in diameter from 
2” to 48”, storage facilities, compressor stations, 
meter stations, cathodic protection equipment, valve 


settings, and other facilities. In accordance with 
federal regulations, Williams identifies the location of 
its pipeline facilities by installing permanent pipeline 
markers, like the ones shown on the following page, 
near road, rail, fences and where necessary to 
reduce the possibility of damage or interference by 
the actions of other persons on the pipeline right 
of way. Pipeline markers may also be strategically 
placed in extensive areas of open ground to identify 
the location of the pipeline.


The maintenance of pipeline markers and an 
open, clear right of way at all times is critical to 
public safety. Construction or development near 
transmission pipelines increases the probability 
of excavation damage. It is the responsibility of 
Williams, individual landowners, and contractors to 
ensure that all temporary and permanent pipeline 
markers installed by Williams are protected 
and maintained at all times, especially during 
construction. Removing or defacing a pipeline 
marker is a federal criminal offense. You can find 
information about other pipelines operating in your 
community by accessing the National Pipeline 
Mapping System (NPMS) on the Internet at  
www.npms.phmsa.dot.gov. NPMS provides 
emergency officials access to pipeline maps,  
along with product and operator contact information.


IV. Williams Right of Way 
Agreements 


A. Description 
Most of Williams’ existing pipeline easements and 
rights were acquired through recorded agreements 
granting Williams, or its pipeline companies, the right 
to construct, operate, maintain, repair, modify, alter, 
protect, change the size of, remove, replace and 
access a pipeline or pipelines within its easement. 
The easement and rights are conveyed with the 
land in successive purchases and generally allow 
the current landowner the right to use and enjoy the 
surface of the easement, as long as that use does 
not interfere or conflict with Williams’ existing rights.
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B. Width 
When the original pipeline routes were selected, 
agricultural, forested or rural environments were 
deliberately chosen whenever possible. In most 
cases, the original right of way agreement did not 
specify a defined right of way width or location on 
the lands covered by the agreement, and therefore 
included large sections of land. Where defined, 
Williams’ rights of way vary in width from 10’ to 
200’, depending on the number and diameter of the 
pipeline(s), terrain, and terms of the right of way 
agreement.


C. Amendments or Modifications 
As the rural environment is altered and land 
developments are proposed, Williams, at the request 
of the landowner, may elect to amend or modify 
the right of way agreement to reflect the changing 
land use. Williams can work with developers to 
incorporate the right of way into the project design, 
including consent to use the right of way as a 
“greenway” or open space area, so long as that use 
does not interfere with Williams’ ability to construct, 
operate and maintain its facilities.


V. Legislation


A. Federal 
Williams is regulated by the Department of 
Transportation, Pipeline & Hazardous Material 
Safety Administration (PHMSA). The pipeline safety 
regulations are administered through Title 49, Code 
of Federal Regulations, Part 192.


Part 192 prescribes minimum standards for the 
safe operation of pipelines. The more dense the 
population, the more stringent the standards for 
pipeline design, maximum allowable operating 
pressure, frequency and type of patrols, and leak 
surveys. In addition, Williams supports the Pipeline 
and Hazardous Materials Safety Administration’s 
Common Ground Alliance Best Practices.


B. State 
All of the states in which Williams operates have 
damage prevention laws for the protection of 
pipelines and other underground utilities. Most 
states require excavators to notify their local one-
call system of their excavation plans. Williams 
participates in all one-call systems, which coordinate 
notice of excavation to participating industries.


Some jurisdictions provide for triple damages 
resulting from a failure to notify under the  
one-call system.
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C. City & County/Parish 
Local governments often play a major role in 
regulating land use by means of comprehensive 
planning and zoning. Some counties/parishes 
currently offer developer incentives to encourage 
easement use for parks and open space purposes. 
In most cases, Williams supports this initiative for the 
joint use of the easement area.


Some counties/parishes require an additional 
buildingsetback from the pipeline easement. Please 
check local codes before submitting lot layout plans.


VI. Encroachments


It is Williams’ philosophy to minimize encroachment 
and excavation activity within the limits of our 
pipeline right of way. Encroaching parties will design 
projects such that proposed improvements remain 
outside the pipeline right of way. Improvements that 
will encroach into the right of way will be designed 
and constructed such that the safe operation and 
maintenance of the pipeline(s) is not diminished. 
Many of Williams’ right of way agreements prohibit 
encroachments. Williams will enforce provisions in 
its right of way agreements where it believes the 
continued safe operation and maintenance of the 
pipeline facilities could be threatened.


Where Williams determines that an activity can 
be undertaken without jeopardy to the pipeline 
system, Williams will require the execution of 
an encroachment agreement, issue a Williams 
Encroachment/Foreign Line Crossing Permit, or issue 
a letter of no objection, depending upon the type 
and scope of activity proposed.


The encroachment agreement will contain all 
pertinent terms and conditions to be followed by 
the encroaching party for the planned activity 
and may also provide for cost reimbursement to 
Williams. Typically, Williams will seek reimbursement 
for projects that require significant design review, 
engineering investigation, field inspections, legal 
consultation or facility modification.


The Encroachment/Foreign Line Crossing Permit will 
typically contain pertinent conditions to be followed 
by the encroaching party for the activity planned and 
is generally reviewed and issued to the encroaching 
party on-site. A sample Encroachment/Foreign 
Line Crossing Permit is included in the back of this 
handbook.


Encroachment Agreement


An encroachment agreement is specific to the  
project and is required when:


•  �Construction/maintenance activities cross under or 
over the natural gas pipeline.


•  �Construction/maintenance activities extend into 
the right of way.


Examples of such construction/maintenance 
activities may include, but are not limited to:


•  Street and road crossings
•  Ornamental fencing
•  ��Blasting or use of explosives in the vicinity  


of Williams facilities
•  �Heavy equipment crossings
•  Large diameter utility crossings 


Other activities subject to an encroachment 
agreement are determined on a case-by-case basis.


In addition, third party construction/maintenance 
activities that necessitate Williams facility 
modifications (such as, but not limited to, 
pipeline casing extensions, pipeline relocations 
or replacements, and pipeline cathodic 
protection facility modifications) are addressed 
in the encroachment agreement. Reimbursement 
provisions may also be referenced in the 
encroachment agreement.


A Williams representative generally initiates the 
encroachment agreement. The agreement must be 
executed before work begins on the right of way.
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In the event work commences absent such an 
agreement, Williams may take steps to prevent  
further activity.


Reimbursement Agreement


When is a reimbursement agreement 
required? 


A reimbursement agreement is typically required for 
construction/maintenance activities proposed on 
the right of way, which require extensive preliminary 
engineering and/or field inspection services by  
Williams personnel.


In addition, Williams will seek a reimbursement 
agreement for any third-party construction/
maintenance activities that require modification to 
Williams facilities.


Who initiates the reimbursement 
agreement?


The agreement is typically initiated by a 
representative of Williams and must be executed 
before any work, preliminary engineering, or field 
inspection services are performed by Williams.


Encroachment/Foreign Line 
Crossing Permit


When is a “Williams Encroachment/For-
eign Line Crossing Permit” required?


A Williams Encroachment/Foreign Line Crossing Per-
mit may be required when:
• �Construction/maintenance activities cross under or 


over the natural gas pipeline
• �Construction/maintenance activities extend into the 


right of way


Examples of such construction/maintenance activi-
ties may include:
• Residential water lines
• Residential television cable
• Small diameter drainage or sewer lines
• Residential electrical lines
• Fences (livestock or typical residential)
• Residential sprinkler systems, etc.


Who initiates the “Williams Encroach-
ment/Foreign Line Crossing Permit”?


The agreement is initiated by a local representa-
tive of Williams and must be executed before work 
begins on the right of way.


VII. Notification and Construction 
Safety Requirements


A. Notification 
In order to prevent unnecessary delays, Williams 
encourages close communication with our 
representatives beginning in the preliminary survey 
and design phase as well as throughout your entire 
project. We will be happy to attend pre-construction 
meetings and provide a safety/informational 
presentation to any interested parties, including 
contractors, local government maintenance crews, 
and developers. Please refer to the inside front  
cover for your specific regional Williams office 
contact number.


All of the states in which Williams operates have 
“one-call” laws, which require the excavators to 
provide 48 to 72 hours notice, depending on local 
requirements, before any excavating commences. 
One easy phone call to 811 starts the process to 
get your underground utility lines marked for free. 
Your local one-call system will notify all participating 
utilities in the area of your planned excavation 
activities and is a simple, yet very effective, means of 
reducing buried utility damage.


A Williams representative must be onsite, following 
48 to 72 hours prior notice, for all surface and sub-
surface activities within the pipeline right of way. Any 
crossings made without a Williams representative on 
site will be excavated at the excavator’s expense to 
provide Williams an opportunity to inspect all affect-
ed pipeline facilities.


Protect yourself, utility companies, 
and the public. Call before you dig.


Federal regulations (OSHA 29CFR Ch. XVII-
1926.651) also require excavators to notify 
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underground utilities prior to the start of actual 
excavation. Your state regulations may be more 
specific, but in any case, failure to notify underground 
utility operators of excavation activities could lead to 
a citation.


Williams often operates its pipelines at high 
pressures. To ensure the safety and reliability of 
our facilities and the public, we require a Williams 
representative to be on site while you work around 
our facilities. Please contact your local Williams office 
before work commences on, or in close proximity to a 
Williams right of way. A Williams representative will be 
on site to inspect the work and monitor the site until 
construction is completed.


B. Safety Requirements
Excavations must be barricaded to protect 
pedestrians and vehicles. Proper access into the 
trench must be provided. Excavations must be 
properly sloped or shored, as required to comply with 
state and Federal OSHA requirements.


Stockpiling brush, trash, or other debris on the right 
of way is prohibited, as it may conceal pipeline 
markers and hinder pipeline inspections or routine 
maintenance. Contact your local Williams district 
office concerning burning restrictions. 


VIII. Plan Design  
and Review Requirements


A. Ideal Subdivision Layout 


In an ideal subdivision layout: 


• �The entire right of way width is reserved as open 
space.


• �The right of way is clear and easily marked.
• �Crews can undertake emergency repairs quickly.
• �The right of way crosses as few landowners as 


possible to minimize accidental “dig-ins”.
• �Routine maintenance and inspections are not 


hindered.
• �Lot lines, parallel to the pipeline(s) within the right 


of way are strongly discouraged and accordingly 
fences will not be allowed within the right of way, 
parallel to the pipelines.


When the proposed development plans call for 


the dedication of a street/road right of way to the  
city, county/parish, or state, it is important to note  
that Williams’ existing easement is superior to this 
action and its rights are not diminished. The  
agency involved may require you to obtain an 
amended easement.
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Aerial view of ideal easement in developed area


B. Subdivision Plans 
• �Williams requires a minimum of 30 business 


days to review preliminary plans for impacts to 
the easement and to insure that all proposed 
improvements are designed in accordance with 
Williams Requirements for Landowner and Third 
Party Construction (Section IX).


• �An open space trail, free of fences, trees and other 
deep-rooted plants, is the ideal right of way use. 
This reduces the public exposure by minimizing the 
opportunity for accidental “dig-ins.” When this is 
not possible, lot division on either boundary of the 
right of way is preferable to splitting the right of way 
between lots. No lot lines, parallel to the pipelines 
are allowed within the right of way and accordingly 
fences will not be allowed within the right of way, 
parallel to the pipelines. Construction, maintenance 
and routine inspections can be disruptive to the 
landowner when the easement is split between lots.


• �An encroachment agreement (formal recorded 
agreement) is usually executed between Williams 
and the developer/landowner to address the terms 
and conditions associated with the new land use.


• �Williams representatives will work with your 
surveyor(s) and will stake the location of its pipeline 
facilities. This information should then be included 
in the plan and profile drawings submitted to 
Williams.


C. Street and Road Crossing Plans
• �Williams requires a minimum of 30 business days 


to review proposed road-crossing plans. Additional 
review time will be necessary for proposed 
divided highways, interstate highways and other 
road construction projects which require pipeline 
modifications.


• �Provide a scope of work, description, and plan and 
profile drawings with your plans. Profiles are required 
to show depth of cover over each Williams pipeline 
(existing and finished grade) and the clearance 
between each Williams pipeline and any proposed 
utilities.


• �Please include a location map showing the 
project site area, including sufficient geographical 
references such as legal property lines, roads, 
and appropriate deed information to the properties 
impacted.


• �When new rights of way are acquired or dedicated, 
the costs for pipeline modifications will generally be 
borne by the developer, state, county/parish, or city 
highway department.


• �Williams must be given the opportunity to make 
a pipeline inspection prior to the start of road 
construction.


IX. Williams Requirements  
for Landowner and Third  
Party Construction
See Attachment A on the following page.
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The following Williams specifications are minimum requirements to be followed when planning land use development on or near 
Williams Right-of-Way. Each proposed development or activity requires a site specific evaluation by a qualified Williams 
representative. It should be understood that the Williams review of the proposed activity may require more stringent protective 
measures than outlined below.  
 
PIPELINE FACILITIES AND LEGISLATION  
 
Williams owns and operates the Transcontinental Gas Pipe Line Company, LLC and Northwest Pipeline GP high-pressure 
natural gas pipeline systems. Williams pipeline facilities include compressor stations, meter stations, storage facilities, cathodic 
protection equipment, valve settings and other facilities located within the limits of its rights-of-way, leased, and fee properties.  
 
Williams is regulated by the Department of Transportation, Pipeline & Hazardous Material Safety Administration (PHMSA). The 
pipeline safety regulations are set forth in Title 49, Code of Federal Regulations, Part 192 "Transportation of Natural and Other 
Gas by Pipeline – Minimum Federal Standards."  
 
Williams will require that all Federal, State, and local ordinances and applicable utility set backs are complied with to the full 
extent.  
 
ENCROACHMENTS  
 
It is Williams philosophy to minimize encroachments and excavation activity within the limits of our pipeline Right-of-Way. 
Encroaching parties will design projects such that proposed improvements remain outside the pipeline Right-of-Way. 
Improvements that will encroach into the Right-of-Way will be designed and constructed such that the safe operation and 
maintenance of the pipelines is not diminished. Many of Williams Right-of-Way agreements prohibit encroachments. Williams will 
enforce applicable provisions in its Right-of-Way agreements where it believes the continued safe operation and maintenance of 
the pipeline facilities could be threatened.  
 
NOTIFICATION AND CONSTRUCTION SAFETY REQUIREMENTS  
 
1. In order to prevent unnecessary delays, Williams encourages close communication with our representative throughout your 


entire project. A Williams representative should participate in all pre-construction meetings. In addition, Williams can 
conduct a safety/informational presentation to any interested parties, including contractors, local governmental 
maintenance crews, and developers.  
 


2. “One Call” systems require 48 to 72 hours notice prior to any excavation activities or equipment use on or in close proximity 
to Williams pipeline facilities. Dial 811 to be connected to your State One Call system. No equipment use or excavation will 
occur in the vicinity of Williams facilities until notification to “One Call” has been made. A Williams representative will be on 
site prior to and during any equipment use or excavation activities. Any crossings made without a Williams representative 
on site will be excavated at the excavator’s expense to provide Williams an opportunity to inspect all affected pipeline 
facilities.  
 


3. Excavations must be barricaded to protect Williams pipelines from exposure to vehicular traffic and to ensure public safety. 
Williams representatives must be provided safe access to all open excavations. Excavations must be properly sloped or 
shored in accordance with OSHA regulations.  


 
PLAN DESIGN AND REVIEW REQUIREMENTS  
 
1. Residential and/or commercial developments will be laid out such that the Right-of-Way is designated as “open” or 


“common” space. Maintaining an open Right-of-Way reduces public exposure and minimizes disruptions during pipeline 
maintenance and construction. Lot divisions will be established on either side of the Right-of-Way resulting in the actual 
Right-of-Way being “open” or “common” areas.  
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2. In most cases, Williams will require the submittal of two or more full size plan and profile drawings to the appropriate 
Williams office for prior review and written approval by Williams. All drawings must show, in detail, all of Williams facilities 
and other features that will allow Williams to determine the impact of the proposed construction or maintenance activity on 
its facilities. Encroachment plans will include a scope of work, description, and a location map depicting the project site 
area. Sufficient geographical references such as legal property lines, roads, and appropriate deed information for the 
properties involved will be provided.  
 


3. In order to ensure that all proposed improvements are designed in accordance with Williams encroachment specifications, 
Williams requires a minimum of thirty business days lead-time to review proposed encroachments. Encroachments involving 
road crossings will require additional review time. Any proposed road which requires pipeline modifications or a dedicated 
Right-of-Way will require significant lead-time.  
 


4. If there are any changes to approved plans, additional review by Williams and subsequent written authorization will be 
required.  
 


5.  In some cases, there is a significant delay between the review and approval of submitted plans and actual construction. In 
such cases, proposed encroachment related activities will be subject to Williams requirements in effect at the time the work 
actually takes place.  


 
Williams EASEMENT, PERMITS AND AGREEMENTS  
 
1. A Williams Encroachment/Foreign Line Crossing Permit Form or a letter of no objection may be required for any 


proposed construction within Williams Right-of-Way. This document prepared by Williams, will outline the responsibilities, 
conditions, and liabilities of each party. If required, this document must be executed by the encroaching party and in 
Williams possession prior to any work being performed on the Right-of-Way.  
 


2. Williams will determine if a recorded encroachment agreement will be required for any proposed construction within 
Williams Right-of-Way. This agreement, prepared by Williams, will outline the responsibilities, conditions, and liabilities of 
each party. This agreement will be fully executed and in Williams possession prior to any work being performed on the 
Right-of-Way.  
 


3. Williams will determine if a reimbursement agreement will be required for any construction within Williams Right-of-Way. 
This agreement, prepared by Williams, will outline the reimbursement procedure for necessary and appropriate preliminary 
engineering and actual field inspection work. This fully executed agreement, including a check made payable to the 
applicable Williams pipeline company for the estimated cost of Williams services, will be in Williams possession prior to any 
work being performed on the Right-of-Way.  


 
GENERAL REQUIREMENTS  
 
1. No above ground structures or appurtenances are to be located within the Williams Right-of-Way. The structures and 


appurtenances include, but are not limited to: utility poles, towers, foundations, guy wires, structures supporting aerial lines, 
satellite dishes, manholes, catch basins, utility pedestals, transformers, fire hydrants, utility sheds, decks, swimming pools 
with associated improvements, etc.  
 


2. An authorized Williams representative must be on site prior to and during any surface-disturbing work or equipment 
crossings performed within the Right-of-Way. Williams representative will assist in determining the location of the pipeline, 
the Right-of-Way width, and existing cover over the pipeline and will remain on site to monitor all activities within the Right-
of-Way.  
 


3. No cut or fill on the Williams Right-of-Way is permitted without Williams written approval.  
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4. Williams, at its discretion, may request evidence of comprehensive general liability insurance coverage (minimum of 
$2,000,000 coverage) and other appropriate and usual insurance prior to any activity, maintenance, and/or construction on 
or near Williams Right-of-Way and facilities. In the event of significant excavation under or over Williams pipelines, Williams 
will require that the applicable Williams pipeline company be named as additional insured on the Certificate of Liability 
Insurance. The insurance limits, terms, and conditions that may be required will be dependent on the specific facilities 
potentially impacted and what would be usually and prudently obtained in similar industry situations. 
 


5. All foreign lines will cross Williams Right-of-Way at an angle as near to 90 degrees as possible. In situations where there 
are multiple parallel Williams pipelines, the proposed foreign lines will either cross over or under all of Williams pipelines in 
the Right-of-Way. No horizontal or vertical bends are permitted within Williams Right-of-Way. Parallel occupancy of Williams 
Right-of-Way will not be permitted.  
 


6. All foreign lines crossing Williams pipeline or related facilities will be installed with a minimum of 24” of clearance between 
the existing Williams facilities and the proposed foreign line. The foreign line will be installed at a uniform depth across the 
full width of the Williams Right-of-Way. Williams may require that all foreign lines be installed under its existing pipelines and 
related facilities.  
 


7. Williams facilities are electrically protected against corrosion. Each metallic foreign line that enters or crosses Williams 
Right-of-Way must have a test lead installed. In addition, the utility contractor installing the metallic foreign line must 
excavate and expose one or more of Williams existing pipelines to provide for the installation of test leads by Williams 
employees. All necessary measures (coatings, electrical bonds, etc.) will be taken to ensure that the proposed pipe or utility 
is adequately protected from potential interference effects. Requests for cooperative testing will be directed to Williams 
Division Office, "Attn.: Supervisor, Asset Integrity."  
 


8. Williams may require that foreign lines be identified with permanent aboveground markers where the lines enter and exit the 
Williams Right-of-Way. It is the line owner’s responsibility to obtain any rights to install the markers, and to maintain the 
markers. A direct burial warning tape should be placed 12” to 18” above the foreign line and extend across the entire width 
of Williams Right-of-Way.  
 


9. Foreign lines crossing Williams facilities will be installed in accordance with all applicable codes and requirements governing 
such installations.  
 


10. Stockpiling brush, trash, or other debris on the Right-of-Way is prohibited, as it may conceal pipeline markers and hinder 
pipeline inspections or routine maintenance.  


 


FENCES 


1. A site specific inspection is required to determine whether the proposed fence posts must be kept a minimum of 4’ or 5’ from 
the edge of any Williams pipeline or related pipeline facility. A Williams representative must be on site to determine the 
location of the fence posts within the Right-of-Way and for the duration of the digging of the posts. Posts installed within the 
Right-of-Way must be hand dug. All proposed fence crossings over Williams pipelines will cross at an angle of 90°, or as 
near as reasonably practicable.  


2. Williams will have the free right of ingress and egress. Williams may require that new fences have a 12’ wide gate installed 
within the Right-of-Way at a location approved by Williams. The gate will be installed as to minimize vehicular and 
equipment travel over the existing Williams facilities.  


LANDSCAPE GUIDELINES  


1. No trees are permitted on Williams Right-of-Way. Additionally, the canopy of any trees planted adjacent to the Right-of-Way 
must not extend into the Right-of-Way at maturity. Any branches extending into the Right-of-Way will be side cut by Williams 
at its discretion.  


2. With prior approval from Williams, some types of low growing, shallow-rooted shrubs may be permitted on the Right-of-Way 
provided their maximum mature height will not exceed 5’ and are not within 5’ of the edge of the pipeline. Williams requires 
that the mature plantings will not prevent Williams representatives from seeing down the Right-of-Way during routine patrols 
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or walking down the Right-of-Way directly over the pipelines as they perform required inspections. Under no circumstances 
will mechanical equipment be used in the planting of shrubs.  


3. Williams reserves the right to cut and/or remove plantings as required in the operation, inspection, and maintenance of its 
pipeline facilities; further, Williams assumes no responsibility for any cost involved in the replacement of said cut and/or 
removed landscape plantings.  


4. All sprinkler or irrigation systems will require review by a Williams representative. Sprinkler heads will not be permitted 
within 10’ of any pipeline or related facility. All crossings of the Williams pipelines or related facilities with feeder lines will be 
hand dug.  


STREETS, ROADS, TRAILS, PATHS AND DRIVEWAYS  


1. Williams must complete a preliminary engineering evaluation for all roads, streets, driveways, etc., proposed on Williams 
Right-of-Way. Any pipe casing, concrete slabs, or other protection required by Williams will be installed at no expense to 
Williams. Williams may require a pipeline inspection prior to construction.  


2. The recommended minimum total cover over Williams existing pipelines is 66” at all driveways, highways, roads, streets, 
etc. The recommended minimum total cover over Williams existing pipelines in adjacent drainage ditches is 48”.  


3. Vibratory equipment is prohibited within the limits of the Williams Right-of-Way. Vibratory equipment is not permitted to be 
used for achieving applicable compaction requirements.  


4. Driveways, highways, roads, streets, etc. crossing over Williams pipeline facilities will cross at an angle as near to 90 
degrees as possible. All crossings must be over straight pipe and at locations free of any crossovers. Parallel occupancy of 
the Right-of-Way will not be permitted.  


5. Williams will retain the right to cut all present and proposed driveways, highways, roads, streets, etc. and will have no 
responsibility for restoration, loss of use or access, or any other costs.  


6. Access to the earth above each pipeline for leak detection (flame ionization) and cathodic protection surveys must be 
maintained.  


 
EQUIPMENT USE IN CLOSE PROXIMITY TO THE PIPELINES  
 
1. To protect Williams pipelines from external loading, Williams must perform an engineering evaluation to determine the 


effects of any proposed equipment use. Mats, timber bridges, or other protective materials deemed necessary by Williams 
will be placed over Williams facilities for the duration of any loading. Protective materials will be purchased, placed, and 
removed at no cost to Williams. The Right-of-Way must be returned to its original condition. 
 


2. Williams may require temporary markings to identify areas where equipment use is authorized. 
 


3. No vibratory equipment is permitted within the limits of, or in close proximity to, the Williams Right-of-Way. 
 
DRAINAGE, IMPOUNDMENT OF WATER, AND EROSION CONTROL 
 
1. Williams may conduct preliminary engineering studies for any proposed drainage channels or ditches that will discharge 


toward or within the Right-of-Way. Drainage channels or ditches must be adequately protected from erosion and provide a 
minimum of 48” of cover over the pipelines. Altering (clearing, re-grading, or changing alignment of) an existing drainage 
channel or ditch requires written approval from Williams. 
 


2. Impoundment of water on Williams Right-of-Way is not permitted. Soil erosion control measures will not be installed within 
the Williams Right-of-Way without prior written Williams approval. 
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EXCAVATIONS AND BLASTING 
 
1. Plans for excavation on the Right-of-Way require prior approval by Williams. No machine excavation will be performed 


within 24” of Williams pipelines or related facilities. Williams onsite representative may require hand digging at a 
distance greater than 24”. 
 


2. When a backhoe is used for excavation, the bucket teeth should be curled under each time the bucket is brought back into 
the ditch to reduce the chance of the teeth contacting the pipeline. Side cutters must be removed from all buckets. At the 
discretion of Williams onsite representative, a bar may have to be welded across the bucket teeth. 
 


3. No mechanical excavation may be performed by reaching over any Williams facilities. 
 


4. Prior to any plowing or ripping of soil on the Right-of-Way, particularly in association with agricultural activities, plans should 
be reviewed with your local Williams representative to ensure proper cover exists. No vibratory plows are permitted to be 
used on the Williams Right-of-Way.  
 


5. A detailed blasting plan must be submitted for review and written authorization prior to any proposed blasting within 200’ 
(1,500’ for surface mining) of Williams pipeline facilities and a Williams representative must be on site during all blasting. In 
order to provide for necessary and appropriate analysis by Williams, each licensed blasting contractor must also complete 
and submit a Williams Blasting Data Sheet. The blasting plan and data sheets must be submitted a minimum of ten 
business days prior to the proposed blasting. Specific requirements applicable to proposed blasting will be provided to the 
licensed blasting contractor. 


 
BURIED COMMUNICATION (TELEPHONE, TV, DATA TRANSMISSION, FIBER OPTIC) AND BURIED POWER LINE 
CROSSINGS 
 
1. Utilities crossing Williams facilities are required to be cased to protect the integrity of the utility and the safety of Williams 


and third party excavators in the future. 
 


2. All buried communications (other than single residential telephone and TV) crossing Williams facilities will be installed in 
steel casing for the full width of Williams Right-of-Way. 
 


3. All buried electric cables (other than 24 volt DC power lines), including single residential service drops, crossing Williams 
facilities will be installed in steel casing for the full width of Williams Right-of-Way. 
 


4. All buried single residential telephone, cable TV, and 24 volt DC power will be encased in schedule 40 PVC casing for the 
full width of Williams Right-of-Way. 
 


5. All fiber optic cable, including single drops, will be installed in steel casing for the full width of Williams Right-of-Way. 
 
SANITARY SEWER AND WATER CROSSINGS 
 
All sanitary sewer and pressurized water lines will be protected with steel casing for the full width of Williams Right-of-Way. 
Gravitational flow systems will be either: (1) ductile iron or steel pipe (adequately protected from Williams cathodic protection 
system), (2) plastic pipe installed in steel casing, or (3) concrete pipe for the full width of Williams Right-of-Way. No piping 
connections will be allowed within 5’ of any Williams pipeline. All ductile iron utility crossings will include restrained joints for the 
full width of Williams right-of way 
 
COMBUSTIBLE MATERIAL LINES 
 
1. All plastic combustible material lines will be installed in steel casing for the full width of Williams Right-of-Way. 


 
2. Williams may require that steel combustible material lines (adequately protected from Williams cathodic protection system) 


be installed under existing Williams pipeline facilities. 
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Williams Requirements for Landowner & Third Party Construction 
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BORED CROSSINGS 
 
1. Williams existing pipeline facilities will be test pitted to verify the horizontal and vertical location of all facilities prior to any 


proposed boring operations. Once all required test pits have been performed, both plan view and profile drawings will be 
submitted to Williams. Plan and profile drawings are required for all proposed boring operations. 
 


2. All proposed bores will include the installation of steel casing for the full width of Williams Right-of-Way. 
 


3. Prior to any boring, inspection holes will be excavated to verify the depth of the bore as it approaches each pipeline. 
Inspection holes must be excavated to allow Williams on site representative to visually see the boring head prior to the point 
where it travels beneath each pipeline. The contractor must provide and maintain instrumentation to accurately locate the 
boring head. 


 
OVERHEAD LINE CROSSINGS 
1. Overhead line crossings will be installed with a minimum of 30’ of vertical clearance above the Williams Right-of-Way to 


provide adequate equipment clearance. No poles or appurtenances will be located on the Williams Right-of-Way. 
 


2. Overhead line crossings will not be installed within 25’ (measured horizontally) of any gas vent (e.g. relief valve, blow down 
vent). 


 
3. Overhead lines will cross Williams facilities at an angle as near to 90 degrees as possible. Parallel occupancy of the 


Williams Right-of-Way will not be permitted. 
 


4. In addition to these Williams minimum clearances, all local utility minimum clearances must be adhered to.  
 
DISPOSAL SYSTEMS  
 
No septic tanks, liquid disposal systems, or hazardous waste disposal systems will be allowed on Williams Right-of-Way or within 
25’ of Williams facilities. This prohibition includes, but is not limited to, facilities that have the potential of discharging effluent from 
sewage disposal systems, the discharge of any hydrocarbon substance, the discharge or disposal of any regulated waste, or any 
other discharge that may prove damaging or corrosive to Williams facilities. 
 
STATEMENT REGARDING RIGHTS 
 
1. Nothing contained herein will be construed to convey, waive, or subordinate any of Williams existing rights whatsoever. 


 
2. Williams will be fully and completely compensated for any damages to its facilities resulting from the acts of third parties 


who are working in the vicinity of Williams facilities with or without Williams consent. 
 


3. Williams will be indemnified from and against all claims, losses, demands, damages, causes of action, suits, and liability of 
every type and character, including all expenses of litigation, court costs, and attorneys fees, for injury to or death of any 
person, or for damage to any property, arising out of or in connection with third party work in the vicinity of Williams facilities. 
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This Encroachment/Foreign Line Crossing Permit is made and entered into on the date indicated below by and between the encroaching party (“PERMITTEE”) and (“COMPANY”), as set 
forth below, for the purpose of allowing PERMITTEE to construct or maintain an encroachment and/or foreign line crossing on company’s right-of-way or facilities.  Facilities shall 
include, but are not limited to: fee properties, easements, pipelines, and valve sites.


Encroaching Party “PERMITTEE”: 


     


 Company Name “COMPANY”: 


     


 


Name: 


     


 COMPANY Representative: 


     


 


Address: 


     


 Address: 


     


 


Phone: 


     


 Phone: 


     


 


Landowner’s Name: 


     


 


Division/District: 


     


 


Phone: 


     


 


COLLECT CALLS 


ACCEPTED 
 


ENCROACHMENT/FOREIGN LINE CROSSING LOCATION 
Line/Tract No 


     


 


Parcel Name/ID 


     


 


Latitude 


     


 


Longitude 


     


 


Section 


     


 


Township 


     


 


Range 


     


 


County/Parish 


     


 


State 


     


 


Alignment Sheet/ Map No. 


     


 
Mile Post 


     


 


Engineering Stations 


     


 


ROW Width/Config. 


     


 


Type of Encroachment/Foreign Line Crossing  
 3rd Party Crossing  Landowner Activity  New Development  Other 


ENCROACHMENT/FOREIGN LINE CROSSING DESCRIPTION 
Attach Company’s Foreign Line Sketch to this Permit as Exhibit “A” illustrating encroachment or foreign line crossing.  If applicable, insert additional conditions not 
reflected in this Permit as Exhibit “B”.  Both Exhibits shall become a part hereof.  Brief Description of encroachment/foreign line crossing: 


     


 


     


 


Does Encroachment or Foreign Line Crossing require excavation or survey per WilSOP O&M Procedure 70.10.01 section 5.1?        No      Yes 
If yes, record form WGP-0092 No. or survey information: 


     


 
 
YOUR LOCAL ONE CALL NUMBER IS 


                              


 
If damage to “COMPANY” facilities is a result of negligence by the encroaching party’s (PERMITTEE’S) failure to adhere to the state “CALL BEFORE YOU DIG” law, “COMPANY” will 
pursue restitution to the full extent of the law. 
This permit is granted subject to the terms, requirements, and conditions shown below and strictly in accordance with specifications shown in the “Williams Gas Pipeline 
Requirements for Landowner & Third Party Construction”, located in 75.01.01, Attachment A.


• It is understood that the PERMITTEE will cause the encroachment and/or foreign line 
crossing at no expense to COMPANY.  PERMITTEE agrees to supply COMPANY 
plans and drawings, in detail, illustrating the proposed encroachment and/or foreign line 
crossing and COMPANY’S facilities, unless COMPANY elects not to require such 
plans.  


• So that “Company” may schedule its personnel and not delay PERMITTEE’S work, 
PERMITTEE agrees to notify “”COMPANY” 48-72 hours before any work commences 
on or near its right-of-way Facilities. 


• This permit does not change or modify any provisions of “COMPANY’S existing right-
of-way contracts or easements, unless such easements are required to be amended 
as a result of PERMITTEE’S encroachment and/or foreign line crossing.  PERMITTEE 
acknowledges that the granting of this Permit may require amendment of the existing 
right-of-way contract or easement to reflect a change in land use or land rights. 


• This permit shall be revocable in the event of noncompliance of any terms, 
requirements, conditions, and specifications of this Permit upon written notice given to 
PERMITTEE and/or current owner of record. 


• PERMITTEE agrees to save harmless COMPANY, its officers, agents, employees and 
its subcontractors and their officers, agents and employees from any and all claims for 
damages, injury or death resulting from the continuation and maintenance of said 
encroachment and/or foreign line crossing.  A COMPANY representative must be 
present during all construction activities that may impact the pipeline facilities. 
PERMITTEE shall be liable for all costs incurred for any damages. 


• PERMITTEE agrees that COMPANY may remove any encroachment and/or foreign 
line crossing, or portion thereof, if in COMPANY’S judgment it is reasonably necessary 
to do so in order to construct, alter, maintain, repair or replace gas transmission 


facilities located within the right of way and easement.  Should COMPANY remove any 
such encroachments, foreign line crossings or portions thereof, COMPANY will not be 
liable to PERMITTEE or its successors or assigns for any damages resulting by reason 
of such removal, except for those damages arising out of the sole negligence of 
COMPANY. 


• COMPANY will request evidence of general liability and other appropriate and usual 
insurance prior to any activity and/or construction on or near COMPANY rights-of-way. 
In the event of excavation under COMPANY pipelines, the applicable COMPANY 
pipeline must be named as additional insured.  Any rights of subrogation or recovery 
will be waived in favor of WGP.  The insurance limits, terms and conditions that may 
be required will be dependent on the specific facilities potentially impacted and what 
would be usually and prudently obtained in similar industry situations. 


 
PERMITTEE  
On this


     


 day of


               


, 20


     


, I acknowledge that I have received, 
and reviewed with a “COMPANY” representative, the requirements, conditions and 
specifications of this Permit.  I also understand the provision and prescribed penalties 
as provided under the law regarding excavation. 
By: 


     


       
Title: 


     


       


 
COMPANY 
By:  


     


       


Title: 


     


      


 


Permit No. 


     


 


Revision Date 


     


 


One Call Report No. 


     


 
N A T U R A L  G A S
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Pipelines and Informed Planning Alliance
The Pipeline & Hazardous Material Safety Administration (PHMSA) initiated the 
Pipelines and Informed Planning Alliance (PIPA) to help communities make  
risk-informed decisions for land use planning and development adjacent to 
transmission pipelines. 


One way to protect communities and reduce transmission pipeline risks is for developers to be aware of 
transmission pipeline locations and risks when making decisions regarding development within 1,000 feet 
of pipelines. It is important that his dialogue between developers and pipeline operators occurs early in the 
planning process while changes can more easily be made.


PIPA has developed recommended practices for protecting communities, protecting transmission  
pipelines, and communicating among stakeholders. You can access PIPA’s recommended practices at  
http://primis.phmsa.dot.gov/comm/pipa/landuseplanning.htm.


NO. TITLE AND PRACTICE STATEMENT
LOCAL  


GOVERNMENT


PROPERTY  
DEVELOPMENT/


OWNER


TRANSMISSION  
PIPELINE 


OPERATOR


ND02 Gather Information for Design of Property Development near 
Transmission Pipelines


In designing a proposed property development the property developer/
owner should use all reasonable means to obtain information about 
transmission pipeline facilities in the area of the proposed development.


Yes Yes


ND03 Review Acceptability of Proposed Land Use of Transmission Pipeline 
Right of Way Prior to Design


The property developer/owner should review preliminary information 
about acceptable land uses on a transmission pipeline right of way 
prior to the design of a property development.


Yes


ND04 Coordinate Property Development Design and Construction with 
Transmission Pipeline Operator


When property development is planned within the consultation zone 
(reference PIPA Recommended Practice BL05), the property developer/
owner and the transmission pipeline operator should communicate to 
ensure possible impacts of pipeline incidents and maintenance needs 
are considered during development design  
and construction.


Yes Yes


ND08 Collaborate on Alternate Use and Development of Transmission 
Pipeline Right of Way


Property developers/owners, local governments and transmission 
pipeline operators may collaborate on alternative use of the transmission 
pipeline right of way and related maintenance.


Yes Yes Yes


ND17 Reduce Transmission Pipeline Risk in New Development for 
Residential, Mixed-Use, and Commercial Land Use


New development within a transmission pipeline planning area 
(see PIPA Recommended Practice BL06) should be designed and 
buildings located to reduce the consequences that could result from a 
transmission pipeline incident and to provide adequate access to the 
pipeline for operations and maintenance.


Yes Yes


ND18 Consider Transmission Pipeline Operation Noise and Odor in Design 
and Location of Residential, Mixed-Use, and Commercial Land Use 
Development


Yes Yes Yes


Sample of PIPA New Development Recommended Practices
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Remember, Call Before You Dig.
A new, federally-mandated national “Call Before You Dig” number, 811, was created to help 
protect you from unintentionally hitting underground utility lines while working on digging  
projects. If you plan to dig or do any type of excavation, be sure to dial 811 at least three  
business days before you begin. Calling 811 before every digging job gets your underground 
utility lines marked for free.


One free, easy call gets your utility lines marked
 AND helps protect you from injury and expense.


How 811 Works
One easy phone call to 811 starts the process to get your underground utility lines marked for 
free. When you call 811 from anywhere in the country, your call will be routed to your local One 
Call Center. Local One Call Center operators will ask you for the location of your digging job and 
route your call to affected utility companies. Your utility companies will then send a professional 
locator to your location to mark your lines within a few days. Once your underground lines have 
been marked, you will know the approximate location of your utility lines and can dig safely.


©2012  The Williams Companies, Inc. All rights reserved.
0115/04373


What Are the Signs of a Natural Gas Pipeline Leak?


>  �Blowing or hissing sound 
>  �Dust blowing from a hole in the ground 
>  �Continuous bubbling in wet or flooded areas 
>  ��Gaseous or hydrocarbon odor 
>  ��Dead or discolored vegetation in an otherwise  


green area 
>  �Flames, if the leak has ignited


What Should I Do if I Suspect a Pipeline Leak?


Your personal safety should be your first concern:


>  �Evacuate the area and try to prevent anyone  
from entering.


>  ��Abandon any equipment being used in or near  
the area.


>  �Avoid introducing any sources of ignition to  
the area.


>  �Call 911 or contact local fire or law enforcement.
>  �Notify the pipeline company.
>  �Do not attempt to extinguish a natural gas fire, 


and do not attempt to operate pipeline valves.











 
Thank you.
 
 

From: David Osaki 
Sent: Thursday, July 30, 2015 4:15 PM
To: 'Gustaves, Clay'; Christina LaVelle; Tarter, Randy C
Cc: Kim Shaw; Olson, Dan O
Subject: RE: Notice of Land Use Application for local file # 15-PRPL-0002
 
Thank you.
 
We are going to get you a more specific vicinity map tomorrow.  I think that will be more helpful.
 
Thanks.
 
 

From: Gustaves, Clay [mailto:Clay.Gustaves@Williams.com] 
Sent: Thursday, July 30, 2015 3:00 PM
To: Christina LaVelle; Tarter, Randy C
Cc: Kim Shaw; David Osaki; Olson, Dan O
Subject: RE: Notice of Land Use Application for local file # 15-PRPL-0002
 
According to the vicinity map the subdivision is over 400 feet from our pipeline. See attached.
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From: Christina LaVelle [mailto:CLaVelle@monroewa.gov] 
Sent: Wednesday, July 29, 2015 10:37 AM
To: Tarter, Randy C; Gustaves, Clay
Cc: Kim Shaw; David Osaki
Subject: Notice of Land Use Application for local file # 15-PRPL-0002
 
Good Afternoon,
 
Attached please find a Notice of Application, Vicinity Map, and Environmental Checklist for the Sky View
 Ridge Preliminary Subdivision and Planned Residential Development (PRD) (file #: 15-PRPL-0002). The

 project site is located 13207 & 13221 191st Ave S.E. Monroe, WA, 98272. The lead contact for this project
 is David Osaki, Community Development Director, and he may be contacted by phone at (360) 863- 4544
 or via email at dosaki@monroewa.gov.
 
You are being sent this correspondence to review and comment given there is  Pacific NW
 Corporation easement that runs through a portion of the proposed preliminary plat which the
 applicant has proposed as right-of-way (and likely utilities in the right-of-way) and useable open
 space (which means it may have play equipment and/or benches).  Also a portion of the easement
 runs through certain proposed lots and a landscape buffer).
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If you have any questions, please feel free to contact me and I will be happy to assist you.
 
Thank You,
Tina
 

Tina LaVelle
Planning Technician
PH  360.863.4533
Email clavelle@monroewa.gov
www.monroewa.gov
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From: Bob Jackson
To: Kim Shaw
Subject: Eaglemont and Skyview Ridge comments
Date: Monday, July 27, 2015 8:57:48 PM

Hello,
I noticed the sign postings for development application on properties
adjacent to 191st Ave SE.   Developments named Skyview Ridge and Eaglemont.

I live on 191st in the impacted area and have several comments and
questions.

1) Is it required that the zoning be changed from the existing R4 to
Residential 2-5 dwellings per acre?  Why cant lots be divided within the
current zoning and density?
2) Addition of this many homes to this area will be a substantial
change from the existing density.    Does the city have plans, or will
the city require the developer to address egress routes to 191st Ave SE?
3) It should be noted that ALL access to homes along Ranier View Road,
Trombly Hill development, homes on or adjacent to 191st Ave SE and El
Bello Paseo have egress only through the intersection of Rainer View
Road and Chain Lake Road.
4) The combined total for these developments is apparently 160 building
lots.    This will place a substantial burden on the existing road
infrastructure.  In the past, Ranier View Road has been closed due to
emergency response which resulting in complete blockage of the above
stated communities.
5) Does the city have plans to re-open the lower portion of 191st (
close to Walmart) to provide auxiliary egress?
6) Does the city have plans, or will the city require the developer to
install sewer, gas and utility service the full length of 191st Ave SE?

Sincerely,
Robert Jackson
Property owner
13328 191st Ave SE
Monroe, WA 98272
(425) 481-9466  mobile

EXHIBIT 11-E
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I'm a property owner on 191st Ave SE, Monroe, Wa.

I have concerns about the safety and traffic impact the Eaglemont Divisions IV-
VIII and Skyview Ridge subdivisions are going to have on the area.  

My concerns stem from an incident a number of years ago when there was a fire 
in one of the first houses on Rainer View off of Chain Lake Road.  The fire 
department blocked the road not allowing residents to enter or leave the 
subdivision until the fire was controlled.  At that time the Fire Marshall had stated 
there should not be additional development until an alternative exit was 
established for the homes on Rainer View, 191st Ave, and the Trombley Hill 
development.

With the new Eaglemont and Skyview Ridge developments there will be 150+ 
homes added to the area that is still only served by a single access point.

I recently talked with the city about my concerns and I was told there would be an 
access road exiting on Chain Lake Rd near the Brown Rd. The gentlemen told 
me it wouldn't be convenient for me to use that access. As I see it, the people 
living in the Eaglemont Subdivision wouldn't find it convenient either, if they were 
headed towards Monroe.  Shortly after I had that conversation with the city 
official, signs were posted at the entrance off Chain Lake Rd saying “no outlet” 
and another at the entrance to Eaglemont I, II, and III saying “Dead End”.  Which 
increases my concern that this problem is not being addressed.

I also ask this same official about the second access that has been unfinished 
since the Rainier View development was completed, the one recommended by 
the Fire Marshall. I was told it was incomplete because the builder went 
bankrupt.

My concern remains, that if something should occur on Rainier View between 
Chain Lake and 191st (or in the new development), it is going to inconvenience a 
lot of families, should we need the fire department or an aide car. 

Maybe a solution would be to reopen 191st all the way down the hill to join with 
either Galaxy Way or with N Kelsey Street at the roundabout. 

Betty Cavner
13508 191st Ave SE
Monroe, Wa 98272
360-794-7240

City of Monroe, 
 EXHIBIT 11-F 

August 4, 2015 
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Sky View Ridge Estates 1 Critical Area Study 
WRI #14302  April 2015 

1.0 INTRODUCTION 
 
Wetland Resources, Inc. completed a site investigation in December, 2014, and February, 2015, to 
locate and evaluate jurisdictional wetlands and streams on and in the vicinity of a 11.45-acre site.  
The property is comprised of three tax parcels (28063600100500, 28063600101000, and 
28063600100200), located at 13221 191st Ave SE, north of Rainier View Road SE, in Monroe, 
Washington (Section 36, Township 28N, Range 6E, W.M.).   

The site is currently undeveloped, primarily surrounded by rural residences and undeveloped 
forest.  Topography of the site is generally flat, with a slight southeastern aspect. 

Dominant vegetation within the two westernmost parcels consists of western red cedar (Thuja 
plicata), red alder (Alnus rubra), salmonberry (Rubus spectabilis), Himalayan blackberry (Rubus 
armeniacus), trailing blackberry (Rubus ursinus), and bracken fern (Pteridium aquilinum).  Mature 
Douglas fir (Pseudotsuga menziesii), western hemlock (Tsuga heterophylla), Sitka spruce (Picea sitchensis), 
and holly trees (Ilex aquifolium) are scattered throughout the area as well.   

In the eastern parcel (B), the vegetative community is characterized by pioneering regrowth after 
logging activity.  The dominant species include big-leaf maple (Acer macrophyllum), red alder (Alnus 
rubra), salmonberry (Rubus spectabilis), red elderberry (Sambucus racemosa), western sword fern 
(Polystichum munitum), and lady fern (Athyrium filix-femina).  Along the western edge of the eastern 
parcel, the soils are compacted from the area being used as a logging staging area for past timber 
harvesting activities.  The disturbed soil conditions have been colonized by opportunistic 
vegetation species including soft rush (Juncus effusus), reed canary grass (Phalaris arundinacea), velvet 
grass (Holcus lanatus), wooly sedge (Scirpus cyperinus), and creeping buttercup (Ranunculus repens).   
 

 
Figure 1: Aerial view of the subject property.  
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There is one Category III wetland located on the subject site, identified as Wetland A on the 
attached map.  Wetland A is located in the southeast corner of Parcel A (Figure 1), near the 
center of the overall site.  In the city of Monroe, Category III wetlands require 75-foot buffers, 
pursuant to Monroe Municipal Code (MMC) 20.05.080(D). 
 
Although an area to the north of Parcel B was previously identified as a Category IV wetland by 
Snohomish County Planning and Development Services (PDS), it was determined to not meet 
wetland criteria during the February, 2015, site visit. 
 
 
1.1 PROJECT DESCRIPTION 
 
A residential subdivision and associated access roads are proposed for this property.  A total of 41 
single-family residences are planned for construction throughout the site, divided into three 
phases.  Wetland A and its associated buffer will be placed permanently in separate tracts from 
the residential lots.   
 
In order to accommodate the proposed lots, a total of 4,963 square feet of the buffer associated 
with Wetland A would be potentially impacted in two separate locations along the southern and 
eastern edges of the standard buffer.  The applicant proposes to mitigate these potential impacts 
through buffer averaging.  The proposed ratio of replacement is 2:1, providing 9,945 square feet 
of buffer along the northern edge of the standard buffer in exchange for the 4,963 square feet of 
reduced (averaged) buffer.  Please see Section 3.0 of this report for a discussion on buffer 
averaging. 
 
 
1.2 WETLAND CLASSIFICATION 
 
1.2.1 Cowardin System Classification 
 
According to the Cowardin System, as described in Classification of Wetlands and Deepwater 
Habitats of the United States, the classification for the on-site critical areas are as follows: 
 
Wetland A: Palustrine, Forested Wetland, Needle-leaved Evergreen, Seasonally 

Flooded 
 
1.2.2 City of Monroe Classifications 
 
Under the Monroe Municipal Code (MMC), Chapter 20.05, the on-site critical areas are 
classified as follows: 
 
Wetland A 
Category III Wetland: This wetland has two vegetation classes, contains some open water, and 
provides moderate habitat value for wildlife.  It scores a total of 17 points on the 2014 Wetland 
Rating Form for Western Washington, which equates to a Category III rating. Pursuant to 
MMC 20.05.080(D)(3), Category III wetlands require 75-foot buffers. 

EXHIBIT A; Page 122 of 196 Resolution No. 005/2016; AB16-057



 

 

Sky View Ridge Estates 3 Critical Area Study 
WRI #14302  April 2015 

 
 
2.0 WETLAND DETERMINATION REPORT 
 
2.1 PUBLICALLY AVAILABLE DATA 
 
Prior to conducting the site investigation, public resource information was reviewed to gather 
background information on the subject property and the surrounding area in regards to 
wetlands, streams, and other critical areas.  These sources included the following: 
 
USDA/NRCS Web Soil Survey 
One soil map unit is predicted to occur on the subject parcel.  Tokul Gravelly Medial Loam, 0 to 
8 percent slopes, is mapped throughout the site area.  A more detailed soil map unit description is 
provided in the Section 2.2 below. 
 
USFWS National Wetlands Inventory (NWI) 
No wetlands were identified in the immediate vicinity of the subject property.  The nearest 
occurrence is a forested wetland approximately 630 feet northeast. 
 
Snohomish County SnoScape interactive mapping tool 
No steep slopes with a gradient greater than 33% or other critical areas, such as streams or other 
water bodies, were identified on-site.   
 
DNR ARCIMS Mapping Application for streams 
No streams were identified on or adjacent to the subject site.   
 
WDFW Priority Habitat and Species (PHS) Interactive Map 
Confirms that the nearest identified wetland is located approximately 630 feet northeast of the 
subject site.  A stream is identified approximately one half mile west of the subject site.  The 
stream is documented as providing habitat for Coho salmon and bull trout. 
 
WDFW Salmonscape Interactive Mapping System 
Confirms the presence of a stream one half mile west of the subject site, and additionally 
identifies the presence of a connected salmon bearing stream segment approximate 0.2 miles 
north of the subject site as well.  Salmonid species using this stream segment include chinook, 
steelhead, coho, chum, and pink.  It should be noted that all fish presence was modeled for this 
stream; not observed. 
 
StreamNet Mapper 
Confirms the presence of both streams identified by the WDFW PHS and SalmonScape systems, 
but does not identify either with fish use. 
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2.2 FIELD DETERMINATION METHODOLOGY 
 
Wetland Resources staff conducted a site visit on December 15, 2014, and February 9 and 19, 
2015, to locate wetlands and streams occurring within and near the project site.  Wetland 
conditions were evaluated using routine methodology described in the 2010 Regional Supplement to 
the Corps of Engineers Wetland Delineation Manual: Western Mountains, Valleys, and Coast Region (Version 
2.0),  (referred as 2010 Regional Supplement).  Monroe code (MMC 20.05.030 “Wetland Edge”) 
requires the use of the Washington State Wetlands Identification and Delineation Manual (Washington 
State Department of Ecology Publication #96-94, March 1997, or as amended) for delineations 
in the city.  Our findings are consistent with both manuals.   

The following criteria descriptions were used in the boundary determination:  
 

1.) Examination of the site for hydrophytic vegetation (species present and percent cover); 
 

2.) Examination of the site for hydric soils; 
 

3.) Determining the presence of wetland hydrology 
 
The Ordinary High Water Mark (OHWM) of any on-site streams, when present, are identified 
using the methodology described in the Washington State Department of Ecology document 
Determining the Ordinary High Water Mark on Streams in Washington State (Second Review Draft) (Olson 
and Stockdale 2010).  Streams are classified according to the water typing system provided in the 
Washington Administrative Code (WAC), section 222-16-030 and SCC 30.62A.230(1).  No 
streams were present on the subject site at the time of the site visits. 
 
2.2.1 Hydrophytic Vegetation Criteria 
The manuals define hydrophytic vegetation as the sum total of macrophytic plant life that occurs 
in areas where the frequency and duration of inundation or soil saturation produce permanently 
or periodically saturated soils of sufficient duration to exert a controlling influence on the plant 
species present.  One of the most common indicators for hydrophytic vegetation is when more 
than 50 percent of a plant community consists of species rated “Facultative” and wetter on lists of 
plant species that occur in wetlands. 
 
2.2.2 Soils Criteria and Mapped Description 
The manuals define hydric soils as those that formed under conditions of saturation, flooding, or 
ponding long enough during the growing season to develop anaerobic conditions in the upper 
part.  Field indicators are used for determining whether a given soil meets the definition for 
hydric soils. 
 
According to NRCS Web Soil Survey, the soil map unit Tokul Gravelly Loam, 0 to 8 percent 
slopes, is predicted to occur on the subject property. 
 
Tokul Gravelly Loam, 0-8 percent slopes, is described as moderately deep, moderately well 
drained soil on till plains. This soil formed in glacial till and volcanic ash. Typically, the surface is 
covered with a mat of leaves, twigs, and decomposed litter about two inches thick. The surface 
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layer is dark brown gravelly loam about 4 inches thick. The subsoil is brown, strong brown, and 
dark yellowish brown gravelly loam about 18 inches thick. A hardpan is at a depth of about 31 
inches. Permeability of this soil is moderate above the hardpan and very slow through it. 
Available water capacity is moderate. Included in this unit are areas of soils that have slopes of 
more than 8 percent, McKenna and Norma soils in depressional areas along drainageways on till 
plains, Terric Medisaprists in depressional areas on till plains, Winston and Pastik soils on 
terraces and outwash plains, and Ragnar soils on outwash plains. Included areas make up about 
25 percent of the total acreage. McKenna and Norma soils are listed as hydric on the Hydric 
Soils List for Washington State. 
 
2.2.3 Hydrology Criteria 
The manual states that areas which are seasonally inundated and/or saturated to the surface for 
a consecutive number of days ≥12.5 percent of the growing season are wetlands, provided the 
soil and vegetation parameters are met.  Areas inundated or saturated between 5 and 12.5 
percent of the growing season in most years may or may not be wetlands.  Areas saturated to the 
surface for less than 5 percent of the growing season are non-wetlands.  Field indicators are used 
for determining whether wetland hydrology parameters are met. 
 
Based on the results of the site investigation, one wetland was identified on the subject property.  
The wetland was rated pursuant to the Washington State Wetland Rating System for Western 
Washington (updated 2014). 

 
 

2.3 BOUNDARY DETERMINATION FINDINGS 
 
2.3.1 Wetland A 
This wetland is located near the center of the subject site, in the southeast corner of Parcel A 
(Figure 1).  Dominant vegetation in Wetland A is represented by red alder (Alnus rubra; FAC), 
Oregon crabapple (Malus fusca; FACW), salmonberry (Rubus spectabilis: FAC), Himalayan 
blackberry (Rubus armeniacus; FACU), and slough sedge (Carex obnupta; OBL).  The dominant 
species rate as primarily “facultative” or wetter, indicating that a hydrophytic vegetative 
community is present in the areas mapped as wetland. 
 
Wetland soils from 0 to 2 inches below the surface have a Munsell color of black (10YR 2/1) and 
a gravelly sandy loam texture.  From 2 to at least 18 inches below the surface, soils have a color 
of dark grayish brown (10YR 4/2) with dark yellowish brown (10YR 4/4) redoximorphic 
features, and a silt loam texture.  These soils meet the A11 (Depleted Below Dark Surface) and 
F3 (Depleted Matrix) hydric soil indicators.  Soils were saturated to the surface during our 
December 2014 site visit.  
 
Field observations indicate that the area mapped as wetland is flooded, ponded, or saturated long 
enough during the growing season to develop anaerobic conditions in the upper part of the soils. 
Therefore, the vegetation, soil, and hydrologic criteria are all met for the on-site wetland. 
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2.3.2 Non-wetland Areas 
Adjacent to Wetland A 
Dominant vegetation in the non-wetland area adjacent to Wetland A is represented by western 
red cedar (Thuja plicata; FAC), red alder (Alnus rubra; FAC), salmonberry (Rubus spectabilis; FAC), 
Himalayan blackberry (Rubus armeniacus; FACU), trailing blackberry (Rubus ursinus; FACU), and 
bracken fern (Pteridium aquilinum; FACU).  The majority of the dominant vegetation is not 
hydrophytic, and does not meet the definition of a hydrophytic vegetation community. 
 
The area adjacent to Wetland A is covered by two (2) inches of duff material. Typical soils in the 
area mapped as non-wetland adjacent to Wetland A have a Munsell color of dark yellowish 
brown (10YR 4/4), with a gravelly sandy loam texture, for 18 inches beneath the soil surface.  No 
redoximorphic features were present within the soil profile.  Soils were somewhat moist at the 
time of our December 2014 site investigation.  Soils sampled in the area mapped as non-wetland 
adjacent to Wetland A do not appear to be flooded, ponded, or saturated long enough during the 
growing season to develop anaerobic conditions in the upper part, and therefore do not appear to 
meet wetland soils criteria. 
 
Given that the dominant vegetative community is not hydrophytic, direct hydrologic indicators 
are lacking, and hydric soils are absent in these areas, it appears that areas mapped as non-
wetland do not meet criteria for wetlands. 
 
Eastern Parcel 
Throughout the majority of the eastern parcel, the dominant vegetative community is 
represented by big-leaf maple (Acer macrophyllum; FACU), red alder (Alnus rubra; FAC), 
salmonberry (Rubus spectabilis; FAC), red elderberry (Sambucus racemosa; FACU), western sword 
fern (Polystichum munitum; FACU), and lady fern (Athyrium filix-femina; FAC).  The majority of the 
dominant vegetation is not hydrophytic, and does not meet the definition of a hydrophytic 
vegetation community. 
 
Soils throughout most of the eastern parcel have a Munsell color of dark yellowish brown (10YR 
3/2), with a gravelly loam texture, for 2 inches beneath the soil surface.  From 2-18 inches below 
the surface, the soil is dark yellowish brown (10YR 3/4) with a gravelly loam texture.  No 
redoximorphic features were present within the soil profile.  Soils were moist to somewhat moist 
at the time of our December 2014 site investigation.  Soils sampled in the area mapped as non-
wetland do not appear to be flooded, ponded, or saturated long enough during the growing 
season to develop anaerobic conditions in the upper part, and therefore do not appear to meet 
wetland soils criteria. 
 
Logging Staging Area 
Along the western edge of the eastern parcel, the soils are compacted from the area being used as 
a logging staging area for past timber harvesting activities.  The disturbed soil conditions have 
been colonized by opportunistic vegetation species including soft rush (Juncus effusus; FACW), 
reed canary grass (Phalaris arundinacea; FACW), velvet grass (Holcus lanatus; FAC), wooly sedge 
(Scirpus cyperinus; OBL), and creeping buttercup (Ranunculus repens; FAC).  Additionally, the 
compacted soil surface allows small puddles to form on the surface.   
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Together, the surface hydrology and hydrologically tolerant plant species give the impression of a 
potential wetland area.  However, soils become only somewhat moist just below the surface, and 
observed soil color is a disturbed mix of dark yellowish brown (10YR 3/4), dark brown (10YR 
3/3), and some areas of very dark grayish brown (10YR 3/2).  A great deal of charcoal is located 
within the soil profile and appears to be responsible for some of the dark coloration of these soils.  
No redoximorphic features were observed, but rather occasional inclusions of brighter soils 
mixed into darker soil layer depths due to past disturbance, creating areas of sharp contrast.  The 
lack of hydric soil indicators or subsurface hydrology indicates that water pooling on the surface 
does not infiltrate, and that there is insufficient hydrology present to create anaerobic wetland 
conditions. 
 
Utility Easement Road (north of property) 
An area on the utility easement road north of the Eastern Parcel (Parcel B) of the subject site was 
previously identified as a wetland by Snohomish County (PDS).  During the February 9, 2015 
field visit, Wetland Resources, Inc. determined that the area did not meet the definition of a wetland. 
 
Although there was a small area of standing water, the subsurface soil was brown (7.5YR 4/4), 
and did not meet hydric soil characteristics.  Most likely, road compaction has created an area of 
ponded water that is unable to infiltrate into the soil, creating a situation similar to that observed 
in the past logging staging area on the subject site. 
 
2.3.3 Wildlife 
The on-site wetland provides moderate habitat functions.  Wetland A and its associated edges 
provide a potential movement corridor, which are extremely important as areas become more 
populated. The critical areas and the associated buffers contain resources such as food, water, 
thermal cover, and hiding cover in close proximity. No mammalian species were detected during 
our on-site investigations, although several species, including gray squirrels (Sciurus spp.), black-
tailed deer (Odocoileus hemionus), raccoon (Procyon lotor), and potentially coyote (Canis latrans), are 
expected to occur within the area.  Avian activity was not strongly detected.  However, given the 
habitat available, it is expected that the following avian species use the area: American Crow 
(Corvus brachyrhynchos), Steller’s Jay (Cyanocitta stelleri), Ruby-crowned Kinglet (Regulus calendula), 
Golden-crowned Kiglet (Regulus satrapa), Black-capped Chickadee (Poecile atricapilla), Dark-eyed 
Junco (Junco hyemalis), Red-winged Blackbird (Agelaius phoeniceus), Spotted Towhee (Pipilo maculatus), 
Song Sparrow (Melospiza melodia), and Pacific Wren (Troglodytes pacifica).  Frog song was strongly 
detected, indicating that the wetland and surrounding areas are heavily used by amphibians. 
 
 
3.0 COMPLIANCE WITH MMC 20.05.080(G) 
 
The applicant is proposing to utilize buffer averaging to mitigate for potential impacts to the on-
site buffer areas.  Regulations for buffer averaging in the City of Monroe are codified in MMC 
20.05.080(G), and are as follows: 
 
G.  Buffer Averaging. The city will consider the allowance of wetland buffer averaging only when the buffer area 
width after averaging will not adversely impact the critical area and/or buffer functions and values.  
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The area proposed as additional buffer is forested, and is equal in quality to those areas proposed 
for reduction.  Given that the total buffer area associated with Wetland A will be increased 
through the proposed buffer averaging plan, functions and values shall be maintained and 
improved, especially protective functions. 
 
At a minimum, any proposed buffer averaging must also meet the following criteria: 

1. The buffer area after averaging is no less than that which would be contained within the standard buffer; and 
 
A total of 9,945 square feet will be provided along the northern edge of the standard buffer as 
additional buffer to compensate for the reduction of a total of 4,963 square feet from the 
southern and eastern edges.  This area being proposed as additional buffer will be provided at a 
2:1 ratio of replacement, and will therefore increase the total buffer area associated with Wetland 
A.   
 
2. The buffer width shall not be reduced by more than twenty-five percent at any one point as a result of the buffer 
averaging. 
 
After the proposed averaging, buffer width will be greater than 75 percent of the standard buffer 
requirement in all locations. 
 
 
4.0 WETLAND FUNCTIONS AND VALUES ASSESSMENT 
 
4.1 METHODOLOGY 
 
The methodology for this functions and values assessment is based on professional opinion 
developed through past field analyses and interpretation.  This assessment pertains specifically to 
the on-site wetlands, but is typical for assessments of similar systems common to western 
Washington. 
 
 
4.2 FUNCTIONS AND VALUES COMPONENTS 
Wetlands in western Washington perform a variety of ecosystem functions.  Included among the 
most important functions provided by wetlands are stormwater storage and flood flow 
attenuation, water quality improvement, and fish and wildlife habitat. An assessment of these 
functions for the project site is provided below. 
 
 
4.3 EXISTING CONDITIONS 
 
4.3.1 Wetland A 
This on-site Category III wetland is a medium-sized, multi-strata, scrub-shrub and forested 
wetland.  The dominance of native vegetation, some minor interspersion of vegetative structure, 
and the presence of a few special habitat features, such as downed logs or snags, results in this 
wetland providing moderate quality wildlife habitat as a whole.   
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Depressional wetland areas, such as this, provide flood reduction functions by sequestering 
surface flows during storm events, thereby reducing the rate of hydrologic input downstream. By 
providing storage of stormwater, depressions attenuate surface flows, thus allowing floodwaters to 
reach downstream waterways over a protracted time period.  The heights of downstream water 
levels are thereby reduced, decreasing over-bank flooding in urbanized areas.  Depressional 
wetlands also improve water quality by allowing sediment to settle out of the sequestered 
stormwater due to the reduction in flow velocity.  This sediment is often ionically bonded to 
pollutants such as phosphorous.  Wetland A is primarily seasonally flooded, with an area along 
the boundary of the wetland that only ever becomes saturated.  Seasonally ponded depressional 
areas provide the afore mentioned functions most effectively because of their ability to contribute 
live storage.  In contrast, dead storage (such as in permanently ponded areas) does not provide 
storage for floodwaters, as these areas are already at hydrologic capacity.   
 
 
4.4 POST MITIGATION FUNCTIONS AND VALUES 
 
Proposed Protections 
Wetland A is to be protected in perpetuity with an averaged buffer as part of the proposed 
development.  Currently, this wetland provides a moderate level of functions and values. 
Through the proposed buffer averaging, the buffer associated with Wetland A will be increased 
with additional buffer of similar quality as that being reduced.  This will be sufficient to preserve 
the functions and values, meeting the requirements of MMC 20.05.080(D) for wetland 
protection.  The increase in total on-site buffer area may, in fact, provide a functional lift to the 
protective functions.  No direct impacts to Wetland A are proposed. 
 
Pursuant to MMC 20.05.070(D), permanent metal or wood signage will demarcate the outer 
perimeter of the critical area buffer.  Signs shall be worded as follows: 
 

Protection of this natural area is in your care. 
Alteration or disturbance is prohibited. Please call the city of Monroe for more information. 

 
 
Expected Functions and Values 
Given that buffer will be increased with areas of similar quality, and that no impacts are 
proposed within the critical area, there is expected to be no significant functional loss to Wetland 
A.  
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4.0 USE OF THIS REPORT 
 
This Critical Area Study is supplied to Chain Lakes Estates LLC as a means of determining on-
site critical area conditions as required by the City of Monroe during the permitting process.  
This report is based largely on readily observable conditions and, to a lesser extent, on readily 
ascertainable conditions.  No attempt has been made to determine hidden or concealed 
conditions. 
 
The laws applicable to wetlands are subject to varying interpretations and may be changed at 
any time by the courts or legislative bodies.  This report is intended to provide information 
deemed relevant in the applicant's attempt to comply with the laws now in effect. 
 
The work for this report has conformed to the standard of care employed by wetland ecologists.  
No other representation or warranty is made concerning the work or this report, and any implied 
representation or warranty is disclaimed. 
 
Wetland Resources, Inc. 

  
Scott Walters  
Associate Ecologist  
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US Army Corps of Engineers                      Western Mountains, Valleys, and Coast – Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 

Project/Site: 

     

 City/County: 

     

   Sampling Date:

     

  

Applicant/Owner: 

    

   State: 

     

   Sampling Point: 

     

    

Investigator(s): 

     

   Section, Township, Range: 

     

  

Landform (hillslope, terrace, etc.): 

     

    Local relief (concave, convex, none): 

     

    Slope (%): 

     

     

Subregion (LRR): 

     

    Lat: 

     

    Long: 

     

     Datum: 

     

  

Soil Map Unit Name: 

     

   NWI classification: 

     

  

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  

Are Vegetation 

     

, Soil 

     

, or Hydrology 

     

  significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  

Are Vegetation 

     

, Soil 

     

, or Hydrology 

     

 naturally problematic?             (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 

Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  

 
Is the Sampled Area 
within a Wetland?                   Yes    No  

Remarks: 

     

 

 

VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 

     

)  % Cover    Species?    Status    

1. 

     

   

     

   

     

    

     

  

2. 

     

   

     

   

     

    

     

  

3. 

     

   

     

   

     

    

     

  

4. 

     

   

     

   

     

    

     

  

                                                                                                

     

     = Total Cover 
Sapling/Shrub Stratum   (Plot size: 

     

) 

1. 

     

   

     

   

     

    

     

  

2. 

     

   

     

   

     

    

     

  

3. 

     

   

     

   

     

    

     

  

4. 

     

   

     

   

     

    

     

  

5. 

     

   

     

   

     

    

     

  

                                                                                                

     

     = Total Cover 
Herb Stratum   (Plot size: 

     

) 

1. 

     

   

     

   

     

    

     

  

2. 

     

   

     

   

     

    

     

  

3. 

     

   

     

   

     

    

     

  

4. 

     

   

     

   

     

    

     

  

5. 

     

   

     

   

     

    

     

  

6. 

     

   

     

   

     

    

     

  

7. 

     

   

     

   

     

    

     

  

8. 

     

   

     

   

     

    

     

  

9. 

     

   

     

   

     

    

     

  

10. 

     

   

     

   

     

    

     

  

11. 

     

   

     

   

     

    

     

  

                                                                                                

     

     = Total Cover 
Woody Vine Stratum   (Plot size: 

     

) 

1. 

     

   

     

   

     

    

     

  

2. 

     

   

     

   

     

    

     

  

                                                                                                

     

     = Total Cover 
% Bare Ground in Herb Stratum 

     

   

Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    

     

     (A) 
 
Total Number of Dominant    
Species Across All Strata:     

     

    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    

     

    (A/B) 
 

Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species 

     

    x 1 = 

     

  

FACW species 

     

    x 2 = 

     

  

FAC species 

     

    x 3 = 

     

  

FACU species 

     

    x 4 = 

     

  

UPL species 

     

    x 5 = 

     

  

Column Totals:  

     

   (A)   

     

   (B) 

         Prevalence Index  = B/A =  

     

  
Hydrophytic Vegetation Indicators:  

  Rapid Test for Hydrophytic Vegetation 

  Dominance Test is >50% 

  Prevalence Index is ≤3.01 

  Morphological Adaptations1 (Provide supporting 
            data in Remarks or on a separate sheet) 

  Wetland Non-Vascular Plants1 

  Problematic Hydrophytic Vegetation1 (Explain) 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 

Hydrophytic  
Vegetation 
Present?                 Yes     No  

Remarks: 

     

 

 

Sky View Ridge City of Monroe 12/15/2014

Rick Hanson WA S1

Scott Walters and Andrea Bachman S36, T28N, R6E

depression none <5%

A 47.876937 -121.972463 WGS 84

Tokul Gravelly Medial Loam, 0 to 8 percent slopes none

✔

✔

✔

✔

✔
✔

5 meter

Alnus rubra 10 Y FAC

Malus fusca 5 Y FACW

15
3 meter

Rubus spectabilis 60 Y FAC

Rubus armeniacus 40 Y FACU

100
1 meter

Carex obnupta 15 Y OBL

15

5

5

100%

0

0

0

0

0

0 0

✔

✔
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US Army Corps of Engineers                      Western Mountains, Valleys, and Coast – Version 2.0 

SOIL    
                                                   Sampling Point: 

     

  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 

  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)   Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1) (except MLRA 1)   Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)   Loamy Gleyed Matrix (F2)   Other (Explain in Remarks) 
  Depleted Below Dark Surface (A11)   Depleted Matrix (F3) 
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 3Indicators of hydrophytic vegetation and 
  Sandy Mucky Mineral (S1)    Depleted Dark Surface (F7)      wetland hydrology must be present, 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      unless disturbed or problematic. 

Restrictive Layer (if present): 
     Type:________________________________ 
     Depth (inches):________________________ 

 

 

Hydric Soil Present?     Yes     No  
Remarks: 

     

 

 

 

 

HYDROLOGY 
Wetland Hydrology Indicators:   

Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 

  Surface Water (A1)   Water-Stained Leaves (B9) (except MLRA   Water-Stained Leaves (B9) (MLRA 1, 2, 
  High Water Table (A2)             1, 2, 4A, and 4B)             4A, and 4B) 
  Saturation (A3)   Salt Crust (B11)   Drainage Patterns (B10) 
  Water Marks (B1)    Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Sediment Deposits (B2)    Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Drift Deposits (B3)    Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Algal Mat or Crust (B4)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Iron Deposits (B5)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Surface Soil Cracks (B6)   Stunted or Stressed Plants (D1) (LRR A)   Raised Ant Mounds (D6) (LRR A) 
  Inundation Visible on Aerial Imagery (B7)   Other (Explain in Remarks)   Frost-Heave Hummocks (D7) 
  Sparsely Vegetated Concave Surface (B8) 

Field Observations: 
Surface Water Present? Yes     No      Depth (inches): 

     

    

Water Table Present?  Yes     No      Depth (inches): 

     

    

Saturation Present?    Yes     No      Depth (inches): 

     

    
(includes capillary fringe) 

 
 
 
Wetland Hydrology Present?    Yes     No  

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 

     

 

 
Remarks: 

     

 

 

S1

0-8 10YR 2/1 100 - - - - Grv Sa Lo saturated

8-18+ 10YR 4/2 95 10YR 4/4 5 C M Si Lo saturated

✔ ✔

✔

✔

✔

✔

✔ 0 ✔
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US Army Corps of Engineers                      Western Mountains, Valleys, and Coast – Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 

Project/Site: 

     

 City/County: 

     

   Sampling Date:

     

  

Applicant/Owner: 

    

   State: 

     

   Sampling Point: 

     

    

Investigator(s): 

     

   Section, Township, Range: 

     

  

Landform (hillslope, terrace, etc.): 

     

    Local relief (concave, convex, none): 

     

    Slope (%): 

     

     

Subregion (LRR): 

     

    Lat: 

     

    Long: 

     

     Datum: 

     

  

Soil Map Unit Name: 

     

   NWI classification: 

     

  

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  

Are Vegetation 

     

, Soil 

     

, or Hydrology 

     

  significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  

Are Vegetation 

     

, Soil 

     

, or Hydrology 

     

 naturally problematic?             (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 

Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  

 
Is the Sampled Area 
within a Wetland?                   Yes    No  

Remarks: 

     

 

 

VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 

     

)  % Cover    Species?    Status    

1. 

     

   

     

   

     

    

     

  

2. 

     

   

     

   

     

    

     

  

3. 

     

   

     

   

     

    

     

  

4. 

     

   

     

   

     

    

     

  

                                                                                                

     

     = Total Cover 
Sapling/Shrub Stratum   (Plot size: 

     

) 

1. 

     

   

     

   

     

    

     

  

2. 

     

   

     

   

     

    

     

  

3. 

     

   

     

   

     

    

     

  

4. 

     

   

     

   

     

    

     

  

5. 

     

   

     

   

     

    

     

  

                                                                                                

     

     = Total Cover 
Herb Stratum   (Plot size: 

     

) 

1. 

     

   

     

   

     

    

     

  

2. 

     

   

     

   

     

    

     

  

3. 

     

   

     

   

     

    

     

  

4. 

     

   

     

   

     

    

     

  

5. 

     

   

     

   

     

    

     

  

6. 

     

   

     

   

     

    

     

  

7. 

     

   

     

   

     

    

     

  

8. 

     

   

     

   

     

    

     

  

9. 

     

   

     

   

     

    

     

  

10. 

     

   

     

   

     

    

     

  

11. 

     

   

     

   

     

    

     

  

                                                                                                

     

     = Total Cover 
Woody Vine Stratum   (Plot size: 

     

) 

1. 

     

   

     

   

     

    

     

  

2. 

     

   

     

   

     

    

     

  

                                                                                                

     

     = Total Cover 
% Bare Ground in Herb Stratum 

     

   

Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    

     

     (A) 
 
Total Number of Dominant    
Species Across All Strata:     

     

    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    

     

    (A/B) 
 

Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species 

     

    x 1 = 

     

  

FACW species 

     

    x 2 = 

     

  

FAC species 

     

    x 3 = 

     

  

FACU species 

     

    x 4 = 

     

  

UPL species 

     

    x 5 = 

     

  

Column Totals:  

     

   (A)   

     

   (B) 

         Prevalence Index  = B/A =  

     

  
Hydrophytic Vegetation Indicators:  

  Rapid Test for Hydrophytic Vegetation 

  Dominance Test is >50% 

  Prevalence Index is ≤3.01 

  Morphological Adaptations1 (Provide supporting 
            data in Remarks or on a separate sheet) 

  Wetland Non-Vascular Plants1 

  Problematic Hydrophytic Vegetation1 (Explain) 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 

Hydrophytic  
Vegetation 
Present?                 Yes     No  

Remarks: 

     

 

 

Sky View Ridge City of Monroe 12/15/2014

Rick Hanson WA S2

Scott Walters and Andrea Bachman S36, T28N, R6E

depression none <5%

A 47.876865 -121.972591 WGS 84

Tokul Gravelly Medial Loam, 0 to 8 percent slopes none

✔

✔

✔

✔

✔
✔

5 meter

Thuja plicata 25 Y FAC

Alnus rubra 20 Y FAC

Prunus emarginata 5 N FACU

50
3 meter

Rubus spectabilis 45 Y FAC

Rubus armeniacus 35 Y FACU

Acer circinatum 10 N FAC

90
1 meter

Rubus ursinus 25 Y FACU

Pteridium aquilinum 25 Y FACU

Polystichum munitum 10 N FACU

60

3

6

50%

0 0

0 0

100 300

100 400

0 0

200 700

3.5

✔
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US Army Corps of Engineers                      Western Mountains, Valleys, and Coast – Version 2.0 

SOIL    
                                                   Sampling Point: 

     

  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 

  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)   Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1) (except MLRA 1)   Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)   Loamy Gleyed Matrix (F2)   Other (Explain in Remarks) 
  Depleted Below Dark Surface (A11)   Depleted Matrix (F3) 
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 3Indicators of hydrophytic vegetation and 
  Sandy Mucky Mineral (S1)    Depleted Dark Surface (F7)      wetland hydrology must be present, 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      unless disturbed or problematic. 

Restrictive Layer (if present): 
     Type:________________________________ 
     Depth (inches):________________________ 

 

 

Hydric Soil Present?     Yes     No  
Remarks: 

     

 

 

 

 

HYDROLOGY 
Wetland Hydrology Indicators:   

Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 

  Surface Water (A1)   Water-Stained Leaves (B9) (except MLRA   Water-Stained Leaves (B9) (MLRA 1, 2, 
  High Water Table (A2)             1, 2, 4A, and 4B)             4A, and 4B) 
  Saturation (A3)   Salt Crust (B11)   Drainage Patterns (B10) 
  Water Marks (B1)    Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Sediment Deposits (B2)    Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Drift Deposits (B3)    Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Algal Mat or Crust (B4)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Iron Deposits (B5)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Surface Soil Cracks (B6)   Stunted or Stressed Plants (D1) (LRR A)   Raised Ant Mounds (D6) (LRR A) 
  Inundation Visible on Aerial Imagery (B7)   Other (Explain in Remarks)   Frost-Heave Hummocks (D7) 
  Sparsely Vegetated Concave Surface (B8) 

Field Observations: 
Surface Water Present? Yes     No      Depth (inches): 

     

    

Water Table Present?  Yes     No      Depth (inches): 

     

    

Saturation Present?    Yes     No      Depth (inches): 

     

    
(includes capillary fringe) 

 
 
 
Wetland Hydrology Present?    Yes     No  

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 

     

 

 
Remarks: 

     

 

 

S2

2" Duff 100 - - - - -

0-18 10YR 4/4 100 - - - - Grv Sa Lo slightly moist

✔

✔

✔

✔ ✔

EXHIBIT A; Page 152 of 196 Resolution No. 005/2016; AB16-057



US Army Corps of Engineers                      Western Mountains, Valleys, and Coast – Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 

Project/Site: 

     

 City/County: 

     

   Sampling Date:

     

  

Applicant/Owner: 

    

   State: 

     

   Sampling Point: 

     

    

Investigator(s): 

     

   Section, Township, Range: 

     

  

Landform (hillslope, terrace, etc.): 

     

    Local relief (concave, convex, none): 

     

    Slope (%): 

     

     

Subregion (LRR): 

     

    Lat: 

     

    Long: 

     

     Datum: 

     

  

Soil Map Unit Name: 

     

   NWI classification: 

     

  

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  

Are Vegetation 

     

, Soil 

     

, or Hydrology 

     

  significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  

Are Vegetation 

     

, Soil 

     

, or Hydrology 

     

 naturally problematic?             (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 

Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  

 
Is the Sampled Area 
within a Wetland?                   Yes    No  

Remarks: 

     

 

 

VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 

     

)  % Cover    Species?    Status    

1. 

     

   

     

   

     

    

     

  

2. 

     

   

     

   

     

    

     

  

3. 

     

   

     

   

     

    

     

  

4. 

     

   

     

   

     

    

     

  

                                                                                                

     

     = Total Cover 
Sapling/Shrub Stratum   (Plot size: 

     

) 

1. 

     

   

     

   

     

    

     

  

2. 

     

   

     

   

     

    

     

  

3. 

     

   

     

   

     

    

     

  

4. 

     

   

     

   

     

    

     

  

5. 

     

   

     

   

     

    

     

  

                                                                                                

     

     = Total Cover 
Herb Stratum   (Plot size: 

     

) 

1. 

     

   

     

   

     

    

     

  

2. 

     

   

     

   

     

    

     

  

3. 

     

   

     

   

     

    

     

  

4. 

     

   

     

   

     

    

     

  

5. 

     

   

     

   

     

    

     

  

6. 

     

   

     

   

     

    

     

  

7. 

     

   

     

   

     

    

     

  

8. 

     

   

     

   

     

    

     

  

9. 

     

   

     

   

     

    

     

  

10. 

     

   

     

   

     

    

     

  

11. 

     

   

     

   

     

    

     

  

                                                                                                

     

     = Total Cover 
Woody Vine Stratum   (Plot size: 

     

) 

1. 

     

   

     

   

     

    

     

  

2. 

     

   

     

   

     

    

     

  

                                                                                                

     

     = Total Cover 
% Bare Ground in Herb Stratum 

     

   

Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    

     

     (A) 
 
Total Number of Dominant    
Species Across All Strata:     

     

    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    

     

    (A/B) 
 

Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species 

     

    x 1 = 

     

  

FACW species 

     

    x 2 = 

     

  

FAC species 

     

    x 3 = 

     

  

FACU species 

     

    x 4 = 

     

  

UPL species 

     

    x 5 = 

     

  

Column Totals:  

     

   (A)   

     

   (B) 

         Prevalence Index  = B/A =  

     

  
Hydrophytic Vegetation Indicators:  

  Rapid Test for Hydrophytic Vegetation 

  Dominance Test is >50% 

  Prevalence Index is ≤3.01 

  Morphological Adaptations1 (Provide supporting 
            data in Remarks or on a separate sheet) 

  Wetland Non-Vascular Plants1 

  Problematic Hydrophytic Vegetation1 (Explain) 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 

Hydrophytic  
Vegetation 
Present?                 Yes     No  

Remarks: 

     

 

 

Sky View Ridge City of Monroe 2/19/2015

Rick Hanson WA S3

John Laufenberg S36, T28N, R6E

depression none <5%

A 47.876865 -121.972591 WGS 84

Tokul Gravelly Medial Loam, 0 to 8 percent slopes none

✔

✔

✔

✔

✔
✔

5 meter

Acer macrophyllum 60 Y FACU

Alnus rubra 20 Y FAC

80
3 meter

Rubus spectabilis 80 Y FAC

Sambucus racemosa 20 Y FACU

100
1 meter

Polystichum munitum 5 Y FACU

Athyrium filix-femina 5 Y FAC

10

3

6

50%

0 0

0 0

105 315

85 340

0 0

190 655

3.45

✔
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US Army Corps of Engineers                      Western Mountains, Valleys, and Coast – Version 2.0 

SOIL    
                                                   Sampling Point: 

     

  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  

     

       

     

       

     

     

     

    

     

     

     

     

     

     

     

    

     

  
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 

  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)   Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1) (except MLRA 1)   Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)   Loamy Gleyed Matrix (F2)   Other (Explain in Remarks) 
  Depleted Below Dark Surface (A11)   Depleted Matrix (F3) 
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 3Indicators of hydrophytic vegetation and 
  Sandy Mucky Mineral (S1)    Depleted Dark Surface (F7)      wetland hydrology must be present, 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      unless disturbed or problematic. 

Restrictive Layer (if present): 
     Type:________________________________ 
     Depth (inches):________________________ 

 

 

Hydric Soil Present?     Yes     No  
Remarks: 

     

 

 

 

 

HYDROLOGY 
Wetland Hydrology Indicators:   

Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 

  Surface Water (A1)   Water-Stained Leaves (B9) (except MLRA   Water-Stained Leaves (B9) (MLRA 1, 2, 
  High Water Table (A2)             1, 2, 4A, and 4B)             4A, and 4B) 
  Saturation (A3)   Salt Crust (B11)   Drainage Patterns (B10) 
  Water Marks (B1)    Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Sediment Deposits (B2)    Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Drift Deposits (B3)    Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Algal Mat or Crust (B4)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Iron Deposits (B5)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Surface Soil Cracks (B6)   Stunted or Stressed Plants (D1) (LRR A)   Raised Ant Mounds (D6) (LRR A) 
  Inundation Visible on Aerial Imagery (B7)   Other (Explain in Remarks)   Frost-Heave Hummocks (D7) 
  Sparsely Vegetated Concave Surface (B8) 

Field Observations: 
Surface Water Present? Yes     No      Depth (inches): 

     

    

Water Table Present?  Yes     No      Depth (inches): 

     

    

Saturation Present?    Yes     No      Depth (inches): 

     

    
(includes capillary fringe) 

 
 
 
Wetland Hydrology Present?    Yes     No  

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 

     

 

 
Remarks: 

     

 

 

S3

0-2 10YR 3/2 100 - - - - Grv moist

2-18 10YR 3/4 100 - - - - Grv slightly moist

✔

✔

✔

✔ ✔
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VICINITY MAP

TRANSMISSION LINE ESMT. AFN'S 492307 & 504886 (NO 

UTILTIY EXIST W/IN EASEMENT)

TRANSMISSION LINE ESMT. AFN'S 492307 & 504886 (NO 

UTILTIY EXIST W/IN EASEMENT)
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