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ADAMS, JOHNSON & DUNCAN, INC,, P.S.

A Professional Service Corporation
LAWYERS
BANK OF AMERICA BUILDING, SUITE 616
THOMAS D. ADAMS 1604 HEWITT AVENUE TELEPHONE: (42%) 339-8556
da@adamslaw.cc EVEREIT, WASHINGTON 98201 FACSIMILE: (425) 339-2353
September 11, 2006
Transmitted by Fax (206) 264-9300

Mis. Jennifer A. Dold

Attorney at Law

Bricklin Newrman Dold, LLP

1001 Fourth Avenme, Suite 3303

Seattle, WA 98154
Re: Panther Lake
Dear Jennifer;
I received Mr. Latta’s report by e-mail this morning and am faxing a copy of it
to you. I expect to receive a signed copy later today. I understand that you intend to
object to the report and, for that reason, I did not plan on providing a copy of it to you.

However, it was my original intent to share with you all of the information we have
gathered. I think that remains the appropriate course of action.

Even if the Examiner excludes the written report, Mr. Latta will be entitled to

testify to everything that is in the report and he will be able to refer to the exhibits
which were previously provided to you.

_/%gl—umoﬁzs,
Thomas D. Adams
TDA/dd

Attachment:  Neil Latta Report

o Clients
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REPORT

ALTERNATIVE BUILDING SITES INVESTIGATION

PANTHER LAKE RIDGE
RURAL CLUSTER SUBDIVISION
(PFN: 04-112029)

PORTION OF SEC. 3, TWN. 28N, RG. 6E, W.M.,
SNOHOMISH COUNTY, WA

AUGUST 20, 2006

Prepared for:
Cimarron West LLC

13823 80th Street SE
Snohomish, WA 98290

Prepared by:
WEB Engineering Ltd

149 West Kellogg Road,
Bellingham, WA 98226
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August 20, 2006

Cimarron West L1LC

138

23 80” Street SE

Soohomish, WA, 98290

Ain:  Mr. Wayne Felstad

Re:  Report - Alternative Building Sites Investigation
Panther Lake Ridge Rural Claster Snbdivision, Snchomish, Washington
Praject File No. 64-112029

Dear Mr. Fjelstad,

WEB Engincering Litd (WEB) is pleased to present this report regarding our altemative building sites
investigation for the above referenced project.

PURPOSE AND SCOPE OF SERVICES

The purpose of our investigation was to review and evaluate information regarding the proposed Rural
Cluster Subdivision {RCS) as necessary in vrder to conduct a full and detailed analysis of available sites

for

proposed building lots on the subject property pursuent to Snohomish County Council Motion No.

06-282 dated June 28, 2006.

The scops of our services generally included the following items:

1.

2.

Reviewed Snohomish County Council Motion No. 06-282 (motion remanding the Panther Lake
Ridge subdivision application to the Hearing Examiner for Additional Proceedings).

Preformed site visits to the subject property and the serrounding adjacent properties on August ¢ and
Aungust 24, 2006.

Walked the extent of the subject property to review existing conditions and to photograph the site
from various locations.

Reviewed the exhibit prepared by Harmsen and Associates Inc titled “Site Layour Plan” dated
August 8, 2006 which illusteates the subject property and suprounding area topography, property
boundaries, and the RCS proposal.

Reviewed the letter prepared by Jim McDanicl, PLE of Harmsen and Associates Inc titled “West
Ridge and East Ridge Elevation Summary” dated August 17, 2006.

Reviewed the report prepared by Wetand Resources Inc titled “Critical Area Study, Wetland
Mitigation Plan, and Habitat Management Plan for Panther Lake Ridge” (Revision 6 dated July 15,
2005).

Reviewed the report prepared by GeoEngineers Inc titled “Geotechnical Engineering Services
Report —- Panther Lake Ridge™ dated Tuly 6, 2004,

149 West Kellogg Read, Bellingham, WA 95226 Tek: (360 671-7002

Fax: (360) 671-708%
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8,

H.

Reviewed the letter prepared Bruce A. Straughn, R.S., Senior Sanitarian of the Snokomish Health
District titled “Preiliminary Plat of Panther Lake Ridge, File # 03-101951, Property Tax Accosnt
Numnber: 280603 001 003/00400” dated May 17, 2004.

Reviewed the soil log report (Snohomish Health District Request for Plat Review) prepared by David
Mitchell of Mitchell Septic Inc dated June 16, 2005,

Reviewed the letter prepared by David Mitchell of Mitchell Septic Inc titled *“Site and sails review
conducted July 8 2005 with the Snohkomish Health District on a portion of parcel number
28060300100400 west of transmission. line easement; Panther Lake Ridge Plat: PFN: 04-112029;

 Mitchell Septic Inc job No 203117 dated July 11, 2005,

11.

12

i3
i4.

15,

i6.

17
18.

Reviewed the letter prepared Bruce A. Straughn, R.S., Senior Sanitarian of the Snchomish Health
District titled “Proposed Plat Panther Lake Ridge, Snohomish County PDS File # 04112029 dated
Fuly 12, 2008.

Reviewed the subject property and surrournding area topography as mapped and published by the
1.8, Geological Survey (Snohomish, Wash NE % Everett 15 degmee Quadrangle, USGS).

Reviewed agrial photographs and site data derived from Snchomish County GIS.

Prepared a base map of the subject property existing condition based on topographic and boundary
survey information provided by Harmsen and Associates Inc.

Prepared successive mapping overlays of the subject property depicting and defining areas that are
not available for developing buikling Iots on the subject property.

Prepared an overview base map of the subject property in context of the surrounding area based on
USGS topographic mapping to illusirate ridgelines and other prominent topographic features visible
to adjacent and vicinity projects.

Performed engineering analyses, as pecessary, in support of our conchusions,

Prepared a summary brief of our findings and conclusions as they specifically pertain o remand
Motion 056-282 as to whether any building sites are available other than sites located on ridgelines or
other prominent topographic features visible to adjacent and vicinity properties.

EXISTING SITE CONDITIONS

Topography

» The approximate 107 Ac subject property is located to the west of 1637 Avenue SE and north of
Three Lakes Road within Section 3 Fownship 28 North, Range 6 East, WM., in Snohomish
County, Washington.

» The site topography is generally characterized by two distinet and prominent parallel ridges
oriented in o southeast to northwest direction. These ridges are separated by a central valley low
land area which contains several repulated wetland and stream critical areas.

» The central low land arez of the site is situated at an elevation of approximately 460 ft which
completely traverses the subject property from s north to south boundaries.

* The Western Ridge rises above the central jow land area to an elevation of approximately 520 fi,
and then descends 1o the west off site. The base of Western Ridge slope (i¢. toe of ridge slope
adjacent to the central portion of the subject property) terminates directly adiacent to a stream
channel and large wetland area that drains offsite to the north,

* The Bastern Ridge riscs above the central low land area to an elevation ranging from approximately
530 ft to 560 ft, and then descends to the east toe of slope which terminates adjacent to another
large wetland area that extends off site. A 300 ft wide power line easement traverses the western
siope of the East Ridge. '

s Figare 1: Vicinity Map illustrates the location of the subject property and clearly defines the site
topography in relationship 10 the swrronmnding area topography.

WEB Bngincering Lid 2 WEB File: 06193
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Figure 6: Ridge Arcas (Prominent Topographic Features) illustrates the iocation of the western
and eastern ridges fraversing the subject property. This figure aiso defines the top and toe of siope
locations that define each ridge.

Critical Area Wetlands and Streams

*

Wetland Resources Inc conducted a wetland delineation and site survey identifying jurisdictional
wetlands between June 2003 and June 2005 {refer to revised report titled “Critical Area Study,
Wetland Mitigation Plan, and Habitat Management Plan for Panther Lake Ridge™ dated July 15,
2005).

Seventeen separate wetlands (labeled Wetlands A - Q) and three streams (labeled Steam A - C)
were identified on the site. Each wetland and stream was classified in accordance with Snohomish
County Critical Area Regulations (CAR), Chapter 30.62, with assigned protective buffer areas
measured from their delineated edges.

Regulated wetiands and their buffers are designated collectively as Native Growth Protection Areas
(NGPAs). These areas are required to be left permanently uadistirbed in a substantiaily patural
state apd in which no clearing, grading, filling, building construction or placement, or road
construction is ailowed.

The central low land area of the subject property situated between the West and East Ridges
includes a large Category 1 wetland (Wetland F} as well as a Type 3 Stream (Stream B). These
features represent very significant (highest quality) critical areas based on CAR rating systems that
mnst be left permanently undisturbed. The wetland, stream, and buffer setback areas in this central
portion of the subject property are not available for developing building sites.

The western slope of the East Ridge includes several wetland areas (Category 1 and 3 wetiands)
dispersed throughout. The wetland and buffer setback areas in this portion of the subject property
are not avaitable for developing building sites.

E.P.A transmission power lines rovte across the entire extent of the site in a southeast to northwest
direcion with an associated 300 ft wide easement. The 300 ft wide easement area within the
subject property acea is not zvailable for developing building sites.

Figure 2: Existing Conditions Base Map illustrates the subject property boundaries, site features
{BPA power lines, home site area), topographic contours, and all wetland and stream: critical areas
with their designated protective buffer areas, This figure serves as a base for overlay maps of the
remaining areas not available for developing building sites as described below.

RURAL CLUSTER SUBDIVSION (RCS} DESIGN CONSIDERATIONS & REQUIRMENTS

RCS Perimeter and Cluster Buffers

SCC 30.41C.200 (11) states “Each rurai cluster subdivision or short subdivision shall be divided
into physically separated clusters with a maximum of 30 residential lots per cluster. The
minimum physical separation shall conxist of a buffer of wind resistant native vegetation with an
average width of 75 feet and a minimuam width of 50 feet”.

Perimeter and cluster buffer areas are designated as restricted open space and therefore are not
available for developing building sites.

The RCS design proposal by Harmen and Associates Inc includes perimeter and cluster boffers
as restricted open space in accordance with SCC 30.41C.200 (11).

WEB Engincering Ltd 3 WEB File; 06193
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*

In the event that a lot cluster was to be proposed located to the west of the B.P.A. power line
gasement, an internal cluster puffer would be required adjacent to this easement for the following
1E2E0NS:

o SCC30.41C.200 (11) requires that “... The minimum pkysical separation shall consist of
a buffer of wind resistant native vegetation...”

o The BPA casement alone does not satisfy the buffer code requirement as this atea is
routinely cleared of vegetation as part of the general maintenance program for the power
facility.

o A buffer of wind resistant native vegetation would be required in a restricted open space
buffer area outside of and adjacent to the BPA easement.

Figare 3: RCS Perimeter and Choster Buoffers Map — Usilizing the Existing Conditions Base
Map, this figure introduced an overlay of the a minimum S0 ft buffer area around the perimeter of

. the property, and a contingent 75 # average cluster buffer adjacent to the power line casernent (west

side) in the event that a lot cluster were to be proposed to the west of the B.P.A. power line
casement.

On Site Septic Soils Investigation (Mitchell Septic Inc)

SCC 30.41C.200 (14) states “Rural cluster subdivision or short subdivision shall not be severed
by public sanitary sewers unless the Snohomish Health District requires the development to
connect to a public sewer system to protect public health”.

This project will not be served by public sewer therefore Sachomish Health District (SHD)
review and preliminary plat approval is required.

Bruce A. Straughn, R.S., Senior Sanitarian of the SHD provided written comments dated May
17, 200 that a preliminary site/soil review was conducted by SHD staff and they recommended
preliminary plat approval.

An additional on-site soils investigation was completed by Mr. David Mitchell of Mitchell Septic
Inc in the “Area under Review” (i.c. portion of parcel number 28060300100400 west of
transmission line easement ares). A Site Qverview Map with soil logs documenting this
investigation dated June 16, 2005 was submitted to the Snohomish Health District for review.
The investigation concluded that “area under review” was not suitable for on-site sewage
disposal due to shallow soils and proximity to surface water and therefore septic system design
applications would not be approved by the SHD.

Figure 4: Areas Unsuitable for Septic (Per On-Site Soils Investigation) - In additien to the
areas defined in Figure 3, this map overlays additional areas delineated as not available for
developing building sites due to soils of insufficient depth or in close proxitmity o surface water for
on-site sewage disposal.

On Site Septic Soils Review (Snohomish Health Disgrict)

Snohomish Health District staff condocted a site and soils review of the “Area under Review”
(i.e. portion of parcel number 28060300100400 west of transmission line easement area) with
Mr. David Mitchell on July 8, 2005,

Bruce A. Straughn, R.S,, Senior Sanitarian of the SHD provided written cormments dated July 12
2005 that stating that he concurs with the statements and conclusions of Mr. Mitchell concerning
the inadequacy of the area for on-site sewage disposal.

Figure 5: Areas Unsuitable for Septic (Per SHD Site Review) ~ In addition to the areas defined
in Figure 4, this map overlays the minor remaining areas mapped by Mitchell Septic Inc within the

WEB Engincering Ltd 4 WEB File: 06193
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“Area under Review” delineated as not available for developing building sites due to soils of
insuificient depth ar in close proximity to snrface water for on-site scwage.

Ridge Areas {Prominent Topographic Features)
« The final sentence of SCC 30.41C.200 (15) states “... Individual clusters shall not be located on

ridgelines and other prominent topographic features visible to adjacent and vicinity properties
when other locations are avaslable™. '
Promiuent topographic feamres on site that are visible w adjacent and vicinity properties were
delineated based on the following information:

o Review of the project topographic survey data provided by Harmsen and Associates Inc,

o Review of the subject property and surrounding arez topopraphy as mapped and
published by the U.S. Geological Survey (Snohomish, Wash NE % Bverett 15 degree
Quadrangle, USGS),

o Review of the subject propenty and surrounding area via aerial photographs, contour
mapping, and site data derived from Snohomish County GIS,

o Driving to accessible areas surrounding the subject property 1 view the site from adjacent
and vicinity properties,

o Walking the subject property to physically verify and conclude the existence of
prominent topographic features a5 mapped by others.

Figure 6: Ridge Areas (Prominent Topographic Features) illustrates the location of the westem
and eastern ridges traversing the sabject property, and identifies the top and toe of slope Iocations
that define each ridge. In addition to physical elevation topography, critical area wetland and
streams areas axe shown as they also can be defined as prominent featares.

SUMMARY OF FINDINGS AND CONCLUSIONS

Based on our analysis of all appropriate sites for building lots on the subject property to determine whether
it is feasible for lots to be placed at sites other than on a ridgeline or other prominent topographic features
visible to adiacont and vicinity properties, we summarize the following findings:

i

The site topography is defined by two distinct and prominent parallel ridges oriented in a southeast
to northwest direction (West and East Ridges). These ridges, separated by a central valley low land
area, are clearly prominent topographic features, visible to adjacent and vicinity properties.

'The central low land area situated between the West and East Ridges includes significant high
quality critical areas that mwst be left permaneatly undisturbed. The wetland, stream, and buffer
setback areas in this central portion of the subject property are not available for developing building
sites,

The western siope of the Bast Ridge includes namerous wetland eritical areas dispersed throughout,
The wetland and buffer setback areas in this portion of the subject property are not available for
developing building sites.

The 300 ft wide B.P.A transmission power line easement that routes across the entire extent of the
site in a southeast to northwest direction is not available for developing building sitex.

Perimeter and cluster buffer areas are designated as restricted open space and therefore are not
available for developing building sites,

On-site soil investigations completed by Mitchell Septic Inc in the “Area under Review” (i.e.
porticn of parce]l number 28060300100400 west of transmission line casement area} concluded
that this area is not suvitable for on-site sewage disposal due to shallow soils and proximity to

WEB Eagincering Lid 3 WEB File: 06193
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suzrface water and therefore septic system design applications would not be approved by the

SHD.
7. Bruce A. Straughn, R.S., Senior Sanitarian of the SHID provided writien comments stating that he

concurs with the statements and conclusions of Mr. Mitchell concerning the inadequacy of the
“Area under Review” for on-site sewage disposal.

Please refer to Figure 7 titled Composite Overlay Sommary which provides an overview of the entire
subject property area.

In conclusion, Snohomish County Council Motion No. 06-282 determined that “the sole issue on remand
is whether any building sites are available other than sites located on ridgelines or other prominent
topographic features visible to adjucent and vicinity properties”. Based on our analysis and summary of
findings noted above, it is clearly demonstrated that there are no other building sites available within the
subject property other than on a ridgeline or other prominent topographic features visible to adjacent and
vicinity properties.

We trust that this report with supporting information and exhibits adequately addresses the issues
pertaining to available building sites cn the subject property withia the context of Snohomish County
Couneil Mation No. 06-282. If you have any guestions, or require additional clarification, please do not
hesitate 10 contact me at (360) §71-7002.

Sincerely,

WEB Engineering L4d

Neil A. Lata, P.E.
Principal Engineer

'WEB Engincerimg hLid 6 WEB File: 06123
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*  Resume of Neidl Latta, PE (Principal Engineer, WEB Engineering Lid)
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Figure 3: Overlay Map A~ Rural Cluster Subdivision Pesimeter & Cluster Buffers
Figure 4: Overlay Map B - Areas Unsuituble for Septic (Per On-Site Soils Investigation)
Figure 5: Overlay Map C ~ Areas Unsuitable for Scptic (Per Snobomish County Health District Site Review)
Figure &: Gverlay Map D — Ridge Areas (Promineat Topographic Features)
Figure 7: Overlay Map B — Composite Overlay Summary

WES Engineering Ltd 7 WEB File: 06193



Sep 11 OB 10:52a Adams, Johnson, & Duncan {425)339-23583

‘Report — Altermative Building Sites Investigation {Panther §ake Ridge RGS, Snohomish, WA) Augus, 2008
Appendix I:
SUPPORTING INFORMATION
WER Englneerng Ltd. 'pm;m#oma

.11



Sep 11 0B 10:52a Adams, Johnson, & Juncan (42531338-23583 p.12
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Appendix II:
FIGURES

Figure 1: Vicinity Map

Figure 2: Existing Conditions Base Map

Figure 3: Overlay Map A — Rural Cluster Subdivision Perimeter & Cluster Buffers
Figure 4: Overlay Map B — Areas Unsuitable for Septic (Per On-Site Soils Investigation)

F igure 5: Overiay Map C — Areas Unsuitable for Septic (Per Snohomish County Health
District Site Review)

Figure 6: Overlay Mup D — Ridge Areas (Prominent Topographic Features)

Figure 7: Overlay Map E — Composite Overlay Summary
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