
 

 

NOTICE OF LAND USE DECISION 
 
 
PERMIT REQUEST: Preliminary Short Subdivision  
 
FILE NUMBER:  SHP 24-0001 
 
APPLICANT:  Cliff Low 
 Mirrormount, LLC 
 
LOCATION: The subject property is located at 31628 W Commercial Street and 

identified as Assessor’s Parcel No. 865830-3330. 
 
PROPOSAL: Proposed two (2) lot short subdivision.  
 
DECISION: Approved with conditions (see Planning Department Staff Report with 

Decision signed June 21, 2024). 
 
ISSUANCE DATE: June 21, 2024. 
 
SEPA: Categorically exempt from pursuant to WAC 197-11-800(6)(d). 
 
APPEAL PROCEDURE: The applicant for a project permit, owner of property to which a project 

permit decision is directed, and/or any other person aggrieved or adversely 
affected by the decision on a Type I or II permit may appeal a final decision 
by filing an appeal for an open record appeal hearing before the Hearing 
Examiner. Said appeal must be filed within fourteen (14) calendar days 
following the date of issuance of this notice of decision. Appeals and the 
appeal fee, if applicable, shall be delivered to the planner or city clerk, as 
prescribed by Section 15.11.010, by mail or personal delivery before 5:00 
p.m. on the last business day of the appeal period.  A notice of the appeal 
must be filed with the City of Carnation Planning Department at 4621 Tolt 
Avenue, Carnation Washington by 5:00 P.M. on July 5, 2024 and must be 
accompanied by a filing fee of $780.00.  A Statement of Appeal shall identify 
the decision being appealed, the grounds for appeal and the facts upon 
which the appeal is based.   

 
Affected property owners may request a change in valuation for property tax purposes. 
 
For more information, contact Tim Woolett, City Planner, at 425-333-4192 or 
timw@carnationwa.gov.   
 
 
 

mailto:timw@carnationwa.gov
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CITY OF CARNATION 
FINDINGS, ANALYSIS, CONCLUSIONS, AND DECISION 

PRELIMINARY SHORT SUBDIVISION APPLICATION NO. SHP24-0001 
 
APPLICANT: Cliff Low 
Property Owner: Mirrormount LLC 
 815 4th Avenue NW 
 Issaquah, WA  98027 
 

PROPOSAL 
 
Proposed Development: A proposed two lot short subdivision of a 12,600 square foot lot in the R6 zone 
at 31268 W Commercial Street, Carnation, Washington. Proposed Lot 1 would be approximately 7,600 
square feet in area and proposed Lot 2 would be approximately 5,000 square feet in area. The proposed 
lots would be served by city water and sewer services.  The property is currently developed with a two 
story four-unit multifamily apartment building and a detached single-family residence. This proposed 
short subdivision would allow the demolition or relocation of the existing single-family use to proposed 
Lot 2 in a manner consistent with the standards for the R6 zone.  
 
Future permits required:  Future permit requirements may include, but not limited to, building permits, 
clear and grading permit, drainage review, side sewer installation, water installation, and right-of-way 
permits. In any case, all future permitting must be consistent with the City of Carnation standards for 
development in the underlying zone.  
 

FINDINGS 
1. Project History: 

 
This application for preliminary short subdivision was submitted on April 3, 2024, and determined 
complete on April 12, 2024.  
 
Public Notice was issued by mail to property owners within 300 feet on April 24, 2024, published in 
the Snoqualmie Valley Record on April 26, 2024, and posted on the property on April 22, 2024. The 
comment period ran from April 26, 2024, to May 10, 2024. 
 

2. Site Description: 
 
a. Location: The subject property is located at 31628 W Commercial Street, Carnation, 

Washington, and identified as Assessor’s Parcel No. 865830-3330. 
 
b. Size and Description: The subject property is located at the intersection of W. Commercial Street 

and Stewart Avenue.  The 12,600 square foot parcel of property is rectangular shaped with its 
126.81-foot north boundary abutting the W. Commercial Street right-of-way, it’s 100-foot west 
boundary abutting the Stewart Avenue right-of-way, and the property’s 126.69-foot south 
boundary abutting the alley between W. Commercial Street and W. Bird Street.  The property’s 
100-foot east boundary abuts an R6 zoned lot developed with a 1,400 square foot single family 
residence according to King County Assessor’s records (Source: King County iMap).  
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Existing development on the property currently includes a two-story four-unit apartment 
building hereinafter referenced as multifamily building. The multifamily building is 
approximately 2,612 gross square feet in area. There is also small detached single-family 
residence of approximately 530 square feet in area. Both of these buildings are located on the 
west 63 feet of the property. There are two small accessory structures, each of which are 
approximately 80 square feet in area, located approximately 8’8” from the rear property line 
and within approximately 53’ of the east property line. Both accessory structures are proposed 
to be removed.  At a minimum, the westernmost accessory structure will need to be removed 
prior to final short plat approval due to its location on the proposed new lot line which is west 
boundary of proposed Lot 2.  
 
The existing two-story four-unit multifamily apartment building is set back approximately 1.9 
feet from the west property line abutting Stewart Avenue (street side yard setback), 
approximately 27’ 8” from the north property line abutting W. Commercial Street (front yard 
setback), approximately 23’ 3” from the south property line abutting alley (rear yard setback), 
and approximately 90’ 4” from the east boundary line abutting the abutting single family 
residential lot to the east (interior side yard setback). Upon approval the final short plat, the 
multifamily building will be approximately 40’ 4” from its new east boundary line (interior side 
yard setback). The existing detached single-family residence that will be demolished or 
relocated to the proposed new lot is currently setback approximately 5’ from the W. 
Commercial Street right-of-way (front yard setback), approximately 65’ 5” from the east 
property line (interior side yard setback), approximately 11’ 6” from the two story multifamily 
apartment building and 48’ from Stewart Avenue, and approximately 56’ 3” from the alley to the 
south (rear yard setback). This existing detached single family residential structure will be either 
demolished or relocated to the new proposed Lot 2 in a manner that will satisfy all setback 
requirements for the R6 zone.  
 
The existing multifamily building is a lawfully established nonconforming situation by virtue of 
its 1.9-foot setback from Stewart Avenue and its multifamily use in the R6 zone.  The single-
family residence currently has a lawfully established nonconforming 5’ front yard setback which 
will be remedied by its relocation to the newly created proposed Lot 2. These uses/situations 
may be continued as if conforming in pursuant to CMC 15.32.  

 
c. Access: The property will continue to have access available from the alley abutting the south 

(rear yard) property line; however, there is no prohibition of access from the W. Commercial 
Street abutting the north (front) property line. (Reference attached preliminary short plat, 
Exhibit 2).  

 
d. Comprehensive Plan/Zoning Designation: The property is currently zoned Residential 6 (R6) 

which is consistent with the Comprehensive Plan’s “Medium Density Residential” Land Use 
Designation (reference Official Comprehensive Land Use Map on file with the City of Carnation). 

 
The presence and location of the multifamily building and detached single-family residence 
constitute a nonconforming situation pursuant to CMC 15.32; the single-family residence being 
located within the 15-foot front yard setback area, and the multifamily apartment building being 
within the 10-foot street side yard setback area. The current R6 zoning of the property is a 
single-family residential zone and does not allow multifamily development, thus the multifamily 
apartment building having been established in 1918 is also a nonconforming use. The proposed 
short subdivision of the property would partially remedy the nonconforming situation by placing 
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the single-family use on its own parcel in a fashion that satisfies all setback requirements for the 
R6 zone.  
 
The City of Carnation is currently considering a proposed rezone of the property to Residential 
24 (R24) as part of their Comprehensive Plan update. Additional discussion of nonconformance 
is provided further in the Findings, Analysis and Conclusions below. 

 
e. Existing Development: The preliminary short plat and site plan shows that the property is 

currently developed with a two-story four-unit multifamily building of approximately 2,612 gross 
square feet, and a small detached single-family residence of approximately 530 square feet in 
area, both located on the west 63 feet of the property. There are two small (80 square foot) 
accessory structures at the southeast portion of the property.  

 
f. Flood Zone: The subject property is partially within the mapped 100-year floodplain (source: 

King County iMap and FEMA FIRM King County and Incorporated Area Panel 418 of 1725). An 
elevation certificate will be required at time of building permit submittal for the single-family 
residence (ref. FEMA FIRM, Exhibit 6).  
 

g. Critical Areas: There are no known or mapped critical areas on this site; provided that 
frequently flooded areas are considered critical areas under the Growth Management Act but 
are not regulated under the City of Carnation critical areas code [CMC 15.88.112]. All 
development of land mapped as frequently flooded areas is regulated under Chapter 15.64 
CMC. 

 
3. Agency Comments: A request for comment on the proposal was distributed to the parties listed 

below along with their respective response.  
 

a. Building Department/SAFEbuilt: In their comments dated May 20, 2024, the building 
department provided information and requirements relative to building code and occupancy 
requirements, floodplain, fire code, and accessibility which are provided in their correspondence 
provided as Exhibit 3.  Also included with Exhibit 3 are comments placed on the preliminary 
short plat referencing the non-conformance of the existing detached single-family residence and 
the need for its relocation. It should be noted that this approval will require the demolition or 
relocation of the single-family residence prior to the filing of a final short plat.  

 
b. Public Works Department: The Public Works Department had no response to the request for 

comment on this proposal.  
 
c. City Engineer/AHBL:  The City Engineer provided comments dated May 24, 2024 [Exhibit 4], 

providing the following general conditions:   
 

1. All existing and proposed electric, telephone, cable, and communication lines shall be placed 
underground from the existing distribution lines along the W. Commercial Street frontage. [15.60.350 
CMC].   

 
2. Half-street frontage improvements along Stewart Avenue and W. Commercial Street shall be 

constructed. The Public Works Director may also require paving of the alley along the property 
frontage. These improvements shall be constructed or guaranteed prior to final plat approval and 
installed per the City Street and Storm Sewer Standards. [15.56.170 CMC]. 

 
3. Residential driveways shall be installed for each lot per the City Street and Storm Sewer Standards. 
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4. A right-of-way permit is required for work within the City right-of-way [15.60.030 CMC].  An on-site 

pre-construction meeting shall be held before commencing work within the right-of-way. 
 
5. A drainage permit is required for the stormwater management systems if the applicable thresholds 

are exceeded. [15.64.230 CMC]. Design shall be per the requirements of the 2012 DOE Stormwater 
Manual for Western Washington as adopted by the City of Carnation (15.64.170 CMC) and City 
standards including but not limited to: 

a. Preparation of Stormwater Site Plans 
b. Preparation of a Construction Stormwater Pollution Prevention Plan 
c. Source Control of Pollution 
d. Preservation of Natural Drainage Systems 
e. Onsite Stormwater Management through infiltration if feasible (15.64.190 CMC) 

 
6. An application for Clearing, Filling & Grading is required if the total volume of earth moved including 

cut, fill, and regrading exceeds 50 cubic yards [15.40.070 CMC]. A spill prevention and control plan is 
required. 

 
7. A sewer service connection shall be made per City standards to the existing sewer trunkline in the alley 

between W. Commercial Street and W. Bird Street. The proposed lot will require a new valve pit in the 
alley to serve the additional structure. 

 
8. A water service connection shall be made per City standards to the existing 8-inch main in the alley 

between W. Commercial Street and W. Bird Street. 
 
9. Additional requirements as applicable are specified in the standards for land divisions [15.16 CMC], 

the City of Carnation Comprehensive Plan, the Density and Dimensional Regulations [15.48 CMC], the 
Critical Areas Code [15.88 CMC], Shoreline Management [15.92 CMC], the Environmental Policy Code 
[14.10 CMC], and the Public Health, Safety, Welfare, Use and Interest [58.17 RCW]. 

 
d. East Side Fire and Rescue: The East Side Fire and Rescue provided in their email dated May 15, 

2024 [Exhibit 5] that they “do not have any comments or concerns to this review.”  
 

4. Public Comments: There were no public comments received as of the date of this decision.  
 
5. CRITERIA FOR APPROVAL.  Review and preliminary determination for this short subdivision requires 

consistency with the following: 
 
1. The City of Carnation Comprehensive Plan 
2. The standards for land divisions in Chapter 15.16 CMC; 
3. Nonconforming Situations, Chapter 15.32 CMC 
4 The Density and Dimensional Regulations, Chapter 15.48 CMC; 
5. Streets and Sidewalks, Chapter 15.56 CMC; 
6. Utilities, Chapter 15.60 CMC; 
7. Floodways, Floodplains, Drainage, and Erosion, Chapter 15.64 CMC; 
8. Parking, Chapter 15.72 CMC; 
9. The Critical Areas Code, Chapter. 15.88 CMC; 
10. Shoreline Management, Chapter 15.92 CMC 
11. The Environmental Policy Code, Chapter 14.01 CMC; 
12. The Public Health, Safety, Welfare, Use and Interest, Chapter 58.17 RCW. 
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ANALYSIS, FINDINGS AND CONCLUSIONS 
 

1. Conformance with the Comprehensive Plan: 
Staff Finding and Conclusion:  The Comprehensive Plan’s “Medium Density Residential” Land Use 
Designation for the site is consistent with the current Residential 6 (R6) zoning designation 
(reference Official Comprehensive Future Land Use Map on file with the City of Carnation).  
Consistency with the R6 zoning designation is discussed below. 
 

2. Conformance with Chapter 15.16 CMC: This proposed short subdivision is subject to the 
requirements of Section 15.16.050 A - J CMC – Subdivision design for short plats, and 15.16.120 
CMC Preliminary decision.  

 
15.16.080 - Complete application. 
A proposed short subdivision application shall be considered under the zoning and other land use 
control ordinances in effect at the time a fully complete application, pursuant to RCW 58.17.033, is 
filed with the city. 
 
Staff Finding:  An application was submitted on April 3, 2024, and determined complete on April 12, 
2024, after review for consistency with the application requirements of CMC 15.16.050 A through D. 
Pursuant to CMC 15.09.050, an application for preliminary short plat approval shall be processed as 
a Type II permit which is subject to public notice and administrative approval by the City Planner. 
Public Notice was issued by mail to property owners within 300 feet on April 24, 2024, published in 
the Snoqualmie Valley Record on April 26, 2024, and posted on the property on April 22, 2024. The 
comment period ran from April 26, 2024, to May 10, 2024.  
 
Staff Conclusion:  The application for preliminary short subdivision approval was submitted, 
determined complete, and reviewed in accordance with Chapter 15.09 CMC, Local Project Review. 

 
15.16.050 - Subdivision design for short plats.  
Residential short plats are encouraged to incorporate the following design goals in order to promote 
livable neighborhoods that are integrated into existing development.  
 
A. New residential short plats should be designed to integrate with the surrounding 

neighborhood. Wherever possible, new subdivisions should be designed so that individual 
separately designed projects work together to create distinct neighborhoods rather than 
disjointed or isolated enclaves.  

 
Staff Finding:  The proposal is a short subdivision of a previously platted lot within the Tolt Townsite 
Company, Plat of Tolt, according to the Plat thereof recorded in Volume 20 of Plat, Page 43, Records 
of King County. Both proposed lots will front W. Commercial Street and have alley access available 
at the rear property line.  The proposed lots will maintain the orientation of the property as 
currently developed, the surrounding neighborhood, and the original Plat of Tolt. 
 
Staff Conclusion: The proposed short plat has been designed to integrate with the surrounding 
neighborhood.  
 
B. Short plats adjacent to planned or existing parks or other public open spaces should 

maximize visibility and pedestrian access to these areas.  
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Staff Finding:  This proposed short subdivision is not adjacent to a planned or existing park or public 
open space. There is a mapped City Park across Stewart Avenue and approximately 80 feet to the 
north from the proposed short subdivision that is currently undeveloped (ref. City Zoning Map). The 
walking distance between the proposed short subdivision and the nearest entry path to Tolt 
MacDonald Park, a King County Park, is approximately 1,427 feet.  The walking distance to Fred 
Hockert Park, a City of Carnation Park, is approximately 1,155 feet.  
 
Staff Conclusion: The proposed short plat is not adjacent to planned or existing parks or other public 
open spaces but does have pedestrian access to those in the vicinity.  
 
C. Wherever feasible, new public streets and sidewalks should be aligned with and connected 

to those of adjacent developments, in accordance with this chapter and Chapter 15.56 CMC 
Streets and Sidewalks.  

 
Staff Finding: This proposed short plat is a further division of a lot within the Plat of Tolt, will not 
create new public streets or sidewalks, and will maintain alignment with the existing streets and 
sidewalks.  
 
Staff Conclusion: This proposed short plat will not create new public streets or sidewalks and will 
maintain alignment with the existing streets and sidewalks. 
 
D. Wherever feasible, short plats design should provide for pedestrian connectivity with 

adjacent neighborhoods, nearby schools and parks, and to transit within one-fourth mile of 
the proposed subdivision. Any required streets and sidewalks should be designed to provide 
safe and pleasant conditions for pedestrians, the disabled, and cyclists.  

 
Staff Finding:  The proposed lots will continue fronting the right-of-way for W. Commercial Street 
and would maintain the existing lot pattern within the City’s right-of-way grid. As provided above, 
no internal streets or sidewalks are proposed, necessitated, or required of this proposed short 
subdivision. The final short plat will require completed frontage improvements along the property’s 
Stewart Avenue, W. Commercial Street, and alley frontage.  
 
Staff Conclusion: The proposed short plat will maintain pedestrian connectivity with adjacent 
neighborhoods, nearby schools and parks, and street frontages will be improved to current city 
standards. 
 
E. To the extent possible, developments should be configured to face streets and not back up to 

them. Where short plats must back up to existing streets or arterials and a fence is provided, 
a minimum ten-foot landscape buffer shall be required to screen any tall fences. Landscaping 
shall follow the requirements of Chapter 15.76 CMC Screening, Landscaping and Trees.  

 
Staff Finding: Both lots of this proposed short subdivision would front the W. Commercial Street 
right-of-way, thus satisfying this criterion for approval.  
 
Staff Conclusion: The proposed short plat is configured to front the abutting streets and not back up 
to them.  
 
Note:  There is no CMC 15.16.050 F provided in the Municipal Code. 
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G. Single loaded streets (i.e., those with residential development on one side and open space on 
the other) should be used to provide public access and visibility of natural open spaces, 
public parks, or schools, as well as buffering homes from parks and schools. Where single-
loaded streets are both feasible or desirable, other methods that provide similar access and 
visibility may be used, including private streets, bike and pedestrian paths, or the placement 
of private common open space or recreation facilities adjacent to the public open space.  

 
Staff Finding: There are no single loaded streets within the proposed short subdivision; therefore, 
this criterion does not apply.  
 
Staff Conclusion: There are no single loaded streets within the proposed short subdivision; 
therefore, this criterion does not apply. 
 
H. The use of cul-de-sacs should be avoided wherever possible. If cul-de-sacs are necessary, 

pedestrian access and/or bikeway should be provided between private parcels to connect 
with an adjacent cul-de-sac, street, park or open space, if applicable.  

 
Staff Finding: There are no cul-de-sacs proposed; therefore, this criterion does not apply.  
 
Staff Conclusion:  There are no cul-de-sacs proposed; therefore, this criterion does not apply. 
 
I. Alleys may be provided for garage access. Otherwise, individual lots are encouraged to be 

wide enough to accommodate garages at the side or rear of the lot, to minimize the 
appearance of street frontage that is dominated by garages and pavement.  

 
Staff Finding:  The lots within this proposed short subdivision are wide enough to accommodate 
garages at the side or rear of the lot; however, each lot within this proposed short subdivision will 
abut the existing alley right-of-way along property’s rear (south) property line, making alley access 
possible.  
 
Staff Conclusion:  Each lot within this proposed short subdivision abuts the existing alley right-of-
way along property’s rear (south) property line.  
 
J. Perimeter buffers, fences and landscaping may be required when these features mitigate the 

adverse impacts of new subdivisions on adjoining uses that are lower in density.  
 
Staff Finding:  The proposal is a short subdivision of a previously platted lot within the Tolt Townsite 
Company, Plat of Tolt, according to the Plat thereof recorded in Volume 20 of Plat, Page 43, Records 
of King County. The surrounding properties are developed to equal or higher densities, and the 
proposed lots do not expand or deviate from the lot layout, pattern, or features of the original Plat 
of Tolt. Therefore, the proposed short plat will not pose any impacts that require perimeter buffers, 
fences or landscaping as mitigation.  
 
Staff Conclusion: The proposal is a short subdivision of a platted lot and does not deviate from the 
lot layout, pattern, or features of the original plat; therefore, there are no anticipated impacts that 
would require mitigation. 
 
15.16.120 - Preliminary decision.  
A. A written record of decision shall be prepared in each case. The record may be in the form of a 

staff report or other written document and shall indicate whether the application shall be 
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approved, approved with conditions or denied. Pursuant to Chapter 15.09 CMC the city planner's 
decisions shall include any conditions to ensure consistency with the city's development 
regulations based on the following but not limited to:  
1. Conformance with adopted city, county and state rules and regulations in effect on the date 

the complete application was received.  
2. A finding that the preliminary short subdivision makes appropriate provisions for, but not 

limited to, the public health, safety, and general welfare related to dedication of right-of-
way or recreation space, and tracts, easements, or limitations which may be proposed or 
required for utilities, access, drainage controls, sanitation, and water supply and sidewalks 
and other planning features that assure safe walking conditions for students who walk to 
and from school.  

3. A finding that proposed preliminary short subdivision complies with all applicable provisions 
of this title and other adopted regulations and administrative rules.  

 
Staff Finding: Review of the preliminary short subdivision map finds that the proposal would satisfy 
the bulk, density and use requirements of the R6 zone with the exception of the existing two story 
four-unit multifamily building established in 1918 which is a nonconforming situation under the 
current city regulations.  This is discussed in greater detail below under “Nonconforming Situations, 
Chapter 15.32 CMC”.  
 
The proposed lots in this short subdivision are intended to accommodate the multifamily residential 
use (proposed Lot 1) and the detached single family residential use (proposed Lot 2), currently 
situated on a single parcel, to each be on their separate lot.  Each of the proposed lots would 
continue to front the W. Commercial Street public street right-of-way and would satisfy the lot size 
and configuration requirements for the underlying R6 zone. Both lots are within an existing 
residential neighborhood and the proposed lot configuration is consistent with the lot configuration 
requirements for the R6 zone and the existing lot pattern of the neighboring properties. Any future 
development is required to satisfy the applicable requirements of the Carnation Municipal Code. 
Therefore, this proposal would be in conformance with adopted city, county and state rules and 
regulations in effect at the time of this permit submittal.  
 
As conditioned herein the approval of this short subdivision will ensure appropriate provisions for, 
but not limited to, the public health, safety, and general welfare related to dedication of right-of-
way or recreation space, and tracts, easements, or limitations which may be proposed or required 
for utilities, access, drainage controls, sanitation, and water supply and sidewalks and other 
planning features that assure safe walking conditions for the general public. 
 
Staff Conclusion: The findings of consistency with the criteria for approval provided herein 
constitutes a finding that this preliminary short subdivision complies with all applicable provisions of 
this title and other adopted regulations and administrative rules. 
 

15.16.140 - Preliminary short subdivision time limitation.  
A. The city planner's decision shall become final and effective ten calendar days after the 

decision has been mailed, or upon completion of appeals filed pursuant to Chapter 
15.11 CMC.  

B. Short subdivision preliminary approvals shall be valid for thirty-six months. If any 
condition is not satisfied and the final short plat is not recorded within the approval 
period the short subdivision approval shall be null and void. If all conditions have been 
satisfied and all required documents have been submitted within the approval period, 
the department may grant a single extension of up to ninety days to obtain additional 
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information or for the processing and recording of final short plat documents. 
Applicants will have a maximum of thirty days to comply with requests for additional 
information made within the extension period.  

C. All construction and site development activities related to the short subdivision are 
prohibited until the preliminary decision becomes effective or until authorized by any 
plan approval required as a condition of preliminary short subdivision approval.  

 
Staff Finding:  Pursuant to CMC 15.11.020.A.  “Appeal Deadline”, “An administrative appeal of a 
project permit decision must be filed within fourteen calendar days following the date of issuance of 
the notice of decision [Emphasis Added].  Appeals and the appeal fee, if applicable, shall be delivered 
to the planner or city clerk, as prescribed by Section 15.11.010, by mail or personal delivery before 
four-thirty p.m. on the last business day of the appeal period.”  Therefore, the preliminary approval 
of this application will become final and effective fourteen (14) calendar days after the decision has 
been mailed and will be valid for a period of thirty-six (36) months from the date of issuance 
provided herein.  
 
If all conditions have not been completed and a final short plat has not been approved and filed 
within that period of time, the approval will expire and become null and void.  No work shall be 
allowed until fourteen (14) business days after preliminary approval has been granted and notice of 
decision mailed or upon completion of appeals filed pursuant to Chapter 15.11 CMC. No site 
disturbing development activities may commence until such time as all permits related thereto have 
been approved by the City of Carnation.  
 
Staff Conclusion:  This permit approval will become final and effective fourteen (14) days after 
notice of decision has been mailed and will be valid for a period of thirty-six (36) months from that 
date, after which the approval will expire and become null and void. 
 

15.16.730 - Approval of the development proposal.  
A. No final development proposal shall be approved by the department, building permit issued 

for site plans, or certificate of occupancy or other permit issued, until each and all grading, 
paving of the streets, installation of curbs, sidewalks, monuments, sanitary and storm 
sewers, street lights, water mains, street signs and other improvements approved or 
required by the department are installed in accordance with the city standards and approved 
by the city engineer and the director.  

 
Staff Finding:  Prior to final short plat approval, all improvements must be installed to City of 
Carnation standards or as otherwise approved by the City Engineer. All underground utility conduit 
(i.e., electric, phone, cable) will need to be extended to the property and terminating above ground 
as directed by the appropriate utility entity.  Water service will need to be connected to the City’s 
water main and extended to the property, terminating with a meter setter inside of a meter box as 
approved by the City Engineer. The project applicant may submit a building permit for the 
demolition or relocation of the existing single-family residence prior to final short plat approval. The 
demolition or relocation of the single-family residence is considered an improvement requirement 
for final short plat approval. The relocation must be in a position that will comply with the setback 
requirements for the R6 zone. A final certificate of occupancy shall not be issued until such time as a 
final short plat has been approved and filed with the King County Recorders office.  
 
Staff Conclusion:  The final short plat will not be approved for recording until the improvement 
requirements of preliminary short plat approval have been satisfied or bonded for in accordance 
with CMC 15.16., Part VII. - Site Improvements and Security Mechanisms. 
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3. Conformance with the requirements for Nonconforming Situations, Chapter 15.32 CMC: 
 

Staff Finding: Section 15.08.010 CMC provides that a "’Nonconforming situation’ means a situation 
that occurs when, on the effective date of the ordinance codified in this title, any existing lot or 
structure or use of an existing lot or structure does not conform to one or more of the regulations 
applicable to the district in which the lot or structure is located… Among other possibilities, a 
nonconforming situation may arise because a lot does not meet minimum acreage requirements, 
because structures exceed maximum height limitations, because the relationship between existing 
buildings and the land (in such matters as density and setback requirements) is not in conformity 
with this title, or because land or buildings are used for purposes made unlawful by this title. 
Nonconforming signs shall not be regarded as nonconforming situations for purposes of Chapter 
15.32 (Nonconforming Situations). 
 
It further provides that a "’Nonconforming use’ means a nonconforming situation that occurs when 
property is used for a purpose or in a manner made unlawful by the use regulations applicable to the 
district in which the property is located. (For example, a commercial office building in a residential 
district may be a nonconforming use.) The term also refers to the activity that constitutes the use 
made of the property. (For example, all the activity associated with operating a retail clothing store 
in a residentially zoned area constitutes a nonconforming use.)” 
 
The existing development on the property is currently a nonconforming situation pursuant to CMC 
15.32.  The existing multifamily building is a lawfully established (constructed in 1818; ref. Exhibit 7) 
nonconforming situation by virtue of its 1.9-foot setback from Stewart Avenue and its multifamily 
use in the current R6 zoning district.  The single-family residence currently has a lawfully established 
(constructed in 1818; ref. Exhibit 8) nonconforming 5’ front yard setback which will be remedied by 
its relocation to the newly created proposed Lot 2 upon filing of a final short plat.  
 
The nonconforming situations have not been abandoned or discontinued as outlined in Section 
15.32.070 CMC. The single-family residence is currently occupied, and the multifamily building is 
currently being renovated under an active building permit issued by the City of Carnation. These 
uses/situations may be continued as if conforming in pursuant to CMC 15.32.  
 
At the time of this application submittal and subsequent review, the City of Carnation is in the 
process of considering a zoning reclassification of the property to multifamily (R24) as part of their 
Comprehensive Plan update. The R24 zone is a high density multifamily residential zone allowing up 
to 24 units per acre. However, this application is vested under the R6 zoning designation and subject 
to the standards applicable thereto. A final short plat must be submitted in accordance with this 
approval within 36 months of issuance to maintain this vesting.   
 
Should a final short plat occur prior to reclassification to R24, it should be adjusted to only 
encompass the multifamily lot, leaving the R6 zoning classification in place for proposed Lot 2 and 
avoiding creation of a nonconforming situation with a detached single-family residence in the 
multifamily (R24) zone. Should the zoning reclassification occur, the multifamily lot would be 
consistent with the 24 units per acre density requirements for the R24 zone. Should the 
reclassification to R24 occur prior to the filing of a final short plat, the project proponent may apply 
for a site-specific rezone for the 5,000 square foot proposed Lot 2 to avoid a nonconforming 
situation of a single family residence in a multifamily zone. In any case, pursuant to RCW 
58.17.170(2)(a), “any lots in a final plat filed for record shall be a valid land use notwithstanding any 
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change in zoning laws … for a period of five years from the date of filing if the date of filing is on or 
after January 1, 2015.” 
 
The project applicant has submitted this proposed application for short subdivision with the intent 
to relocate and remodel the detached single-family residence on its own individual lot in 
conformance with the setback requirements for the underlying R6 zone.  The project applicant also 
has the option to demolish the structure altogether. The proposed short plat could not be approved 
as long as the single-family residence is on proposed Lot 1 because it would create an increase to 
the nonconforming density.  
 
As to the filing of the final short plat’s effect on timing for an approved building permit for 
relocation and remodel of the detached single-family residence, there should be none. The 
nonconforming situation is the 5-foot front yard setback where 15 feet is the minimum front yard 
setback requirement for the R6 zone.  The single family residential “use” is a permitted use in the R6 
zone; therefore, the submittal of a building permit for the relocation and remodel should be allowed 
at any time prior to the submittal of the final short plat as provided in CMC 15.32.040.E. which 
states that "...any structure used for single-family residential purposes and maintained as a 
nonconforming use may be enlarged or replaced with a similar structure of a larger size, so long as 
the enlargement or replacement does not create new nonconformities or increase the extent of 
existing nonconformities with respect to such matters as setback and parking requirements. This 
paragraph is subject to the limitations stated in Section 15.32.070 (abandonment and 
discontinuance of nonconforming situations)."  
 
The demolition or relocation of the single-family residence in conformance with the R6 zone setback 
requirements for proposed Lot 2 is required to occur prior to final short plat approval or bonded for 
consistent with the provisions of CMC 15.16. Part VII-Site Improvements and Security Mechanisms. 
If the single family residence relocation to proposed Lot 2 is completed prior to final short plat 
approval, a final certificate of occupancy must not be issued until such time as a final short plat has 
been approved by the city and filed with the King County Recorder’s Office.  
 
Staff Conclusion: The property is currently developed with a four-unit multifamily apartment 
building and a detached single-family residence. Both structures are nonconforming situations that 
have not been abandoned or discontinued and may be continued as if conforming in as provided in 
CMC 15.32.  

 
4. Conformance with the Density and Dimensional Regulations, Chapter 15.48 CMC:  
 

Staff Finding: The proposed short subdivision is located on property zoned R6. The purpose of the 
R6 zoning district is primarily to accommodate single-family detached residential uses in areas 
served by public utilities and services at the density provided for the R6 zone in Chapter 15.48 CMC.  
 
The proposed lot sizes based on the preliminary short plat (map) are as follows: 
 

• Lot 1 7,600 square feet. 

• Lot 2: 5,000 square feet. 
 
The total area of the subject property is approximately 12,600 square feet (.289 acres) according to 
King County Assessor’s records. The proposed lot sizes on the preliminary short plat [map] would 
not conflict with any lot size requirements for the underlying R6 zone.  
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At the time of this application’s submittal and subsequent review, the City of Carnation is in the 
process of considering reclassifying the property to R24, a high density multifamily residential (R24) 
zone. However, the application for preliminary short subdivision approval was submitted under the 
R6 zoning classification and is subject to the standards applicable thereto. Should such a 
reclassification to R24 occur in the future, to avoid a nonconforming situation it should be adjusted 
to only encompass proposed Lot 1, the multifamily lot, leaving the R6 zoning classification in place 
for proposed Lot 2. The project applicant should work closely with the city on this matter to avoid 
the potential for a nonconforming use of proposed Lot 2.   
 
Should such a zoning reclassification occur, the multifamily lot would be consistent with the 24 units 
per acre maximum allowable density requirements for the R24 zone. An acre being 43,560 square 
feet divided by 24 units per acre would amount to 1,815 square feet per unit. The four units in the 
existing multifamily building would require 7,260 square feet, which is adequately accommodated 
by the 7,600 square foot proposed Lot 1. Should such a reclassification occur prior to the filing of a 
final short plat, the project proponent may apply for a site-specific rezone for the 5,000 square foot 
proposed Lot 2 to maintain the R6 zone under which it was established. In the event the city does 
not follow through with the zoning reclassification of proposed Lot 1, the applicant should consider 
pursuit of a site-specific rezone to R24 pursuant to CMC 15.100.010.B.  
 
The setback and dimensional standards for the R6 zone are as follows: 
 

Zone Minimum 
Lot Size 

Max 
impervious 
surface 

Maximum 
Building 
Height 

Front 
Yard set-
back 

Side Yard, 
interior 

Side Yard, 
street 

Rear Yard 

        

R6 5,000 sq.ft. 60% 25’ 15’ 5’  10’ 25’ 

 
The minimum average for side yard setbacks is 7.5 feet.  
 
The natural features of the site would not appear to limit or otherwise preclude conformance with 
the minimum setback requirements or other applicable development standards for the underlying 
zones that relate to development of the subject property.  
 
Staff Conclusion: Notwithstanding the nonconforming situation of the multifamily building, the 
proposed short subdivision will conform with the use, density, and dimensional regulations of CMC 
15.48. 
 

5. Conformance with the requirements for Streets and Sidewalks, Chapter 15.56 CMC:  
 
Staff Finding: No public right-of-way dedications are required of this proposed short subdivision. 
Pursuant to CMC 15.56.170.A., “…no land use or building permit shall be issued by the City unless or 
until the half of the public rights-of-way upon which the same abuts are deemed fully improved or 
guaranteed to the standards of the City and offered for dedication to the public.” Prior to final short 
plat approval (land use approval) the applicant will be required to complete frontage improvements 
as specified in condition number 2 of the City Engineer’s general conditions dated May 24, 2024 
(Exhibit 4).  

 
Staff Conclusion: As conditioned by the City Engineer, a final short plat will not be approved until 
half of the abutting public rights-of-way are deemed fully improved or guaranteed to the standards 
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of the city. Therefore, the final short plat will satisfy the requirements for Streets and Sidewalks as 
provided in CMC 15.56. 

 
6. Conformance with the requirements for Utilities, Chapter 15.60 CMC:  

 

Staff Finding:  The City’s water and sewer systems have adequate capacity to continue serving the 

proposed short subdivision. A Certificate of Water Availability and Certificate for Sewer Availability 

has been issued for the proposal.  The City does not have a storm sewer system, and storm water 

will be infiltrated on-site for the new development as designed and approved for any future land sue 

or building permits.  Puget Sound Energy provides gas and electricity to this area.  

 
In accordance with CMC 15.60.010, any case in which a developer installs or causes the installation 
of water, sewer, electrical power, natural gas, telephone, cable television, or other types of utility 
facilities and intends that such facilities shall be owned, operated, or maintained by a public utility or 
any entity other than the developer, the developer shall transfer to such utility or entity the 
necessary ownership or easement rights to enable the utility or entity to operate and maintain such 
facilities.  
 
Every principal use and every building lot within a land division must have available to it a telephone 
service cable, and a source of electric power, each adequate to accommodate the reasonable needs 
of such use and every lot within such subdivision. An easement must be provided and graphically 
illustrated on the final short plat for any utilities not within a public right-of-way and over property 
other than which the utility serves. 
 
Prior to performing any work within a public right-of-way, the person performing the work shall 
obtain a right-of-way permit from the Public Works Director, who may condition the permit as 
necessary to protect the public health, safety and welfare [CMC 15.60.030]. 

 
 The general conditions provided by the City Engineer in their correspondence dated May 24, 2024, 

will ensure that the above requirements are satisfied prior to final short plat approval.  
 

Staff Conclusion: As conditioned by the City Engineer, the final short plat will satisfy the 
requirements for utilities as provided in CMC 15.60. 

 
7. Conformance with the requirements for Floodways, Floodplains, Drainage, and Erosion, Chapter 

15.64 CMC:  
 
Staff Finding:  The subject property is partially within the mapped 100-year floodplain. As required 
by the Building Official/SAFEbuilt, an elevation certificate will be required at time of building permit 
submittal for the single-family residence. To ensure consistency for all development there should be 
a note on the final short plat stating that the property is within the FEMA 100-year floodplain and an 
elevation certificate may be required for any building permits, and that they should consult with the 
city’s building official.  
 
Staff Conclusion:  The requirements of Chapter 15,64; Floodplains, Drainage, and Erosion Control 
have been addressed and conditioned to ensure consistency with the requirements therein for 
flooding, drainage and erosion control. 
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8. Conformance with the requirements for Parking, Chapter 15.72 CMC:  
 
Staff Finding: Two of the multifamily units are one bedroom and two of the units are two bedrooms.  
Table VI the Table of Parking Requirements provides the need for 1.5 off street parking spaces per 
two-bedroom dwelling units plus one additional space for every four units in the development, and 
1 off street parking space per dwelling unit plus 1 additional space for every four units in the 
development. Therefore, the project will require 6 off street parking spaces for the multifamily 
building on proposed Lot 1 prior to final short plat approval, and the requirement of 2 off street 
parking spaces for the single-family residence on proposed Lot 2 prior to issuance of final certificate 
of occupancy. The proposed lots will both have sufficient area to provide the required parking 
spaces (source: 15.72.130, Table VI-Table of Parking Requirements). 
 
Staff Conclusion:  As conditioned, the proposed lots in the proposed short plat will satisfy the 
parking requirements of CMC 15.72. 

 
9. Conformance with the Critical Areas Code, Chapter. 15.88 CMC:  

Staff Finding: There are no known or mapped critical areas associated with this property.  
 
Staff Conclusion: The requirements of the City of Carnation Critical Areas Code are not applicable to 
this proposal. 

 
10. Conformance with the requirements for Shoreline Management, Chapter 15.92 CMC:   

Staff Finding:  The subject property is not within 200 feet of any shorelines of the State; thus, it is 
not within the jurisdiction of the Carnation Shoreline Master Program or the requirements for 
shoreline management provided in Chapter 15.92 CMC.  
 
Staff Conclusion: The requirements of the Carnation Shoreline Master Program and requirements 
for shoreline management provided in Chapter 15.92 CMC are not applicable to this proposal. 

 
11. Conformance with the Environmental Policy Code, Chapter 14.04 CMC and the State 

Environmental Policy Act (SEPA) Chapter 197-11 WAC:  
Staff Finding: This proposed two (2) lot short subdivision is not a further subdivision of a platted lot 
within the last five years pursuant to RCW 58.17, does not contain wetlands or tidelands, and is not 
abutting a shoreline; therefore, this proposed short subdivision is categorically exempt from 
environmental review pursuant to WAC 197-11-800(1)(b) and WAC 197-11-800(6)(d). 
 
Staff Conclusion: This proposal is categorically exempt from the requirements of the State 
Environmental Policy Act (SEPA) pursuant to WAC 197-11-800(1)(b) and WAC 197-11-800(6)(d). 

 
12. The Public Health, Safety, Welfare, Use and Interest, Chapter 58.17 RCW:  

Staff Finding: The above findings demonstrate the proposal’s meeting the requirements for the 
public health, safety, welfare, use, and interest; therefore, meeting the requirements of Chapter 
58.17 RCW. One exception is RCW 58.17.280, Naming and numbering of short subdivisions, 
subdivisions, streets, lots and blocks, where it states that “Any city, town or county shall, by 
ordinance, regulate the procedure whereby short subdivisions, subdivisions, streets, lots and blocks 
are named and numbered. A lot numbering system and a house address system, however, shall be 
provided by the municipality for short subdivisions and subdivisions and must be clearly shown on 
the short plat or final plat at the time of approval.” The City of Carnation currently has no ordinance 
by which it requires the lot numbering system and street naming system to be placed on a final plat 
or short plat.  
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Therefore, in accordance with RCW 58.17.280, the project proponent must obtain from the City a 
specific address for proposed Lot 2 and place it on the final short plat. The multifamily building 
currently has an address and will remain in its current location on proposed Lot 1. 
 
Staff Conclusion:  The proposed short subdivision has been found to meet the requirements for the 
public health, safety, welfare, use and interest as set forth in Chapter 58.17 RCW. 
 

DECISION 
 
Following review of the subject Preliminary Short Subdivision application for conformity with the City of 
Carnation Comprehensive Plan, Municipal Code, and other applicable ordinances, laws and policies, 
applications number SHP 24-0001 is hereby granted APPROVAL subject to the following conditions: 
 
1. The final short plat shall be in substantial conformance with the submitted preliminary short 

subdivision map as modified through preliminary approval [Exhibit 2]. The complete short plat 
number and existing (parent) parcel numbers must appear at the top right corner of the final plat as 
follows:  

FINAL SHORT PLAT NO. SHP 24-0001 
ASSESSOR’S PARCEL NO. 865830-3330 

 
2. The final short plat shall be approved by the city prior to recording.  An electronic version of the final 

short plat shall be submitted to the City of Carnation. After recording the final short plat with the 
King County Recorder’s Office, an electronic copy along with one full scale hardcopy of the recorded 
final short plat shall be provided to the City of Carnation’s City Planner. 

 
3. There shall be a note on the final short plat stating that the property is within the 100-year 

floodplain and that an elevation certificate may be required for any building permits. 
 
4. There shall be a note on the final short plat stating that “All building downspouts and drains from all 

impervious surfaces such as patios and driveways shall be connected to an approved on-site 
stormwater infiltration drainage system.”  

 
City Engineer conditions 
5. Unless otherwise waived or modified by the City Engineer, the proponent shall satisfy the conditions 

set forth by the in their comments dated May 24, 2024 [Exhibit 5] as follows: 
 

5.1. All existing and proposed electric, telephone, cable, and communication lines shall be placed 
underground from the existing distribution lines along the W. Commercial Street frontage. 
[15.60.350 CMC].   

 
5.2. Half-street frontage improvements along Stewart Avenue and W. Commercial Street shall be 

constructed. The Public Works Director may also require paving of the alley along the property 
frontage. These improvements shall be constructed or guaranteed prior to final plat approval 
and installed per the City Street and Storm Sewer Standards. [15.56.170 CMC]. 

 
5.3. Residential driveways shall be installed for each lot per the City Street and Storm Sewer 

Standards. 
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5.4. A right-of-way permit is required for work within the City right-of-way [15.60.030 CMC].  An on-
site pre-construction meeting shall be held before commencing work within the right-of-way. 

 
5.5. A drainage permit is required for the stormwater management systems if the applicable 

thresholds are exceeded. [15.64.230 CMC]. Design shall be per the requirements of the 2012 DOE 
Stormwater Manual for Western Washington as adopted by the City of Carnation (15.64.170 
CMC) and City standards including but not limited to: 

a. Preparation of Stormwater Site Plans 
b. Preparation of a Construction Stormwater Pollution Prevention Plan 
c. Source Control of Pollution 
d. Preservation of Natural Drainage Systems 
e. Onsite Stormwater Management through infiltration if feasible (15.64.190 CMC) 

 
5.6. An application for Clearing, Filling & Grading is required if the total volume of earth moved 

including cut, fill, and regrading exceeds 50 cubic yards [15.40.070 CMC]. A spill prevention and 
control plan is required. 

 
5.7. A sewer service connection shall be made per City standards to the existing sewer trunkline in the 

alley between W. Commercial Street and W. Bird Street. The proposed lot will require a new 
valve pit in the alley to serve the additional structure. 

 
5.8. A water service connection shall be made per City standards to the existing 8-inch main in the 

alley between W. Commercial Street and W. Bird Street. 
 
5.9. Additional requirements as applicable are specified in the standards for land divisions [15.16 

CMC], the City of Carnation Comprehensive Plan, the Density and Dimensional Regulations 
[15.48 CMC], the Critical Areas Code [15.88 CMC], Shoreline Management [15.92 CMC], the 
Environmental Policy Code [14.10 CMC], and the Public Health, Safety, Welfare, Use and Interest 
[58.17 RCW]. 

 

6. Prior to final short plat approval, the applicant shall provide the required six (6) off street parking 
spaces for the multifamily building on proposed Lot 1. The required two (2) off-street parking spaces 
for the single-family residence on proposed Lot 2 shall be satisfied prior to issuance of final 
certificate of occupancy. All provisions for off-street parking shall be in conformance with the 
applicable parking standards in CMC 15.72. 

 
7. Prior to final short plat approval, the westernmost accessory structure currently located over the 

proposed lot line dividing proposed Lots 1 and 2 will need to be removed or relocated to a position 
that satisfies the setbacks for accessory structures the R6 zone.  

 
8. Prior to final short plat approval, the demolition or relocation of the single-family residence to a 

position on proposed Lot 2 in conformance with the R6 zone setback requirements shall be 
completed or bonded for consistent with the provisions of CMC 15.16. Part VII-Site Improvements 
and Security Mechanisms. A final certificate of occupancy shall not be issued until such time as a 
final short plat has been approved by the city and filed with the King County Recorder’s Office.  

 
9. All easements shall be provided and graphically illustrated on the final short plat for any utilities not 

within a public right-of-way and over property other than which the utility serves. 
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Public Facilities 
10. Applicant shall satisfy any requirements for School Impact Fees as imposed by the Riverview School 

District for each individual lot shall be assessed at the time of building permit issuance and paid 
prior to final certificate of occupancy. 

 
11. Applicant shall satisfy any requirements for Parks Impact Fees for each individual lot shall be 

assessed at the time of building permit issuance and paid prior to final certificate of occupancy. 
 
12. Applicantr shall satisfy any requirements for Transportation Impact Fees for each individual lot shall 

be assessed at the time of building permit issuance and paid prior to final certificate of occupancy. 
 
General 
13. All permit requests will be reviewed for compliance with applicable codes, ordinances, laws, rules 

and regulations prior to issuance of approval. 
 
14. Any application for building permit shall comply with the requirements of the Department of 

Ecology Stormwater Management Manual for Western Washington, 2012, including any future 
amendments, revisions, updates or future year editions thereof. In accordance with RCW 58.17.280, 
the project proponent shall obtain from the City a specific address for the new lot and place it on 
the final short. 

 
15. In the event that the US Postal Service will provide mail delivery to any of the proposed lots, 

mailboxes shall be provided in accordance with City of Carnation Street and Storm Sewer Standards.  
Location shall be approved by the US Postal Service and the City. 

 
16. Current City of Carnation standard plan general notes, roadway notes, drainage notes, and erosion 

and sediment control notes shall be shown on the engineering plans submitted for approval. 
 
17. Prior to final short plat approval, all existing, extended, and new electric power lines, telephone, gas 

distribution, cable television, and other communication lines in or adjacent to the proposed project 
shall be placed underground in accordance with the specifications and policies of the respective 
utility service providers and located in accordance with the city's "Design and Construction 
Standards and Specification," or as otherwise specified by the city engineer [CMC 15.60.350.A]. 

 
18. Where the developer installs or causes to be installed any utility line within the city, or connects to 

existing facilities within the city, the developer shall, as soon as practicable after installation is 
complete, and before acceptance of any utility line, furnish the city with a printed and an AutoCAD 
computer disk (or other format acceptable to the city engineer) copy of a drawing that shows the 
exact location of such utility lines. Such drawings must be verified as accurate by the utility service 
provider. 

 
19. The above requirements and/or decision are subject to change if proposed lot sizes or any other 

information provided by the applicants, or their authorized representative proves inaccurate. 
 
20. This preliminary short subdivision shall be valid for a period of thirty-six (36) months as specified in 

Section 15.16.140.B. If any condition is not satisfied and the final short plat is not recorded within 
the approval period, the preliminary short plat shall be null and void. If all conditions have been 
satisfied and all required documents have been submitted within the approval period, the 
department may grant a single extension of up to ninety (90) days to obtain additional information 
for the processing and recording of the final plat documents. 
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SIGNED THIS _21st  DAY OF _June      _____, 2024. 
 

____________ 
Tim Woolett, City Planner/Consultant 
City of Carnation 
 
 
Exhibits  
1. Application form. 
2. Preliminary Short Plat (map). 
3. Building Official/SAFEbuilt comments dated 5/20/2024 
4. City Engineer/AHBL comments dated 5/24/2024 
5. ESFD comments dated 5/15/2024 
6. FEMA FIRM for King County and Incorporated Area Panel 418 of 1725.  
7. King County Assessor’s Multifamily Apartment Property Detail. 
8. King County Assessor’s Single Family Residence Property Detail. 
 
Any other documents, ordinance, statute, law or reference to case law, or other article referenced 
herein shall be incorporated by reference into this record. 
 
 

 
 Any documents, ordinance, statute, law or reference to case law, or other article referenced 

herein shall be incorporated by reference into this record.  
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CERTIFICATE NO.: 46876

CITY OF CARNATION SHORT PLAT

BBA
Land Surveying

Ph: 206.406.1257
nicoleb@bbasurveying.com

www.bbasurveying.com

NW 1/4, SE 1/4, SEC. 16, T. 25 N., R. 7 E., W.M.

JOB NO. 220205 SHEET 1 OF 4

 2024, BBA LAND SURVEYING, LLC, ALL RIGHTS RESERVEDC

4/16/2024

PILGRIM HOLDINGS, LLC
31628 W COMMERCIAL ST

CARNATION, WA 98014

4/16/2024

EXAMINED AND APPROVED PER C.M.C. 15.09 THIS _______ DAY OF

_________________________, 20 ____.

____________________________________________________
CITY ENGINEER
CITY OF CARNATION

____________________________________________________
PUBLIC WORKS DIRECTOR
CITY OF CARNATION

____________________________________________________
CITY PANNER
CITY OF CARNATION

____________________________________________________
CITY MANAGER
CITY OF CARNATION

APPROVALS

SHORT PLAT NO.
SHP____-___________

KNOW ALL PEOPLE BY THESE PRESENTS THAT WE, THE UNDERSIGNED OWNERS
OF INTEREST IN THE LAND HEREBY SUBDIVIDED, HEREBY DECLARE THIS PLAT
TO BE THE GRAPHIC REPRESENTATION OF THE SUBDIVISION MADE HEREBY,
AND DO HEREBY DEDICATE TO THE PUBLIC FOREVER ALL STREETS AND
AVENUES NOT SHOWN AS PRIVATE HEREON AND DEDICATE THE USE THEREOF
FOR ALL PUBLIC PURPOSES NOT INCONSISTENT WITH THE USE THEREOF FOR
PUBLIC HIGHWAY PURPOSES, AND ALSO THE RIGHT TO MAKE ALL NECESSARY
SLOPES FOR CUTS AND FILLS UPON THE LOTS AND TRACTS SHOWN THEREON IN
THE ORIGINAL REASONABLE GRADING OF SAID STREETS AND AVENUES, AND
FURTHER DEDICATE TO THE USE OF THE PUBLIC ALL THE EASEMENTS AND
TRACTS SHOWN ON THIS PLAT FOR ALL PUBLIC PURPOSES AS INDICATED
THEREON, INCLUDING BUT NOT LIMITED TO PARKS, OPEN SPACE, UTILITIES AND
DRAINAGE UNLESS SUCH EASEMENTS OR TRACTS ARE SPECIFICALLY
IDENTIFIED ON THIS PLAT AS BEING DEDICATED OR CONVEYED TO A PERSON
OR ENTITY OTHER THAN THE PUBLIC, IN WHICH CASE WE DO HEREBY DEDICATE
SUCH STREETS, EASEMENTS, OR TRACTS TO THE PERSON OR ENTITY
IDENTIFIED AND FOR THE PURPOSE STATED.

FURTHER, THE UNDERSIGNED OWNERS OF THE LAND HEREBY SUBDIVIDED,
WAIVE FOR THEMSELVES, THEIR HEIRS AND ASSIGNS AND ANY PERSON OR
ENTITY DERIVING TITLE FROM THE UNDERSIGNED, ANY AND ALL CLAIMS FOR
DAMAGES AGAINST THE CITY OF CARNATION, ITS SUCCESSORS AND ASSIGNS
WHICH MAY BE OCCASIONED BY THE ESTABLISHMENT, CONSTRUCTION, OR
MAINTENANCE OF ROADS AND/OR DRAINAGE SYSTEMS WITHIN THIS
SUBDIVISION OTHER THAN CLAIMS RESULTING FROM INADEQUATE
MAINTENANCE BY THE CITY OF CARNATION.

FURTHER, THE UNDERSIGNED OWNERS OF THE LAND HEREBY SUBDIVIDED,
AGREE FOR THEMSELVES, THEIR HEIRS AND ASSIGNS TO INDEMNIFY AND HOLD
THE CITY OF CARNATION, ITS SUCCESSORS AND ASSIGNS, HARMLESS FROM ANY
DAMAGE, INCLUDING ANY COSTS OF DEFENSE CLAIMED BY PERSONS WITHIN
OR WITHOUT THIS SUBDIVISION TO HAVE BEEN CAUSED BY ALTERATIONS OF
THE GROUND SURFACE, VEGETATION, DRAINAGE, OR SURFACE OR
SUB-SURFACE WATER FLOWS WITHIN THIS SUBDIVISION OR BY
ESTABLISHMENT, CONSTRUCTION OR MAINTENANCE OF THE ROADS WITHIN
THIS SUBDIVISION, PROVIDED, THIS WAIVER AND INDEMNIFICATION SHALL NOT
BE CONSTRUED AS RELEASING THE CITY OF CARNATION, ITS SUCCESSORS OR
ASSIGNS, FROM LIABILITY FOR DAMAGES, INCLUDING THE COST OF DEFENSE,
RESULTING IN WHOLE OR IN PART FROM THE NEGLIGENCE OF THE CITY OF
CARNATION, ITS SUCCESSORS OR ASSIGNS.

THIS SUBDIVISION, DEDICATION, WAIVER OF CLAIMS AND AGREEMENT TO HOLD
HARMLESS IS MADE WITH THE FREE CONSENT AND IN ACCORDANCE WITH THE
DESIRES OF SAID OWNERS.

IN WITNESS WHEREOF, WE SET OUR HANDS AND SEALS THIS _______ DAY OF

_________________________, 20______.

PILGRIM HOLDINGS, LLC,

A WASHINGTON LIMITED LIABILITY COMPANY

BY: ______________________________________

NAME: MARK HODGES

ITS: MANAGER

OWNER(S) CONSENT

16

NW NE

SW SE

FILED FOR RECORD THIS                 DAY OF                               ,
2024 AT          M IN BOOK                          OF SURVEYS, PAGE 

             AT THE REQUEST OF BBA LAND SURVEYING, LLC

MANAGER                                   SUPT. OF RECORDS

RECORDER'S CERTIFICATE

EXAMINED AND APPROVED THIS                 DAY OF

 , 2024

ASSESSOR     DEPUTY ASSESSOR
TAX ACCOUNT NO. 8659303330

KING COUNTY DEPT. OF ASSESSMENTS

COUNTY OF _____________)

STATE OF _______________)
) SS

ON THIS DAY PERSONALLY APPEARED BEFORE ME MARK HODGES,
TO ME KNOWN TO BE A MANAGER OF PILGRIM HOLDINGS, LLC, A
WASHINGTON LIMITED LIABILITY COMPANY, THE COMPANY
DESCRIBED IN THE FOREGOING INSTRUMENT, AND
ACKNOWLEDGED THE SAID INSTRUMENT TO BE THE FREE AND
VOLUNTARY ACT AND DEED OF SAID CORPORATION FOR THE
USES AND PURPOSES THEREIN MENTIONED, AND ON OATH
STATED THAT HE WAS AUTHORIZED TO EXECUTE THE SAID
INSTRUMENT ON BEHALF OF THE COMPANY.

GIVEN UNDER MY HAND AND OFFICIAL SEAL THIS

DAY OF                             , 20     .

MY APPOINTMENT EXPIRES

SIGNATURE OF
NOTARY PUBLIC

DATED

PRINTED NAME OF
NOTARY PUBLIC

TITLE

THIS MAP CORRECTLY REPRESENTS A SURVEY MADE BY ME OR UNDER MY
DIRECTION IN CONFORMANCE WITH THE REQUIREMENTS OF THE SURVEY
RECORDING ACT AT THE REQUEST OF CLIFFORD LOW.

SURVEYOR'S CERTIFICATE

#2
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 2024, BBA LAND SURVEYING, LLC, ALL RIGHTS RESERVEDC

4/16/2024

PILGRIM HOLDINGS, LLC
31628 W COMMERCIAL ST

CARNATION, WA 98014

SHORT PLAT NO.
SHP____-___________

BLOCK BREAKDOWN
NTS

NAVD88 - ELEVATIONS SHOWN ON THIS DRAWING WERE DERIVED FROM SITE
BENCHMARK USED FOR CONSTRUCTION EAST OF THE SUBJECT PARCEL, WHICH
CLOSELY MATCHED GNSS OBSERVATIONS.

FOUND PK NAIL ALONG SOUTH SIDE OF COMMERCIAL STREET IN FRONT OF
31731 W COMMERCIAL ST 180'± W OF INTX. OF COMMERCIAL ST AND STEPHENS
AVE MARKED WITH ELEVATION.

ELEVATION: 74.18 FEET

LOTS 14, 15, 16, 17 AND 18, BLOCK 24, TOLT TOWNSITE COMPANY PLAT OF TOLT,
ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 20 OF PLATS, PAGE
43, RECORDS OF KING COUNTY, WASHINGTON;

SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON.

VERTICAL DATUM & CONTOUR INTERVAL

LEGAL DESCRIPTION

WASHINGTON COORDINATE SYSTEM, NAD83(2011), NORTH ZONE,
DERIVED FROM WASHINGTON STATE REFERENCE NETWORK - ACCEPTED THE
BEARING OF N 00°37'39" E FOR THE CENTERLINE OF STEPHENS AVE, BASED ON
FOUND MONUMENTS IN CASE.

BASIS OF BEARINGS

REFERENCES
1.

2.

RECORDS OF KING COUNTY, WASHINGTON

RECORD OF SURVEY, VOL. 85, PG. 154

CITY OF CARNATION SHORT PLAT NO. SHP 15-0001, VOL. 338, PG. 117

1.

2.

3.

4.

5.

6.

THIS SURVEY IS BASED ON STEWART TITLE GUARANTY COMPANY'S "ALTA
OWNER'S POLICY OF TITLE INSURANCE", FILE NO. 806106RT, DATED MAY 27,
2022.

INSTRUMENTATION FOR THIS SURVEY WAS A 3-SECOND LEICA TS16
ROBOTIC TOTAL STATION AND/OR LEICA GS16 GPS RECEIVER.
PROCEDURES USED IN THIS SURVEY MEET OR EXCEED STANDARDS SET BY
WAC 332-130-090.

THE INFORMATION ON THIS MAP REPRESENTS THE RESULTS OF A SURVEY
MADE IN JANUARY 2024 AND CAN ONLY BE CONSIDERED AS INDICATING THE
GENERAL CONDITIONS EXISTING AT THAT TIME.

UTILITIES SHOWN ON THIS SURVEY ARE BASED UPON ABOVE GROUND
OBSERVATIONS AND AS-BUILT PLANS WHERE AVAILABLE.  ACTUAL
LOCATIONS OF UNDERGROUND UTILITIES MAY VARY AND UTILITIES NOT
SHOWN ON THIS SURVEY MAY EXIST ON THIS SITE.

ALL MONUMENTS WERE LOCATED DURING THIS SURVEY UNLESS
OTHERWISE NOTED.

VARIOUS VERTICAL SITE BENCHMARKS ARE INCLUDED ON THIS DRAWING
WHICH CAN BECOME DISTURBED OVER TIME OR MISIDENTIFIED.  WHEN
UTILIZING SITE BENCHMARKS, IT SHALL BE THE RESPONSIBILITY OF THE
CLIENT/CONTRACTOR TO VERIFY THAT THE BENCHMARK ELEVATION
POSTED ON THE DRAWING CORRECTLY REPRESENTS THE ELEVATION OF
THE CORRESPONDING SURVEY POINT BEING USED ON SITE.  VERIFICATION
DILIGENCE WOULD INCLUDE CHECKING VERTICAL RELATIONSHIPS
BETWEEN THE SITE BENCHMARK AND VARIOUS OTHER POINTS WITH KNOWN
ELEVATIONS, INCLUDING OTHER SITE BENCHMARKS.

GENERAL NOTES

N

PROJECT INFORMATION
TAX PARCEL NUMBER:

PROJECT ADDRESS:

ZONING:

JURISDICTION:

PARCEL ACREAGE:

8658303330

31628 W COMMERCIAL ST
CARNATION, WA 98014

R6

CARNATION

12,672 S.F. (0.29± ACRES)
AS SURVEYED
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SETBACKS DEPICTED HEREON ARE BASED ON AN INTERPRETATION OF CITY OF
CARNATION CODE SECTION "15.48.070 - RESIDENTIAL ZONE DENSITY AND
DIMENSIONAL STANDARDS",  WHICH MAY VARY FROM SAID CITY'S
INTERPRETATION.  THE INTERPRETATION DEPICTED HEREON SHALL BE
CONFIRMED OR REVISED BY SAID CITY PRIOR TO BEING RELIED UPON.

SETBACKS
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 2024, BBA LAND SURVEYING, LLC, ALL RIGHTS RESERVEDC

4/16/2024

PILGRIM HOLDINGS, LLC
31628 W COMMERCIAL ST

CARNATION, WA 98014

4/16/2024

EXAMINED AND APPROVED PER C.M.C. 15.09 THIS _______ DAY OF

_________________________, 20 ____.

____________________________________________________
CITY ENGINEER
CITY OF CARNATION

____________________________________________________
PUBLIC WORKS DIRECTOR
CITY OF CARNATION

____________________________________________________
CITY PANNER
CITY OF CARNATION

____________________________________________________
CITY MANAGER
CITY OF CARNATION

APPROVALS

SHORT PLAT NO.
SHP____-___________

KNOW ALL PEOPLE BY THESE PRESENTS THAT WE, THE UNDERSIGNED OWNERS
OF INTEREST IN THE LAND HEREBY SUBDIVIDED, HEREBY DECLARE THIS PLAT
TO BE THE GRAPHIC REPRESENTATION OF THE SUBDIVISION MADE HEREBY,
AND DO HEREBY DEDICATE TO THE PUBLIC FOREVER ALL STREETS AND
AVENUES NOT SHOWN AS PRIVATE HEREON AND DEDICATE THE USE THEREOF
FOR ALL PUBLIC PURPOSES NOT INCONSISTENT WITH THE USE THEREOF FOR
PUBLIC HIGHWAY PURPOSES, AND ALSO THE RIGHT TO MAKE ALL NECESSARY
SLOPES FOR CUTS AND FILLS UPON THE LOTS AND TRACTS SHOWN THEREON IN
THE ORIGINAL REASONABLE GRADING OF SAID STREETS AND AVENUES, AND
FURTHER DEDICATE TO THE USE OF THE PUBLIC ALL THE EASEMENTS AND
TRACTS SHOWN ON THIS PLAT FOR ALL PUBLIC PURPOSES AS INDICATED
THEREON, INCLUDING BUT NOT LIMITED TO PARKS, OPEN SPACE, UTILITIES AND
DRAINAGE UNLESS SUCH EASEMENTS OR TRACTS ARE SPECIFICALLY
IDENTIFIED ON THIS PLAT AS BEING DEDICATED OR CONVEYED TO A PERSON
OR ENTITY OTHER THAN THE PUBLIC, IN WHICH CASE WE DO HEREBY DEDICATE
SUCH STREETS, EASEMENTS, OR TRACTS TO THE PERSON OR ENTITY
IDENTIFIED AND FOR THE PURPOSE STATED.

FURTHER, THE UNDERSIGNED OWNERS OF THE LAND HEREBY SUBDIVIDED,
WAIVE FOR THEMSELVES, THEIR HEIRS AND ASSIGNS AND ANY PERSON OR
ENTITY DERIVING TITLE FROM THE UNDERSIGNED, ANY AND ALL CLAIMS FOR
DAMAGES AGAINST THE CITY OF CARNATION, ITS SUCCESSORS AND ASSIGNS
WHICH MAY BE OCCASIONED BY THE ESTABLISHMENT, CONSTRUCTION, OR
MAINTENANCE OF ROADS AND/OR DRAINAGE SYSTEMS WITHIN THIS
SUBDIVISION OTHER THAN CLAIMS RESULTING FROM INADEQUATE
MAINTENANCE BY THE CITY OF CARNATION.

FURTHER, THE UNDERSIGNED OWNERS OF THE LAND HEREBY SUBDIVIDED,
AGREE FOR THEMSELVES, THEIR HEIRS AND ASSIGNS TO INDEMNIFY AND HOLD
THE CITY OF CARNATION, ITS SUCCESSORS AND ASSIGNS, HARMLESS FROM ANY
DAMAGE, INCLUDING ANY COSTS OF DEFENSE CLAIMED BY PERSONS WITHIN
OR WITHOUT THIS SUBDIVISION TO HAVE BEEN CAUSED BY ALTERATIONS OF
THE GROUND SURFACE, VEGETATION, DRAINAGE, OR SURFACE OR
SUB-SURFACE WATER FLOWS WITHIN THIS SUBDIVISION OR BY
ESTABLISHMENT, CONSTRUCTION OR MAINTENANCE OF THE ROADS WITHIN
THIS SUBDIVISION, PROVIDED, THIS WAIVER AND INDEMNIFICATION SHALL NOT
BE CONSTRUED AS RELEASING THE CITY OF CARNATION, ITS SUCCESSORS OR
ASSIGNS, FROM LIABILITY FOR DAMAGES, INCLUDING THE COST OF DEFENSE,
RESULTING IN WHOLE OR IN PART FROM THE NEGLIGENCE OF THE CITY OF
CARNATION, ITS SUCCESSORS OR ASSIGNS.

THIS SUBDIVISION, DEDICATION, WAIVER OF CLAIMS AND AGREEMENT TO HOLD
HARMLESS IS MADE WITH THE FREE CONSENT AND IN ACCORDANCE WITH THE
DESIRES OF SAID OWNERS.

IN WITNESS WHEREOF, WE SET OUR HANDS AND SEALS THIS _______ DAY OF

_________________________, 20______.

PILGRIM HOLDINGS, LLC,

A WASHINGTON LIMITED LIABILITY COMPANY

BY: ______________________________________

NAME: MARK HODGES

ITS: MANAGER

OWNER(S) CONSENT

16

NW NE

SW SE

FILED FOR RECORD THIS                 DAY OF                               ,
2024 AT          M IN BOOK                          OF SURVEYS, PAGE 

             AT THE REQUEST OF BBA LAND SURVEYING, LLC

MANAGER                                   SUPT. OF RECORDS

RECORDER'S CERTIFICATE

EXAMINED AND APPROVED THIS                 DAY OF

 , 2024

ASSESSOR     DEPUTY ASSESSOR
TAX ACCOUNT NO. 8659303330

KING COUNTY DEPT. OF ASSESSMENTS

COUNTY OF _____________)

STATE OF _______________)
) SS

ON THIS DAY PERSONALLY APPEARED BEFORE ME MARK HODGES,
TO ME KNOWN TO BE A MANAGER OF PILGRIM HOLDINGS, LLC, A
WASHINGTON LIMITED LIABILITY COMPANY, THE COMPANY
DESCRIBED IN THE FOREGOING INSTRUMENT, AND
ACKNOWLEDGED THE SAID INSTRUMENT TO BE THE FREE AND
VOLUNTARY ACT AND DEED OF SAID CORPORATION FOR THE
USES AND PURPOSES THEREIN MENTIONED, AND ON OATH
STATED THAT HE WAS AUTHORIZED TO EXECUTE THE SAID
INSTRUMENT ON BEHALF OF THE COMPANY.

GIVEN UNDER MY HAND AND OFFICIAL SEAL THIS

DAY OF                             , 20     .

MY APPOINTMENT EXPIRES

SIGNATURE OF
NOTARY PUBLIC

DATED

PRINTED NAME OF
NOTARY PUBLIC

TITLE

THIS MAP CORRECTLY REPRESENTS A SURVEY MADE BY ME OR UNDER MY
DIRECTION IN CONFORMANCE WITH THE REQUIREMENTS OF THE SURVEY
RECORDING ACT AT THE REQUEST OF CLIFFORD LOW.

SURVEYOR'S CERTIFICATE

#2

Reviewed
by SAFEbuilt

05/20/2024

SEE  SAFEBUILT SHORT PLAT AND DESIGN REVIEW LETTER FOR
OFFICIAL COMMENTS FROM SAFEBUILT DATED 5/20/24.

PERMIT #: SHP-24-0001
PROJECT: SHORT PLAT AND DESIGN REVIEW FOR

MIRRORMOUNT
ADDRESS: 31628 W COMMERCIAL SUBDIVISION



CITY OF CARNATION SHORT PLAT

BBA
Land Surveying

Ph: 206.406.1257
nicoleb@bbasurveying.com

www.bbasurveying.com

NW 1/4, SE 1/4, SEC. 16, T. 25 N., R. 7 E., W.M.

JOB NO. 220205 SHEET 2 OF 4

 2024, BBA LAND SURVEYING, LLC, ALL RIGHTS RESERVEDC

4/16/2024
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BLOCK BREAKDOWN
NTS

NAVD88 - ELEVATIONS SHOWN ON THIS DRAWING WERE DERIVED FROM SITE
BENCHMARK USED FOR CONSTRUCTION EAST OF THE SUBJECT PARCEL, WHICH
CLOSELY MATCHED GNSS OBSERVATIONS.

FOUND PK NAIL ALONG SOUTH SIDE OF COMMERCIAL STREET IN FRONT OF
31731 W COMMERCIAL ST 180'± W OF INTX. OF COMMERCIAL ST AND STEPHENS
AVE MARKED WITH ELEVATION.

ELEVATION: 74.18 FEET

LOTS 14, 15, 16, 17 AND 18, BLOCK 24, TOLT TOWNSITE COMPANY PLAT OF TOLT,
ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 20 OF PLATS, PAGE
43, RECORDS OF KING COUNTY, WASHINGTON;

SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON.

VERTICAL DATUM & CONTOUR INTERVAL

LEGAL DESCRIPTION

WASHINGTON COORDINATE SYSTEM, NAD83(2011), NORTH ZONE,
DERIVED FROM WASHINGTON STATE REFERENCE NETWORK - ACCEPTED THE
BEARING OF N 00°37'39" E FOR THE CENTERLINE OF STEPHENS AVE, BASED ON
FOUND MONUMENTS IN CASE.

BASIS OF BEARINGS

REFERENCES
1.

2.

RECORDS OF KING COUNTY, WASHINGTON

RECORD OF SURVEY, VOL. 85, PG. 154

CITY OF CARNATION SHORT PLAT NO. SHP 15-0001, VOL. 338, PG. 117

1.

2.

3.

4.

5.

6.

THIS SURVEY IS BASED ON STEWART TITLE GUARANTY COMPANY'S "ALTA
OWNER'S POLICY OF TITLE INSURANCE", FILE NO. 806106RT, DATED MAY 27,
2022.

INSTRUMENTATION FOR THIS SURVEY WAS A 3-SECOND LEICA TS16
ROBOTIC TOTAL STATION AND/OR LEICA GS16 GPS RECEIVER.
PROCEDURES USED IN THIS SURVEY MEET OR EXCEED STANDARDS SET BY
WAC 332-130-090.

THE INFORMATION ON THIS MAP REPRESENTS THE RESULTS OF A SURVEY
MADE IN JANUARY 2024 AND CAN ONLY BE CONSIDERED AS INDICATING THE
GENERAL CONDITIONS EXISTING AT THAT TIME.

UTILITIES SHOWN ON THIS SURVEY ARE BASED UPON ABOVE GROUND
OBSERVATIONS AND AS-BUILT PLANS WHERE AVAILABLE.  ACTUAL
LOCATIONS OF UNDERGROUND UTILITIES MAY VARY AND UTILITIES NOT
SHOWN ON THIS SURVEY MAY EXIST ON THIS SITE.

ALL MONUMENTS WERE LOCATED DURING THIS SURVEY UNLESS
OTHERWISE NOTED.

VARIOUS VERTICAL SITE BENCHMARKS ARE INCLUDED ON THIS DRAWING
WHICH CAN BECOME DISTURBED OVER TIME OR MISIDENTIFIED.  WHEN
UTILIZING SITE BENCHMARKS, IT SHALL BE THE RESPONSIBILITY OF THE
CLIENT/CONTRACTOR TO VERIFY THAT THE BENCHMARK ELEVATION
POSTED ON THE DRAWING CORRECTLY REPRESENTS THE ELEVATION OF
THE CORRESPONDING SURVEY POINT BEING USED ON SITE.  VERIFICATION
DILIGENCE WOULD INCLUDE CHECKING VERTICAL RELATIONSHIPS
BETWEEN THE SITE BENCHMARK AND VARIOUS OTHER POINTS WITH KNOWN
ELEVATIONS, INCLUDING OTHER SITE BENCHMARKS.

GENERAL NOTES

N

PROJECT INFORMATION
TAX PARCEL NUMBER:

PROJECT ADDRESS:

ZONING:

JURISDICTION:

PARCEL ACREAGE:

8658303330

31628 W COMMERCIAL ST
CARNATION, WA 98014

R6

CARNATION

12,672 S.F. (0.29± ACRES)
AS SURVEYED

Reviewed
by SAFEbuilt

05/20/2024



CITY OF CARNATION SHORT PLAT

BBA
Land Surveying

Ph: 206.406.1257
nicoleb@bbasurveying.com

www.bbasurveying.com

NW 1/4, SE 1/4, SEC. 16, T. 25 N., R. 7 E., W.M.

JOB NO. 220205 SHEET 3 OF 4

 2024, BBA LAND SURVEYING, LLC, ALL RIGHTS RESERVEDC

4/16/2024

PILGRIM HOLDINGS, LLC
31628 W COMMERCIAL ST

CARNATION, WA 98014

SHORT PLAT NO.
SHP____-___________

GRAPHIC SCALE
0

1 INCH =       FT.

201055

10

N

LEGEND

EXISTING CONDITIONS

Reviewed
by SAFEbuilt

05/20/2024



CITY OF CARNATION SHORT PLAT

BBA
Land Surveying

Ph: 206.406.1257
nicoleb@bbasurveying.com

www.bbasurveying.com

NW 1/4, SE 1/4, SEC. 16, T. 25 N., R. 7 E., W.M.

JOB NO. 220205 SHEET 4 OF 4

 2024, BBA LAND SURVEYING, LLC, ALL RIGHTS RESERVEDC

4/16/2024

PILGRIM HOLDINGS, LLC
31628 W COMMERCIAL ST

CARNATION, WA 98014

SHORT PLAT NO.
SHP____-___________

GRAPHIC SCALE
0

1 INCH =       FT.

201055

10

N

LEGEND

SITE PLAN

SETBACKS DEPICTED HEREON ARE BASED ON AN INTERPRETATION OF CITY OF
CARNATION CODE SECTION "15.48.070 - RESIDENTIAL ZONE DENSITY AND
DIMENSIONAL STANDARDS",  WHICH MAY VARY FROM SAID CITY'S
INTERPRETATION.  THE INTERPRETATION DEPICTED HEREON SHALL BE
CONFIRMED OR REVISED BY SAID CITY PRIOR TO BEING RELIED UPON.
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May 24, 2024 

May 24, 2024 
 
Tim Woolett 
City of Carnation Project Planner 
4621 Tolt Avenue 
P.O. Box 1238 
Carnation, WA 98014-1238 
 
 
Subject: Mirrormount Short Subdivision – Survey and Engineering Review  
 
Tim: 
 
The following comments are based on the submitted Short Plat documents for the 0.29-acre property at 31628 
W Commercial Street. The depicted topography and boundary appear to conform to survey standards. Site civil 
design and construction of the project shall conform to the Construction and Design Standards listed in Carnation 
Municipal Code 12.06.010 and applicable stormwater, water, and sanitary sewer design standards. These 
comments are preliminary and will be refined as the design is developed. 
 
General: 
 

1. All existing and proposed electric, telephone, cable, and communication lines shall be placed 
underground from the existing distribution lines along the W. Commercial Street frontage. [15.60.350 
CMC].   
 

2. Half-street frontage improvements along Stewart Avenue and W. Commercial Street shall be 
constructed. The Public Works Director may also require paving of the alley along the property frontage. 
These improvements shall be constructed or guaranteed prior to final plat approval and installed per 
the City Street and Storm Sewer Standards. [15.56.170 CMC]. 
 

3. Residential driveways shall be installed for each lot per the City Street and Storm Sewer Standards. 
 

4. A right-of-way permit is required for work within the City right-of-way [15.60.030 CMC].  An on-site pre-
construction meeting shall be held before commencing work within the right-of-way. 
 

5. A drainage permit is required for the stormwater management systems if the applicable thresholds are 
exceeded. [15.64.230 CMC]. Design shall be per the requirements of the 2012 DOE Stormwater Manual 
for Western Washington as adopted by the City of Carnation (15.64.170 CMC) and City standards 
including but not limited to: 

a. Preparation of Stormwater Site Plans 
b. Preparation of a Construction Stormwater Pollution Prevention Plan 
c. Source Control of Pollution 
d. Preservation of Natural Drainage Systems 
e. Onsite Stormwater Management through infiltration if feasible (15.64.190 CMC) 
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May 24, 2024 
 
 

  2 

6. An application for Clearing, Filling & Grading is required if the total volume of earth moved including cut, 
fill, and regrading exceeds 50 cubic yards [15.40.070 CMC]. A spill prevention and control plan is 
required. 
 

7. A sewer service connection shall be made per City standards to the existing sewer trunkline in the alley 
between W. Commercial Street and W. Bird Street. The proposed lot will require a new valve pit in the 
alley to serve the additional structure. 
 

8. A water service connection shall be made per City standards to the existing 8-inch main in the alley 
between W. Commercial Street and W. Bird Street. 
 

9. Additional requirements as applicable are specified in the standards for land divisions [15.16 CMC], the 
City of Carnation Comprehensive Plan, the Density and Dimensional Regulations [15.48 CMC], the Critical 
Areas Code [15.88 CMC], Shoreline Management [15.92 CMC], the Environmental Policy Code [14.10 
CMC], and the Public Health, Safety, Welfare, Use and Interest [58.17 RCW]. 
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