
 
 

NOTICE OF DECISION  
Site Development Application No. SPR-22-0003 

Design Review Application DR-22-0004 
Sno-Valley Senior Housing 

 
Notice is hereby given that on June 13, 2023, the City of Carnation Hearing Examiner issued a decision of Conditional 
Approval on the above referenced applications for Site Development Permit and Design Review Permit, which was 
brought to public hearing on May 31, 2023, at 10:00 AM, conducted in person and remotely from the Council 
Chambers at the Carnation City Hall.  The purpose of the hearing was to evaluate and receive public testimony 
regarding the following application: 
 
Description of Proposal:  A proposed new 3-story affordable senior housing building consisting of 15 one-bedroom 
residential units with common areas, associated parking for 27 vehicles, and outdoor amenity spaces on 17,800 
square feet of property in the Mixed Use (MU) zone. In addition to meeting the requirement for Affordable Housing 
in Chapter 15.50 CMC this proposal will utilize the density incentives offered in Section 15.50.030 CMC and 15.50.040 
CMC.  
 
Project Location: The subject property is located adjacent to the north side of the Snoqualmie Valley Senior Center 
at the intersection of Stephens Avenue and Commercial Street in Carnation, Washington, and identified as 
Assessor’s Parcels No. 865830-2230 and 865830-2225.  
 
Applicant:   Roger Tucker, Environmental Works. 
Property Owner:   Sno-Valley Senior Center 
 
Decision: The Hearing Examiner issued a decision of APPROVAL for the requested Site Development Review Permit 
and Design Review Permit to new 3-story affordable senior housing building consisting of 15 one-bedroom 
residential units as described above subject to conditions as provided in the Decision signed June 13, 2023.  

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 of the hearing examiner on a Type 
III permit application may file an appeal with the city clerk for a closed record appeal hearing before the city council. 
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 June 29, 2023, 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.  
 
Further information: The complete project file is available for review on the City’s “Projects” webpage at Sno-
Valley Senior Housing - Development Projects - Carnation, WA (carnationwa.gov), or at the Carnation City Hall, 
4921 Tolt Avenue, Carnation, WA. 
 
As provided in RCW 36.70B.130, affected property owners may request a change in valuation for property tax 
purposes notwithstanding any program of revaluation. Any request for a valuation change must be accompanied by 
sufficient sales information to support the requested change in assessed value. Requests must be made in the office 
of the King County Assessor. 
 
A copy of the decision is attached and incorporated by reference. For more information, contact Tim Woolett, City 

Planner, at 425-333-4192 or tim.woolett@carnationwa.gov. 

https://www.carnationwa.gov/index.asp?SEC=6C4F4530-E70C-4E0F-9A45-CC0D3A16425B&DE=04AB20C7-D9C2-4C72-90A3-D85CA14AF492
https://www.carnationwa.gov/index.asp?SEC=6C4F4530-E70C-4E0F-9A45-CC0D3A16425B&DE=04AB20C7-D9C2-4C72-90A3-D85CA14AF492
mailto:tim.woolett@carnationwa.gov
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 BEFORE THE HEARING EXAMINER 
FOR THE CITY OF CARNATION 

 
In the Matter of the Application of    ) NO. SPR22-0003/DR22-0004 
 )    
Sno Valley Senior Center )   
 )   
 )  FINDINGS, CONCLUSIONS, 
For Site Development Review and )  AND DECISIONS 
Design Review Approval for Affordable  ) 
Senior Housing  )   
 )   
 
 

SUMMARY OF DECISION 
The request for site development review and design review approval to develop 15 affordable 
senior housing units using the density incentives of CMC 15.50 is GRANTED subject to 
conditions.   
 

SUMMARY OF RECORD 
Request: 
Sno Valley Senior Center requested site development review and design review approval to 
construct affordable senior housing at the southeast corner of West Commercial Street and 
Stephens Avenue in Carnation, Washington.  The project would include 15 housing units and 
associated common areas within a three-story, 13,000 square foot building, 27 parking spaces, 
and outdoor amenity spaces.  The Applicant proposes to utilize the affordable housing density 
incentives established in Chapter 15.50 of the Carnation Municipal Code.  
 
Hearing Date: 
The Carnation Hearing Examiner conducted an open record hearing on the request on May 31, 
2023.  The record was held open through June 2, 2023 to allow members of the public who 
encountered technology issues that prevented them from joining the virtual hearing to submit 
written comments, with time scheduled for written responses by the parties.  No post-hearing 
comments were received, and the record closed on June 2, 2023.   
 
No in-person site visit was conducted, but the Examiner viewed the property on Google Maps. 
 
Testimony: 
At the hearing the following individuals presented testimony under oath: 

Tim Woolett, City of Carnation Planner 

Lisa Yeager, Director Emeritus, Sno Valley Senior Center 

Roger Tucker, Architect 

Mary May, GS Consulting 
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Exhibits: 
At the open record hearing, the following exhibits were admitted in the record: 
 

1. Staff Report, dated May 24, 2023 

2. Site plan review and design review Master Application, received November 18, 2022 

3. Project Plan Set 

4. Title Report 

5. Geotechnical Report 

6. Drainage Report 

7. ASM Archaeological Report 

8. Certificate of Water Availability 

9. Certificate of Sewer Availability 

10. Notice of Complete Application, dated December 2, 2022 

11. SEPA Threshold Determination, dated March 10, 2023 and modified April 26, 2023 

12. Legal Notices/Affidavits; Notice of Application, SEPA Threshold Determination, and 
Public Hearing (affidavit of mailing and publication confirmation) 

13. Agency comments: 

a. City Engineer comments, dated December 12, 2022 

b. SafeBuilt (Building Official) comments, dated April 12, 2022 

14. Pre-application meeting summary, dated October 14, 2021 

15. Parking Study prepared by Heath & Associates, dated November 10, 2022 

16. Supplemental Planning Staff memo regarding satellite parking, offered and admitted 
during the hearing 

17. Applicant PowerPoint presentation 

 
Having considered the testimony and exhibits admitted, the Hearing Examiner enters the 
following findings and conclusions: 
 

FINDINGS 
1. Sno Valley Senior Center (Applicant) requested site development review and design 

review approval to construct affordable senior housing at the southeast corner of West 
Commercial Street and Stephens Avenue in Carnation, Washington.1  The project would 
include 15 housing units and associated common areas within a three-story, 13,000 

 
1 The legal description of the subject property is a portion of the Northwest Quarter of the Southeast Quarter of 
Section 16, Township 25 North, Range 7 East, W.M.; also known as Assessor’s Parcel Numbers 865830-2230 and 
865830-2225.  Exhibits 1, 2, and 3. 
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square foot building, 27 parking spaces, and outdoor amenity spaces.  The Applicant 
proposes to utilize the affordable housing density incentives provided by Chapter 15.50 
of the Carnation Municipal Code (CMC).  Exhibits 1, 2, and 3. 

 
2. The applications were received on November 18, 2022 and determined to be complete as 

of December 2, 2022.  Exhibits 1 and 10. 
 
3. Although the site development review and design review permits would normally be 

subject to an administrative Type II decision process, the subject applications are being 
processed pursuant to Type III procedures pursuant to CMC 15.50.070.C, which requires 
a Type III process (including Hearing Examiner decision) for use of affordable housing 
density incentives.  Because the underlying Type II permits do not require a public 
hearing, the project is also “subject to the decisional criteria for conditional use permits 
pursuant to CMC Section [15.18.040.A] ….” CMC 15.50.070.C; Exhibit 1, page 6.  The 
City has interpreted this provision as meaning that the proposal’s compliance with the 
conditional use criteria must be considered by the Hearing Examiner, but that no separate 
conditional use permit is required.  Exhibit 1; Tim Woolett Testimony. 

 
4. The subject property consists of two parcels totaling 18,110 square feet in area, which are 

adjacent to the north side of the existing Snoqualmie Valley Senior Center.  The parcels 
are currently occupied by a parking lot (18 spaces) that serves the senior center and two 
small sheds.  The Applicant proposes to remove the existing parking lot and sheds and 
combine the parcels for redevelopment of the site.  The City Engineer has approved the 
lot combination, but as of the date of the hearing the lot combination had not been 
recorded.  The lot combination is needed because the proposed building would be 
constructed over the shared lot line.  Exhibits 1 and 3; Tim Woolett Testimony. 

 
5. In addition to the senior center to the south of the subject property, surrounding land uses 

include multifamily residences to the north of the subject property (across West 
Commercial Street), single-family residences to the west of the subject property (across 
Stephens Avenue), and commercial uses to the east of the subject property.  Exhibits 3 
and 11; Tim Woolett Testimony. 

 
6. The subject property is generally flat and does not contain any critical areas or floodplain.  

Exhibit 1. 
 
7. The subject property is zoned Mixed Use (MU), which is consistent with its Medium 

Intensity Commercial Comprehensive Plan designation.  The MU zone is designed for a 
mixture of “certain, limited residential uses, office uses and commercial uses.” CMC 
15.36.020.E; Exhibit 1.  The Land Use Element of the Comprehensive Plan states that the 
purpose of the MU zone is to create a buffer between commercial and residential areas.  
Exhibit 1, page 2.  Multifamily residential development, as well as use of density 
incentives for affordable senior housing, are allowed in the MU zone.  All new 
multifamily developments require design review in the MU zone, and those of five or 
more units require site development review.  CMC 15.40, Table 2; CMC 15.50.020.B; 
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CMC 15.18.160.A.1.C; CMC 15.18.250. 
 
8. The development standards applicable to the MU zone include: minimum residential 

density of 12 dwelling units per net acre;2 maximum residential density of 24 dwelling 
units per net acre; maximum impervious surface coverage of 80%; maximum building 
height of 35 feet (with a third-floor step back required for properties between 20 and 60 
feet from a single-family residential zone); front yard setback of 10 feet, side yard 
setbacks of five feet, and a rear yard setback of 20 feet (or 20% of lot area, whichever is 
smaller).  CMC 15.48.080; CMC 15.48.060.G.2. 

 
9. Chapter 15.50 of the CMC provides a density incentive for affordable senior housing.  

The maximum density achievable using the density incentive is 150% of the zone’s base 

density.  CMC 15.50.030.A.  For senior rental units in which at least one member of the 
household is 55 years of age or older, with a combined income no greater than 50% of the 
median King County family income adjusted for household size, the density bonus is 1.5 
units per affordable senior housing unit provided.  CMC 15.50.040.D.   

 
10. The maximum number of dwelling units that may be developed on the 0.42-acre site is 10 

without a density incentive and 15 with a density incentive.  Fifteen dwelling units are 
proposed, all of which would be income restricted.  Eight of the units would serve seniors 
with incomes at or below 30% of the area median income, and seven of the units would 
serve seniors with incomes at or below 50%of the area median income. Pursuant to CMC 
15.50.080, a restrictive covenant ensuring that the affordability requirements are met for 
at least 50 years is required prior to issuance of a certificate of occupancy.  Exhibits 1 and 
17; CMC 15.50.080.  

 
11. The proposed development would comply with MU bulk and setback standards.  The 

impervious surface coverage would be 75%.  Proposed building height is 34.38 feet as 
measured to the mid-point between the gable roof ridgeline and eaves per CMC 
15.48.060.A(1).  Because there is single-family residential zoning within 60 feet of the 
subject property across Stephens Avenue, the third floor would be stepped back on the 
west side of the building as required by CMC 15.48.060.G.2.  The building would be set 
back 10 feet from the front property line (Stephens Avenue) as measured to the edge of 
the front porch, or 19.3 feet as measured to the building wall; 9.2 feet from the north side 
property line (West Commercial Street); 34.7 feet from the south side property line/Alley 
C, and approximately 56 feet from the rear property line/Alley J. Exhibits 1 and 3; Roger 
Tucker Testimony. 

 
12. For projects comprised entirely of affordable senior housing, the minimum parking 

requirement is one parking space per dwelling unit.  CMC 15.50.060.  In this case, the 
parking requirement for the proposed senior housing is considered together with the 
parking required for the existing senior center because the subject property is currently 

 
2 Pursuant to CMC 15.48.020.B states that a “net” acre excludes any space that would not be factored into 

computing minimum lot size, such as right-of-way and open space tracts. 
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providing parking for the senior center.  Fifteen parking spaces are required for the 
affordable senior housing units and 20 parking spaces are required for the senior center, 
for a total of 35 required spaces.  The Applicant proposes to develop 22 parking spaces 
on the subject property (along Alleys C and J) and five parking spaces off-site along 
Alley J within the senior center parcel, for a total of 27 spaces.  Exhibits 1, 3, and 15. 
CMC 15.72.080 allows “satellite parking” as long as the spaces are within 1,000 feet of 

the use served, written permission of the property owner is provided, and the party using 
the satellite parking signs an acknowledgement that continuing validity of the permit 
requires providing the requisite number of parking stalls.  CMC 15.72.080.A, -.B and -.C. 
City Planning Staff recommended as a condition of approval that both affected entities 
submit the required permission and acknowledgment (i.e., a reciprocal parking 
agreement).  Exhibit 16; Tim Woolett Testimony. 

 
13. With respect to the eight remaining parking spaces required for the two uses, CMC 

15.72.020 allows flexibility in administration of the parking standards and, specifically, a 
deviation from the parking standards when “a residential development is irrevocably 
oriented toward the elderly or other demographic group which, due to the driving 
characteristics of the group, requires fewer or more parking stalls than the general 
populace.”  CMC 15.72.020.B.  In this case, the Applicant submitted that the low-income 
senior demographic served by the project can be expected to own fewer cars.  This 
argument was supported by a parking study indicating parking demand of 0.44 vehicles 
per unit for senior low-income housing (or seven parking spaces for the proposed 15-unit 
development).  Exhibit 15.  In addition, there are nine parking spaces located within the 
Stephens Avenue right-of-way in front of the senior center, which were not included in 
the parking count.  Exhibit 3; Roger Tucker Testimony; Lisa Yeager Testimony.  
 

14. During environmental review of the project, the City considered the impact of spillover 
parking during peak times, which would potentially displace public parking opportunities 
for the City’s pedestrian-oriented downtown district.  Exhibit 1.  The Applicant’s parking 

study indicated that the Senior Center’s community lunches, for example, create a 

parking demand of 29 vehicles.  Exhibit 15.  As mitigation for the impact to public 
parking resulting from the reduced number of on-site parking spaces, the City required 
the Applicant to develop five angled on-street parking spaces on the west side of 
Stephens Avenue from the mid-block alley south to Entwistle Street.  Exhibit 11; Tim 
Woollett Testimony. 

 
15. The Applicant submitted a landscape plan depicting compliance with the relevant 

landscaping standards, including providing a landscape bed containing trees within the 
parking area along Alley C to divide the spaces into groupings of no more than eight, and 
providing landscaping and screening fences between the ends of the parking areas and the 
public streets.  Twenty-five trees and 259 shrubs would be installed around the 
building/site perimeter along with groundcover, within the on-site parking areas, and 
around the perimeter of the parking area on the senior center site.  The recommended 
conditions of approval require a maintenance assurance device for the landscaping to 
ensure consistency with CMC 15.76.080.  Exhibits 1 and 3. 
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16. City Planning Staff evaluated the project against the City’s design standards and 

concluded that the standards are satisfied.  Staff’s findings on design (Exhibit 1, pages 14 

through 18) are incorporated by reference.  The following points demonstrating 
compliance with the design standards are highlighted: 

• The primary entrance to the building would be oriented towards Stephens Avenue, 
and there would be windows facing all adjacent streets and alleys.  

• Rooftop mechanical equipment (at east end of building) would be screened by a 
parapet wall. 

• Open space would be provided in excess of the 1,500 square feet required for 
compliance with the design standards.  The open space would include a back (east-
facing) patio, which would be connected to Commercial Avenue and Alley C by 
paved walkways, and a garden area containing raised planter beds.  

• All parking would be located to the rear or side of the building. 

• There would be horizontal building modulation and variation in the roofline, and a 
wrap-around front porch on the west side of the building.   

• The architectural features would be consistent with those found in historic Carnation 
buildings.  The details and finishes would be similar to those of the existing Senior 
Center, which was constructed in 1925.  

Exhibits 1 and 3; Roger Tucker Testimony. 
 
17. The proposed development would be connected to the City water and sewer systems, 

which have capacity to serve the development.  Exhibits 8 and 9.  
 
18. The subject property has frontage on Stephens Avenue, West Commercial Street, Alley 

C, and Alley J.  Per the comments of the City Engineer, the Applicant is required to 
install ADA-compliant curb ramps at four locations, replace cracked sidewalk panels 
along the property frontage, provide a pavement overlay on alleys/streets affected by 
utility installation, and install street illumination at the alley intersections.  In addition, 
the Applicant is required to submit a traffic impact study and provide mitigation if traffic 
from the development is expected to cause a reduction in transportation level of service.  
These requirements were incorporated into Planning Staff’s recommended conditions of 

project approval.  Exhibits 1 and 13.A. 
 
19. All stormwater runoff would be infiltrated on site.  Roof runoff from the new building 

would be tightlined to an infiltration trench to be located under the parking area adjacent 
to Alley C.  Parking lot runoff would be collected into Contech StormFilter catch basins 
for treatment prior to discharge into the infiltration trench.  Stormwater requirements 
identified by the City Engineer during his review were incorporated into Planning Staff’s 

recommended conditions of approval.  Exhibits 1, 3, and 6. 
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20. As low-income senior housing, the proposal is exempt from park, traffic, and school 
impact fees.  Exhibit 1; CMC 3.50.050, CMC 3.48.060, and CMC 3.70.050.  
 

21. The City conducted environmental review of the project under the State Environmental 
Policy Act (SEPA) and issued a mitigated determination of non-significance (MDNS) on 
March 10, 2023.  In response to Applicant comments, the City issued a Modified MDNS 
on April 26, 2023.  The Modified MDNS contains one mitigation measure requiring the 
Applicant to develop five on-street parking spaces.  Exhibit 11. 

 
22. Notice of the open record hearing was mailed to property owners within 300 feet of the 

subject property on April 28, 2023, published in Snoqualmie Valley Record on May 5, 
2023, and posted on site on May 12, 2023.  There was no public comment on the 
applications.  Exhibits 1 and 12.  

 
 

CONCLUSIONS 
Jurisdiction: 
The hearing examiner is granted authority to hold a public hearing and make a decision on the 
subject site plan review and design review applications pursuant to CMC 15.50.070.C, which 
species a Type III process for projects using affordable housing density incentives.    
 
Criteria for Review: 
Affordable Housing Incentives 
For projects that would not otherwise require a public hearing, approval of use of affordable 
housing incentives by the Hearing Examiner requires that the project be consistent with the 
requirements of CMC 15.50 and the criteria for a conditional use permit (CMC 15.18.040.A). 
The criteria for a conditional use permit are as follows: 

1. The proposed use is consistent with the city of Carnation comprehensive plan and the 
CMC; 

2. The proposed use is designed and constructed, and will be operated and maintained, in a 
manner that is compatible with the existing or intended character, appearance, quality of 
development and physical characteristics of both the subject property and the surrounding 
vicinity; 

3. The location, size and height of buildings, structures, walls, fences, and screening 
vegetation for the conditional or special use will not hinder neighborhood circulation or 
discourage the permitted development or use of neighboring properties;  

4. The type, hours of operation, and appropriateness of the proposed use in relation to 
adjacent uses will not create unusual hazards or result in adverse impacts; and  

5. The proposed use will be served by adequate public facilities and services and will not 
adversely affect public services to the surrounding area in a manner and/or to a degree 
that cannot be sufficiently mitigated through the imposition of reasonable conditions of 
approval.  
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Site Plan Review 
Pursuant to CMC 15.18.220.A, the decision on site plan review shall include any reasonable 
conditions to ensure consistency with the city’s development regulations based upon, but not 

limited to the following: 

1. Conformance of the proposed site development plan with any conditions on a portion of 
the site, and with any applicable codes and ordinances of the state of Washington and the 
city; 

2. A finding that the site plan makes appropriate provisions for, but not limited to, the 
public health, safety, and general welfare related to dedication of rights-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 

3. A finding that the site plan complies with all applicable provisions of this title, and all 
other applicable adopted administrative rules and regulations. 

 
Design Review 
Pursuant to CMC 15.18.320, the decision on design review shall include any conditions to ensure 
consistency with the city’s development regulations based on, but not limited to, the following: 

1. Conformance of the proposed design with an approved site plan, building permit, 
any conditions on a portion of the site, and with any applicable codes and 
ordinances of the state of Washington and the city;  

2. A finding that the design of new or remodeled buildings and site plan meet the 
requirements of the design standards; and 

3. A finding that the site plan complies with all applicable provisions of this title, 
and all other applicable administrative rules and regulations.  

 
Conclusions Based on Findings: 
Affordable Housing as Conditional Use 
1. As conditioned, the proposal is consistent with the affordable housing requirements of 

CMC 15.50.  Specifically, the housing would be located in an authorized zone per 
CMC 15.50.020, would not exceed the maximum density of CMC 15.50.030, and 
would be affordable to senior households with a combined income of no greater than 
50% of the King County median per CMC 15.50.040.  The parking provided on site 
would exceed one space per unit as required by CMC 15.50.060.  However, to 
accommodate the parking spaces required for the adjacent senior center use, a 
deviation from the parking standard pursuant to CMC 15.72.020 is required and is 
approved.  The conditions of approval address the restrictive covenant requirement of 
CMC 15.50.080.  Findings 7, 9, 10, 12, and 13. 
 

2. As conditioned, the proposal is consistent with the criteria for a conditional use 
permit, which apply to this project because it uses affordable housing density 
incentives.  
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a. As conditioned, the proposed use is consistent with the Comprehensive Plan and 
the CMC.  Consistent with the purpose of the MU zone, the use would provide a 
transition between lower-density residential development to the west of the 
property and commercial development to the east of the property.  The new 
building would comply with the bulk and setback standards of the MU zone.  The 
development density would be consistent with MU standards as modified through 
the affordable housing incentives of CMC 15.50.  Findings 5, 7, 8, 9, 10, and 11. 
 

b. As conditioned, the use would be designed, constructed, operated, and maintained 
in a manner that is compatible with the subject property and surrounding 
properties.  There is existing multi-family housing to the north of the subject 
property.  The senior housing use would be compatible with the senior center to 
the south of the subject property, which would provide services relevant to future 
residents.  The building design, which has been reviewed against the City design 
guidelines, would be similar to the senior center.  Shared off-street parking would 
be provided for the senior center and senior housing uses, and additional on-street 
parking would be provided in the vicinity.  Off-street parking would be screened 
with landscaping.  Findings 4, 5, 6, 10, 11, 12, 13, 14, 15, and 16. 
 

c. As conditioned, the proposed improvements would have no negative effect on 
circulation in the area and would not discourage development or use of nearby 
properties.  The conditions of approval incorporate the requirements of the City 
Engineer with respect to preparation of a traffic study and the provision of 
street/alley improvements.  The condition of the Modified MDNS requires the 
Applicant to mitigate parking impacts by developing five on-street parking 
spaces.  Findings 14, 18, and 21. 

 
d. As conditioned, the use would not create unusual hazards or result in adverse 

impacts.  The Applicant has demonstrated that the number of off-street parking 
spaces proposed, considered together with the on-street parking available at the 
senior center and the five spaces required by the Modified MDNS, would be 
adequate for the demographic group served.  The conditions of approval 
incorporate the requirements of the City Engineer with respect to preparation of a 
traffic study and the provision of street/alley improvements.  Stormwater would 
be infiltrated on site.  Findings 12, 13, 14, 18, 19, and 21. 
 

e. As conditioned, the proposed use would be served by adequate public facilities 
and services.  The conditions of the City Engineer would ensure that the use does 
not adversely affect services to the surrounding area.  Findings 17, 18, 19, and 21. 

 
Site Plan Review 
3. There are no environmental features on site that affect site development.  As conditioned 

and with design review approval, the proposal conforms to City ordinances and state law.  
The City conducted environmental review of the project under SEPA and issued a 
Modified MDNS.  With respect to parking, the requested deviation from the City’s off-
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street parking requirement pursuant to CMC 15.72.020 is approved.  The Applicant has 
demonstrated that the number of off-street parking spaces proposed, considered together 
with the on-street parking available at the senior center and the five spaces required by 
the Modified MDNS, would be adequate for the demographic group served.  The 
proposed building would comply with the bulk and setback standards of the MU zone.  
Landscaping would be provided, and the conditions of approval require a maintenance 
assurance device.  The requirements of the City Engineer, which address utilities, access, 
and stormwater, have been incorporated into the conditions of approval.  Findings 6, 7, 8, 
9, 10, 11, 12, 13, 14, 15, 16, 17, 18, 19, 20, and 21. 
 

4. As conditioned, the site plan makes appropriate provision for the public health, safety, 
and general welfare related to dedication of rights-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.  The project would be connected to the 
municipal water and sewer systems, which have sufficient capacity.  Landscaped open 
space would be provided on site.  Stormwater would be infiltrated on site.  The 
requirements of the City Engineer, which address utilities, access, and stormwater, have 
been incorporated into the conditions of approval.  Findings 16, 17, 18, and 19. 
 

5. As described in the preceding conclusions, the site plan meets all applicable requirements 
of the CMC and other regulations.  Because the building would cross the shared lot line 
between the lots comprising the subject property, the conditions of approval require the 
lot combination to be recorded prior to the issuance of further development permits.  
Findings 4, 6, 7, 8, 9, 10, 11, 12, 13, 14, 15, 16, 17, 18, 19, 20, and 21. 

 
Design Review 
6. The design was submitted with a site plan review application, which is approved as 

described above.  There are no environmental conditions affecting the design.  The 
design conforms with applicable City ordinances, including those relating to building 
height, setbacks, and impervious surface coverage.  Findings 1, 2, 6, 8, and 11.   
 

7. The building design and site plan meet the requirements of the City’s design 
standards.  The design satisfies requirements for building and roofline modulation, 
provides parking to the rear and side of the building, and includes usable open space.  
The finishes would be similar to the existing senior center.  Finding 16.  
 

8. As described in previous conclusions, the site plan as conditioned complies with all 
applicable provisions of Title 15.  With respect to parking, the requested deviation 
from the City’s off-street parking requirement pursuant to CMC 15.72.020 is 
approved.  The Applicant has demonstrated that the number of off-street parking 
spaces proposed, considered together with the on-street parking available at the senior 
center and the five spaces required by the Modified MDNS, would be adequate for 
the demographic group served.  Findings 8, 9, 10, 11, 12, 13, 14, and 15. 
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DECISIONS 
Based upon the preceding findings and conclusions, the request for site development review and 
design review approval to develop 15 affordable senior housing units using the density 
incentives established in CMC Chapter 15.50 is GRANTED subject to the following conditions:  
 
1. The proposed use shall be developed in substantial conformance with the submitted site 

plans and elevations included with the application for Site Development Review permit 
as modified through this review process in the record at Exhibit 3.   

 
2. All construction and site development activities related to the site development review 

are prohibited until the decision becomes effective and until authorized by any 
subsequent required permits pursuant to CMC 15.18.220.F.  

 
3. Prior to construction activities the Applicant shall obtain an approved building permit 

application from the City of Carnation.  
 
4. Prior to final certificate of occupancy, the Applicant shall present satisfactory written 

evidence that the uses for each property have the permission of the owners for the 
reciprocate use of the satellite parking spaces as described in this development proposal. 
The parties must also sign an acknowledgment that the continuing validity of these 
permits and the current level of parking accommodations for the senior center depends 
upon continuing ability to provide the requisite number of parking spaces collectively 
provided on both properties.  This requirement does not bar the proponents from 
submitting any other alternative acceptable to the City Attorney that would accomplish 
the desired outcome of assuring adequate parking for both properties. 

 
 
DECIDED June 13, 2023. 
             
      
      ___________________________________ 
      Sharon A. Rice  
      Carnation Hearing Examiner 
 
 

  



 
STAFF REPORT TO THE HEARING EXAMINER 

SITE DEVELOPMENT REVIEW PERMIT – SPR 22-0003 AND DESIGN REVIEW PERMIT – DR 22-0004 
SNO-VALLEY SENIOR HOUSING 

Public Hearing Date: May 31, 2022 
 

1. Project Information 
 

A. Property Owner: Sno Valley Senior Center 
 Applicant: Roger Tucker, Senior Architect 
  Environmental Works  
  402 15th Avenue East  
  Seattle, WA 98112 

 
B. Proposal:  

An application for Site Development Review and Design Review permit approval to allow 
construction of a new 3-story affordable senior housing building consisting of 15 one-bedroom 
units that are each approximately 500 square feet, with common areas, associated parking for 
27 vehicles, and outdoor amenity spaces on 17,800 square feet of property in the Mixed Use 
(MU) zone. Vehicular access to the property will be from “Alley” J along the property’s east 
boundary, and “Alley C” along the property’s south boundary.  
 
The project also provides common outdoor space, offices, sitting room, and laundry rooms on 
each floor. The total building’s heated area is approximately 13,000 square feet with 
approximately 1,040 square feet of covered porches and the site area is 18,109.88.00 square 
feet (per applicant’s documentation). This is a proposal to provide affordable housing in 
accordance with the requirements of Chapter 15.50 CMC. 

 
C. Project History/Background: 

The applicants submitted a pre-application for review by city staff and received a response in a 
letter dated October 14, 2021 [Exhibit 14].   
 
The applications for Site Development Review and Design Review were submitted on November 
18, 2022, and determined complete on December 2, 2022 [Exhibit 10].   
 
Public notice was issued by mail to adjacent property owners on December 15, 2022, published 
in the Snoqualmie Valley Record on December 16, 2022, and a notice of application sign was 
posted by the property owner at the site on December 19, 2022.  
 
A SEPA Mitigated Determination of Non-Significance was issued on March 10, 2023, with a 14-day 
comment period that ended on March 24, 2023.  
 
In response to applicant comments, a Modified MDNS was issued on April 26, 2023. 
 
On April 13, 2023, it was discovered that a project seeking the density bonus opportunities for 
affordable housing proposals in accordance with CMC 15.50 must be reviewed for consistency 
with the conditional use criteria and as a Type III permit process with a Hearing Examiner’s 
decision following an open record public hearing.  
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Notice of Public Hearing was published in the Snoqualmie Valley Record on May 5, 2023, mailed 
to property owners within 300 feet on April 28, 2023, and posted on the site on May 12, 2023. 

 
D. Location:  The subject property is located adjacent to the north side of the Snoqualmie Valley 

Senior Center at the intersection of Stephens Avenue and Commercial Street in Carnation, 
Washington, and identified as Assessor’s Parcels No. 865830-2230 and 865830-2225. 

 
E. Site Description (Size and Condition):  The property consists of two assessor’s parcels being 

approximately 17,800 square feet (0.41 acres) in area. The property is situated adjacent to the 
south side of W Commercial Street and the east side of Stephens Avenue. It is currently 
occupied by a parking lot area, and two small outbuildings within the southwest, central 
portions of the site, respectively.  Other areas of the site consist of grass lawn areas, 
landscaping, and gravel surfacing. The topography within the site is generally level to gently 
sloping.  

 
F. Critical Areas: There are no known or mapped critical areas on the subject property. However, 

the submitted geotechnical report provides that based on their “observations and the material 
encountered, we would interpret this site as having a low to moderate erosion hazard where the 
surficial soils are exposed.  It is our opinion that the erosion hazard for site soils should be low in 
areas where the site is not disturbed.” [ref. Exhibit 5, Geotechnical Engineering Evaluation-
Revised; prepared by Nelson Geotechnical Associates, Inc., November 14, 2022]. 

 
G. Zoning/Comprehensive Plan Designation: The subject property is zoned Mixed Use (MU). “The 

mixed use district (MU) is designed to accommodate a mixture of certain, limited residential 
uses, office uses and commercial uses. It is intended that this zoning classification be applied 
primarily in areas adjacent to the central business district, or as a transition zone between 
commercial and residential uses.” [CMC 15.36.020.E.]  

 
 The Comprehensive Plan’s “Medium Intensity Commercial” Future Land Use Designation for the 

site is consistent with the current Mixed Use (MU) zoning designation (reference 
Comprehensive Plan’s Future Land Use Map). The Land Use Element of the Comprehensive Plan 
provides that the …Mixed Use zones allow both residential and commercial uses, including office 
as well as retail.  The purpose of the mixed use zone is to create a buffer between the 
commercial and residential areas.” 
 

H. Flood Zone: The subject property is not within any known or mapped floodway or 100-year 
floodplain.  

 
2. Agency Comments: A request for comment was distributed to the parties listed below with their 

accompanying listed comments/conditions. 
 

a. Building Official:  The City’s Building Official (SafeBuilt) provided comments dated April 12, 2023 
(Exhibit 13.b.) are as follows: 

 
1. SAFEBUILT COMMENTS- LOU RE: GEOTECH REPORT REMINDER...  

CONCLUSIONS AND RECOMMENDATIONS   
 

General   
 
It is our opinion that the planned development within the site is generally feasible from a 
geotechnical standpoint.  Our explorations indicated that the site was generally underlain by 
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a relatively thick layer of loose fine-grained alluvial deposits with competent gravelly soils at 
depths in the range of 13- to 18-feet below the existing ground surface. To reduce the 
potential for structure settlement or liquefaction hazards in the event of seismic activity, we 
recommend the new planned structures be supported on 4-inch diameter pipe piles to 
transfer structure loads to the competent gravelly soils at depth.  Any paved parking areas 
planned as part of the development should be supported on a modified subgrade, as 
described in the Site Preparation and Grading subsection of this report.  

 
2. SAFEBUILT SUMMARY COMMENTS LOU AND D.S ARE AS FOLLOWS:  

 
1. Applicant has requested a reduction in the number of city required parking stalls. Once 

the required number of stalls is determined by the city on the site, the building code 
related to the required number of ADA parking stalls will be applied to the site and 
occupancy type(s) as applicable during plan review(s).  

 
2. ADA accessibility will be reviewed and applied as applicable during building plan 

review(s) based on occupancy type(s).   
 
3. Required setbacks related to fire separation distance based on occupancy and 

construction type(s) to property lines and/or the public way as applicable to the building 
code will be reviewed and applied to the building during plan review(s).   

 
4. General building heights and areas based on occupancy and building construction type(s) 

will be reviewed as applicable during building plan review(s).   
 
5. Fire alarms and/or fire sprinklers/fire flow as applicable will be reviewed based on 

occupancy and building construction type(s) as applicable during building plan review(s).  
6. Buildings shall not be built over property lines. The proposed project structure will span 

over multiple underling lots. A lot line elimination and/or lot consolidation should 
happen through the overall planning process to eliminate the underling lot lines for the 
overall project.   

 
3. SAFEBUILT COMMENT - LOU: WATER INTRUSION MITIGATION PER REVISED CODE OF 

WASHINGTON (RCW).  
 

• RCW 64.55.020 requires that any person applying for a building permit for construction 
of a multiunit residential building or rehabilitative construction shall submit building 
enclosure design documents to the appropriate building department prior to the start of 
construction or rehabilitative construction of the building enclosure.  

• Per RCW 64.55.010 (11) Such documents shall be stamped: "Stamped" means bearing 
the stamp and signature of the responsible licensed architect or engineer on the title 
page, and on every sheet of the documents, drawings, or specifications, including 
modifications to the documents, drawings, and specifications that become part of 
change orders or addenda to alter those documents, drawings, or specifications.  

 
4. SAFEBUILT COMMENT - LOU - PARKING PER ADOPTED MUNICIPLE CODE 15.72:  

 
15.72.010 NUMBER OF PARKING SPACES REQUIRED.  
 

5. SAFEBUILT COMMENT LOU RE: FLOOD PLAIN  
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VERIFICATION OF FEMA and/or city designated flood zone. The floodplain review and related 
items would be reviewed as applicable to the project such as elevation  

 
b. Public Works Department: The Public Works Department did not provide comments on the 

applications.  
 
c. City Engineer: The City Engineer returned comments dated December 13, 2023 [ref. Exhibit 

13.a.]. The engineer’s comments and conditions have been applied as conditions 10 through 
10.25.  

 
d. Eastside Fire District 3: Comments from Eastside Fire District 3 are not available at the time of 

completion of this staff report.  
 

4. Public Notice: Public notice was issued by mail to adjacent property owners on December 15, 2022, 
published in the Snoqualmie Valley Record on December 16, 2022, and a notice of application sign 
was posted by the property owner at the site on December 19, 2022. A SEPA Mitigated 
Determination of Non-Significance was issued on March 10, 2023, with a 14-day comment period 
that ended on March 24, 2023. On April 13, 2023, it was discovered that a project seeking the 
density bonus opportunities for affordable housing proposals in accordance with CMC 15.50 must 
be reviewed for consistency with the conditional use criteria and as a Type III permit process, a 
Hearing Examiner’s decision following an open record public hearing. Notice of Public Hearing was 
published in the Snoqualmie Valley Record on May 5, 2023, mailed to property owners within 300 
feet on April 28, 2023, and posted on the site on May 12, 2023.  

 
5. Public Comments: There were no public comments received in response to notices of these 

applications for Site Development Review and Design Review permit.  
 
 

STAFF FINDINGS, ANALYSIS, AND CONCLUSIONS 
 

Context of Staff Analysis and Recommendation: The City Planner is charged with the duties of 
upholding and administering the land use ordinances of the City of Carnation and the State of 
Washington.  With the adoption of Carnation’s Comprehensive Plan and its most recent update in 
August, 2015, the Carnation City Council set forth goals and policies designed to provide guidance for 
orderly development to occur within the City consistent with the Growth Management Act and the 
desires of area residents.  The zoning provisions of the Carnation Municipal Code is one tool developed 
for the implementation of these policies.  Section 15.04.020 A CMC provides that “This title is adopted 
pursuant to the authority contained in RCW 35A.63 (Planning and Zoning in Code Cities), RCW 35A.58 
(Boundaries and Plats). RCW 36.70A (Growth Management Act), RCW 36.70B (Local Project Review), 
RCW 86.16 (Flood Prevention), RCW Title 58. (Boundaries and Plats), and any other appropriate state 
regulations.”  RCW 35A.63.105 (Development regulations—Consistency with comprehensive plan) 
provides that “Beginning July 1, 1992, the development regulations of each code city that does not 
plan under RCW 36.70A.040 shall not be inconsistent with the city's comprehensive plan. For the 
purposes of this section, "development regulations" has the same meaning as set forth in RCW 
36.70A.030.” 
 
The following analysis takes into consideration the standards and requirements in the Carnation 
Municipal Code in relation to the subject application.  As intended by the Carnation City Council and 
directed by the Municipal Code, this analysis also considers the goals and policies of the 
Comprehensive Plan as a means of providing additional direction and clarification for the 
development of a fair and consistent decision. This analysis is recommended by staff based on an 

http://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.040
http://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.030
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evaluation of the facts of the proposal available at this time.  The public hearing process is also 
required, thereby allowing additional testimony and interpretation of the applicable ordinances, 
which may have a significant bearing on the record and subsequent decision.  There are many 
Comprehensive Plan and Zoning Code elements that may be applicable. The following are considered 
by staff to be particularly applicable to the subject proposal. 

 
 
1. RELATIONSHIP WITH LAND USE REGULATIONS: 

A. CRITERIA FOR APPROVAL; Review and City approval for Site Development Review and Design 
Review requires consistency with the following: 
 
1. The City of Carnation Comprehensive Plan; 
2. The City of Carnation Municipal Code, Title 15 CMC; 
3. Affordable Housing, Chapter 15.50 CMC; 
4. Conditional Use Decisional Criteria. Section 15.18.040 CMC;  
5. Site Development Review, Chapter 15.18, Part III CMC; 
6. Design Review, Chapter 15.18, Part IV/Design Standards and Guidelines; 
7. The Shoreline Master Program;  
8. The Floodplain Management Code, Chapter 15.64 CMC; 
9. The Environmental Policy Code, Chapter 14.04 CMC; 
10. The Critical Areas Code, Chapter. 15.88 CMC; 
11. Parks, Schools, and Transportation Impact Fee Program, Title 3 CMC. 

 

 
1. Conformance with the Comprehensive Plan: The Comprehensive Plan’s “Medium Intensity 

Commercial” Future Land Use Designation for the site is consistent with the current Mixed 
Use (MU) zoning designation (reference Comprehensive Plan’s Future Land Use Map). The 
Land Use Element of the Comprehensive Plan provides that the …Mixed Use zones allow 
both residential and commercial uses, including office as well as retail.  The purpose of the 
mixed use zone is to create a buffer between the commercial and residential areas.” 
Consistency with the standards for the Mixed Use zoning designation would ensure 
consistency with the Carnation Comprehensive Plan. 

 
2. Conformance with Title 15 CMC, the City of Carnation Land Use Code: Subsection 

15.18.160 A.1.c. CMC provides that any multi-family building that will create five or more 
new dwelling units, regardless of size, shall be subject to site development review. The 
proposed fifteen (15) affordable senior multifamily/apartment units on property zoned 
Mixed Use (MU) does require Site Development Review and Design Review permit approval 
and would need to meet the requirements and standards of the Carnation Municipal Code 
as provided below. The Design Review process is consolidated with this review/decision.  
Senior Housing is listed as a permitted use in the Mixed Use (MU) zone under CMC 
15.40.040, Table 2. The maximum density of 24 units will be increased in conformance with 
the density bonus provisions for senior affordable housing in Section 15.50.040 CMC as 
described in the following. The density, dimensional, and site plan requirements of Title 15 
CMC will be addressed through review of the proposal’s consistency with the Site 
Development Review and Design Review criteria for approval.  

 
3. Affordable Housing: 
 

15.50.070 - Review process. 
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All proposals utilizing the density incentives authorized by this chapter shall be reviewed 
concurrently with a primary proposal as follows: 
A. For the purpose of this section, a primary proposal is defined as a proposed subdivision, 

conditional use permit, site plan or building permit. 
B. When the primary proposal requires a public hearing, the public hearing on the primary 

proposal shall serve as the hearing on the use of the requested density incentives, and 
the reviewing authority shall make a consolidated decision on the proposed development 
and use of density incentives. 

C. When the primary proposal does not require a public hearing under this title, the density 
incentives under this chapter shall, in addition to the requirements of this chapter, be 
subject to the decisional criteria for conditional use permits pursuant to CMC Section 
15.16.130 and the Type III application procedures pursuant to Chapter 15.09 CMC. 

D. Any required public hearing notice for a project involving the proposed use of density 
incentives under this chapter shall include the development's requested density and the 
type and amount of affordable housing proposed. 

 
Staff Finding:  The proposal is to create fifteen (15) affordable senior housing units in a new three-
story multi-family (apartment) building. This proposal for a Site Development Review and Design 
Review permit would normally be reviewed as Type II permits through the consolidated review 
process. The proposal for fifteen (15) multi-family residential units would exceed the maximum 
allowable density for this property in the Mixed Use zone which is a minimum of 12 and a maximum 
of 24 units per net acre which would allow a maximum of ten (10) units for this 17,800 square foot 
property.  
 
However, under the density bonus provisions for affordable housing, CMC 15.50.040.D. provides 
that “Housing units affordable to and reserved for rental occupancy by low-income seniors (i.e., 
households, at least one member of which is 55 years of age or older, with a combined income no 
greater than 50% of the median King County family income, adjusted for household size).” As a 
requirement of receiving density bonus provisions, CMC 15.50.080 requires that “Prior to issuance of 
a certificate of occupancy for any dwelling unit located within a development utilizing the residential 
density incentives provided under this chapter, the development applicant shall record against the 
title of the underlying property a covenant, servitude or other instrument ensuring that all future 
sales and/or rentals of the unit will satisfy the applicable affordability standards of this chapter for at 
least a fifty-year period. The covenant, servitude or other instrument shall be in a form approved by 
the city attorney, and shall be recorded against the underlying property title at the development 
applicant's sole expense.” This requirement is applied as conditions number 13 and 14 of this 
recommendation to the Hearing Examiner.  
 
To allow a density bonus for affordable senior housing as described in the forgoing, a review of the 
conditional use criteria through the Type III permit process (Public Hearing with the Hearing 
Examiner) would be required as shown in the following code provision [CMC 15.50.070 C.]: 
 
C. When the primary proposal does not require a public hearing under this title, the density 

incentives under this chapter shall, in addition to the requirements of this chapter, be 
subject to the decisional criteria for conditional use permits pursuant to CMC Section 
15.16.130 and the Type III application procedures pursuant to Chapter [sic] 15.09 CMC.  

 
Note: Underline is for emphasis only, and the code reference “Chapter 15.16.030” is an error in the 
code. “Section” 15.16.130 CMC are the city’s subdivision chapter’s provisions for appeals of the City 
Planner’s decision on a preliminary short subdivision application. The correct code reference for the 
decisional criteria of conditional use permits is Subsection 15.18.040.A. CMC. 
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The Carnation Municipal Code clearly does not require a conditional use permit but is specific in 
stating that a proposal “…be subject to the decisional criteria for conditional use permits… and the 
Type III application procedures pursuant to Chapter 15.09 CMC.”  Therefore, these applications for 
Site Development Review and Design Review are processed through the Type III review process and 
reviewed for consistency with the decisional criteria for conditional use permits which are 
addressed in the following.  
 

4. 15.18.040.A - Decisional Criteria for Conditional Use Permits  
 
1. The proposed use is consistent with the city of Carnation comprehensive plan and the 

CMC; 
 

Staff Finding: As provided in the forgoing, the Comprehensive Plan’s “Medium Intensity 
Commercial” Future Land Use Designation for the site is consistent with the current Mixed Use (MU) 
zoning designation (reference Comprehensive Plan’s Future Land Use Map). The Land Use Element 
of the Comprehensive Plan provides that the …Mixed Use zones allow both residential and 
commercial uses, including office as well as retail.  The purpose of the mixed use zone is to create a 
buffer between the commercial and residential areas.” Consistency with the standards for the Mixed 
Use zoning designation would ensure consistency with the Carnation Comprehensive Plan. 
Therefore, the proposal satisfies this approval criterion for a conditional use. 
 

 
2. The proposed use is designed and constructed, and will be operated and maintained, in a 

manner that is compatible with the existing or intended character, appearance, quality 
of development and physical characteristics of both the subject property and the 
surrounding vicinity; 

 
Staff Finding: The proposed use is listed as a permitted use in the underlying MU zone which is 
therefore considered a use that is compatible with the existing and intended character, appearance, 
and quality of those of the surrounding vicinity. Additionally, consistency with the site plan and 
design review criteria of the City of Carnation Design Standards and Guidelines (2018) will ensure 
that the proposal is developed in a way that further achieves the community’s goals and objectives 
as set forth therein. Therefore, the proposal satisfies this approval criterion for a conditional use. 
 

3. The location, size and height of buildings, structures, walls, fences, and screening 
vegetation for the conditional or special use will not hinder neighborhood circulation or 
discourage the permitted development or use of neighboring properties; 

 
Staff Finding:  The elements of this proposed development will not hinder neighborhood circulation 
or discourage any permitted development or use of neighboring properties. Therefore, the proposal 
satisfies this approval criterion for a conditional use. 
 

4. The type, hours of operation, and appropriateness of the proposed use in relation to 
adjacent uses will not create unusual hazards or result in adverse impacts; and 

 
Staff Finding:  The proposed use is associated with the Sno-Valley Senior Center located on the 
adjacent property to the south and consists of fifteen (15) affordable housing apartment units for 
seniors (55 years and older). Beyond the construction phase of the development, this use will not 
create unusual hazards or result in adverse impacts. Best management practices as required for any 
construction in the city of Carnation will mitigate the potential for hazards or adverse impacts during 
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the construction phase of the project. Therefore, the proposal satisfies this approval criterion for a 
conditional use. 
 

5. The proposed use will be served by adequate public facilities and services and will not 
adversely affect public services to the surrounding area in a manner and/or to a degree 
that cannot be sufficiently mitigated through the imposition of reasonable conditions of 
approval. 

 
Staff Finding: The proposed project site is abutting two (2) city streets and two (2) city alleys, will be 
served by available city water and sewer services, and will provide parking that is calculated to serve 
the proposed fifteen (15) affordable senior housing units and replace the parking that has been 
displaced to allow construction of the proposed development. Therefore, the proposal satisfies this 
approval criterion for a conditional use. The proposal will not adversely affect public services to the 
surrounding area in a manner and/or to a degree that cannot be sufficiently mitigated as 
conditioned herein. Therefore, the proposal satisfies this approval criterion for a conditional use. 
 

5. Conformance with Site Development Review: 
 

A. CMC 15.18.150 - Purpose. The purpose of site development review is to establish a 
permit process to review the conceptual plan for the development of property for 
residential (other than single detached), recreational/cultural, general services, business 
services, retail, manufacturing, and regional land uses where a division of property is not 
proposed under this title. Site development review precedes approval of a building 
permit or other construction permits, in order to ascertain that the general lay out of the 
development will conform to the requirements of this title, including but not limited to 
dimensional standards, streets and sidewalks, parking, landscaping and protection of 
critical areas. 

 
Staff Finding: The proposal is to develop a new 3-story affordable senior housing building consisting 
of fifteen (15) one-bedroom residential units with common areas, associated parking for 27 vehicles, 
and outdoor amenity spaces on 17,800 square feet of property in the Mixed Use (MU) zone. This 
site development review will determine that the general layout of all elements of the proposal such 
as parking, accessory structures, landscaping, streets and sidewalks conform to the standards of 
Title 15 CMC and the City of Carnation Design Standards and Guidelines. 
 

B. 15.18.160 - Applicability.  
A. Site Development Review. 

1. Applicability: Site development review shall be required for any of the following: 
c. Any multi-family building that will create five or more new dwelling units, 

regardless of size. 
2. Site development review permits shall be a Type 2 permit. 

 
Staff Finding:  This proposal is to develop fifteen (15) affordable senior housing units in a new 3-
story affordable senior housing building. This proposal is being processed as a Type III permit due to 
the requirement that proposals seeking a density bonus for affordable housing pursuant to Chapter 
15.50 CMC must satisfy the decisional criteria for conditional uses through the Type III permit 
process [ref. 15.50.070.C. CMC].  

 
C. CMC 15.18.220.A. Decision. …The city planner's decision shall include any reasonable 

conditions to ensure consistency with the city's development regulations based upon, but 
not limited to, the following: 
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1. Conformance of the proposed site development plan with any conditions on a 
portion of the site, and with any applicable codes and ordinances of the state of 
Washington and the city;  

 
Staff Finding: The applicable codes and ordinances include, but are not limited to, the standards for 
the MU zone, landscaping (CMC 15.76), streets and sidewalks (CMC 15.56), utilities (CMC 15.60), 
and parking (CMC 15.72). 
 
The Mixed Use (MU) zone allows senior housing as a permitted use. The maximum allowable 
residential density in the MU zone is twenty-four (24) units per acre. The property is 17,800 square 
feet (0.41 acres) in area and could have a maximum of ten (10) residential units pursuant to 
Subsection 15.48.020 CMC. This proposal is for fifteen (15) affordable senior residential units which 
qualifies for a density bonus of 1.5 pursuant to CMC 15.50.040.  
 
The building setbacks for multi-family apartment development in the MU zone are ten (10) foot 
front yard, five (5) foot side yard (each side), and twenty-twenty (20) foot rear yard [CMC 15.48.080, 
Table II]. The site plan shows the proposed new building would meet all building setback 
requirements with a ten (10) foot front yard (west property line abutting Stephens Avenue), five (5) 
foot side yard (north abutting Commercial Street), 34.7-foot side yard (south abutting Alley C), and 
approximately fifty-six (56) foot rear yard (east abutting Alley J at its closest point) setback.  The 
project site is sixty (60) feet from a single family residential zone to the west; therefore, the 
maximum allowable building height for multi-family apartments as provided in Chapter 15.48 CMC is 
thirty-five (35) feet with a minimum ten (10) foot stepback having a maximum twenty-five (25) foot 
building height. Subsection 15.48.060 A.1.CMC provides that “The height of a building shall be the 
vertical distance measured from the mean elevation of the finished grade at the front of the building 
to the mid-point between the ridgeline and the eaves of the building for gable, hip and gambrel 
roofs; the vertical distance from finished grade to the top of the highest roof beams on a flat or shed 
roof; and to deck level on a mansard roof.”  The building height of the proposed structure is 34.38 
feet as measured consistent with CMC 15.48.060 A.1. [ref. west building elevation, Exhibit 3, page 
A3.1]. The west upper story is stepped back 24.3 feet from the front property line abutting Stephens 
Avenue [ref. north building elevation, Exhibit 3, page A3.2] 
 
Landscaping (CMC 15.76) for the project is required under Section 15.76.040 with specific 
requirements provided in Table 1 of that section. Specifically, side or rear yards of multifamily uses 
adjacent to nonresidential zones or nonresidential uses require 10 feet with screen fencing. 
Descriptions of screens and landscape types are provided in Subsection 15.76.030 CMC. This 
proposal would require Type A or B landscaping as described in Section 15.76.030 CMC.  
 
There are no parking lots adjacent city streets and there are no interior parking lots associated with 
this proposal. There is proposed parking along each of the abutting alleys, fourteen (14 spaces (2 
ADA and 12 standard) along Alley C, and eight (8) spaces along Alley J. The proposed landscape plan 
shows 5,440 square feet of landscaping around the entire site and 1,312 square feet of Type B 
landscaping between the parking areas visible from Commercial Street and Stephens Avenue.  
 
Landscape requirements for parking lots are specifically provided in Subsection 15.76.045 CMC as 

follows: 

1. Internal landscaping for surface parking lots containing ten or more parking spaces shall be 

provided. Specifically:  

a. Canopy trees should be utilized within parking areas. 
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b. There shall be no more than eight parking spaces in a row without a landscaping bed 

containing a tree, shrubs and ground cover.  

c. At least one tree for every six parking spaces shall be provided (this excludes trees in the 

required perimeter areas).  

d. Wheel stops, curbs or walkways shall be used to protect landscaping from vehicles. 

e. Minimum required internal surface parking lot landscaped areas for parking lots 

providing 10 to 50 parking spaces is 15 square feet per parking space. 

2. The landscaping requirement for parking lots of ten or more parking spaces shall be in effect 

even if the parking lot and/or the number of parking spaces is not required by the application 

of this title.  

3. Architectural elements used as an alternative for landscaping: Trellises or arbors may be 

substituted for trees if the city planner finds that these architectural elements will provide 

adequate screening between a parking lot and a street or between a parking lot and any side 

or rear lot, or that such elements shall provide adequate shading, screening and visual relief, 

and to reinforce safe pedestrian access routes within the parking area. To be approved, 

architectural elements must:  

a. Be at least five feet above the surrounding grades; 

b. Use horizontal elements to create shade; and 

c. Contain plantings that at maturity will be integrated with the architectural elements 

(e.g., vines that will grow up a trellis).  

4. Architectural elements that meet the criteria above may be substituted as follows: 

a. Three hundred square feet of footprint of an architectural element may replace an 

evergreen tree.  

b. Five hundred square feet of footprint of an architectural element may replace a 

deciduous tree.  

 
There is one proposed parking area consisting of fourteen spaces (2 ADA and 12 standard spaces) 
that is not interior to the site; however, it does provide Type B landscaping at each end of the 
parking area with a landscaping bed containing a tree, shrubs and ground cover dividing the lot into 
eight (8) and six (6) spaces. The landscape plan shows eight (8) trees around this parking area, two 
(2) of which are part of the required Type B landscaping requirements. The proposed landscaping 
plan provides adequate trees to satisfy the one (1) tree per six (6) parking spaces requirement.  
 
Prior to building permit issuance, a final landscape plan must be submitted by the project proponent 
and approved by the city planner. Prior to building permit certificate of occupancy, the landscaping 
must be installed as approved. The provisions of Section 15.76.080 CMC, Irrigation and 
maintenance, are intended to provide for the long-term establishment and health of new landscape 
plantings, to ensure the long-term maintenance and attractiveness of landscape plantings, and to 
promote drought resistant planting materials. 
 
Where applicable, the standards in Subsection 15.76.080 B. CMC must be fulfilled for projects 
subject to the landscaping requirements of Chapter 15.76 CMC.  These standards require that all 
areas where new landscaping is being required shall be provided with irrigation systems. The one 
exception to this requirement is for areas of undisturbed existing vegetation, low areas with existing 
high soil moisture conditions, or landscape areas consisting of drought-tolerant vegetation shall not 
require permanent irrigation systems. The site plan does not appear to show any areas where 
existing vegetation will be undisturbed.  
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For all projects, the landscape areas shall be maintained by the property owner in accordance with 
the following standards [CMC 15.76.080 B.2.]:  

 
a. All landscaping shall be maintained with respect to pruning, trimming, mowing, watering, 

insect control, fertilizing, or other requirements to create a healthy growing condition and 
attractive appearance and to maintain the purpose of the landscape type.  

 
b. Dead, diseased, stolen, vandalized, or damaged plants shall be replaced within three months 

with the plants indicated on the approved landscape plan.  
 
c. All landscaped areas shall be maintained reasonably free of weeds and trash. 
 
d. The requirements of this subsection shall be recorded on the landscaped property to apply to 

all subsequent owners of the property. The covenant shall provide that the city shall be 
entitled to its costs and attorney fees in any action in which it prevails in enforcing the 
covenant.  

 
Additionally, projects must have a maintenance assurance device (MAD) which shall be required by 
the city to ensure that landscaping will be installed and maintained for two years according to the 
approved plans and specifications. This could be either a CD (certificate of deposit) in the city's 
name, a letter of credit from the developer's bank, or cash. The amount required must be ten 
percent of the total cost of the materials. The MAD would be used by the city to hire a contractor to 
replace lost material due to non-maintenance.  
 
New developments are encouraged to use planting materials that require only temporary irrigation 
systems. Such systems are encouraged to be removed after twenty-four months or two growing 
seasons, whichever occurs first, provided that the plantings are established. 
 
As a condition of this project approval, prior to building permit issuance the maintenance provisions 
of Section 15.76.080 CMC will need to be satisfied.   
 
Streets and sidewalks (CMC 15.56) and Utilities (CMC 15.16): The City Engineer has provided 
comment and conditions in their correspondence dated December 12, 2022 [Exhibit 13.a.] that 
adequately address the street frontage requirements and utility installation in conformance with the 
City of Carnation Combined Water and Sanitary Sewer Utility Technical Standards [recommended 
conditions 10 through 10.25].  
 
Parking (CMC 15.72): As required in the Carnation Municipal Code [CMC 15.72.130], the off-street 
parking requirements for senior housing is one (1) space per dwelling unit plus one additional space 
for every four units in the development. However, this project is submitted as an “affordable” senior 
housing development and may be considered under the standards of CMC 15.50, Affordable 
Housing. Subsection 15.05.060 B. CMC provides that “projects comprised entirely of affordable 
senior housing shall provide 1.0 parking space(s) per dwelling unit. All other projects shall conform to 
the parking requirements specified in Chapter 15.72 CMC.”  
 
Currently, the Senior Center provides eighteen (18) off-street parking spaces that serve the center 
along with parking opportunities along the abutting public rights-of-way. The new fifteen (15) unit 
senior housing facility will require an additional fifteen (15) off-street parking spaces (1 per unit). 
The proposed project will eliminate the existing eighteen (18) off-street parking spaces and provide 
twenty-seven (27) off-street parking spaces, fifteen of which are dedicated to the proposed senior 
housing units, resulting in a net loss of nine (9) off-street parking spaces. It should be noted that 
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there are eight (8) to nine head in parking (9) spaces in front (west) of the Senior Center that are in 
the public right-of-way of Stephens Avenue which are not considered in calculating off-street 
parking requirements.  
 
The Carnation Municipal Code [CMC 15.72.020(B)(2)] provides that the city may allow deviations 
from the parking requirements set forth in Subsection 15.72.010 (e) when it finds that a 
“…residential development is irrevocably oriented toward the elderly or other demographic group 
which, due to the driving characteristics of the group, requires fewer or more parking stalls than the 
general populace.”  
 
The submitted parking study [Exhibit 15] provides numbers from similar facilities in other 
jurisdictions similar to Carnation that may support a reduction in parking requirements, however, 
those statistics do no consider growth potential that would be proportionate to their respective 
community’s future growth projections. The parking study does make a case for allowing some relief 
from the off-street parking requirements for the proposed senior housing. In their environmental 
review of the proposal and subsequent mitigated determination of non-significance MDNS), the 
Lead Agency must consider the impacts associated with “spill over” parking during peak times and 
special events which would result in a higher incidence of on-street parking; thus, displacing public 
parking opportunities for the city’s downtown district.  
 
The City of Carnation’s downtown commercial district is a pedestrian oriented district with limited 
parking in the vicinity of Tolt Avenue which is less than one block from the Senior Center. Given that 
the provisions for public parking are on the side streets that are parallel and perpendicular to Tolt 
Avenue, there is the potential for adverse impacts to transportation in the form of reduced public 
parking opportunities.  
 
The City of Carnation (SEPA Lead Agency) determined that this potential for adverse parking impacts 
could be mitigated with the provision of additional on-street parking in the immediate vicinity that 
would compensate for any displaced parking opportunities adjacent to the project site. This could 
be done by providing up to five (5) angled parking spaces on the west side of Stephens Avenue 
beginning one half block south of the Senior Center and ending at the Entwistle Street right-of-way. 
Currently, there are eight (8) angled parking spaces on the west side of Stephens Avenue beginning 
at the intersection with Bird Street and ending mid-block at the alley. This parking area is made of a 
gravel surface with wheel stops for each angled parking space, and an infiltration trench at the right-
of-way edge to handle stormwater runoff. 
 
As mitigation of the potential for adverse impacts to public parking, the applicants are required 
provide five (5) angled parking spaces along the west side of Stephens Avenue from the mid-block 
alley south to Entwistle Street. The parking spaces should be developed to the same standard as the 
existing eight (8) angled parking spaces beginning at the intersection with Bird Street. The 
proponent will consult with the City Engineer for details and specifications.  
The parking requirements must be satisfied as a condition of site development review approval.  

 
2. A finding that the site plan makes appropriate provisions for, but not limited to, the public 

health, safety, and general welfare related to dedication of rights-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;  

 
Staff Finding: The conditions of the August 15, 2022, approved Certificate of Water Availability and 
Certificate of Sewer Availability will ensure appropriate provisions for sanitation and water supply. 
As provided above, City Engineer has provided comments and conditions in their correspondence 
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dated December 12, 2022 [Exhibit 13.a.] that adequately address the street frontage requirements 
and utility installation in conformance with the City of Carnation Combined Water and Sanitary 
Sewer Utility Technical Standards [recommended conditions 10 through 10.25]. 
 

3. A finding that the site plan complies with all applicable provisions of this title, and all other 
applicable adopted administrative rules and regulations. 
 

Staff Finding: As provided in the forgoing analysis, the proposed affordable senior housing 
apartments would satisfy this review criterion as conditioned herein.  
 

6. Conformance with the Carnation Design Standards and Guidelines:  
 

Staff Finding:  The proposal is for non-single family residential development and the subject 
property is within a Mixed Use (MU) zone; therefore, the proposal is subject to the requirement for 
design review to demonstrate consistency with the Carnation Design Standards and Guidelines. The 
property does not abut Tolt Avenue, so orientation is not at issue. The proposed site plan satisfies 
Section 1.1.6 for multi-family residential buildings. The building will front Stephens Avenue and abut 
W. Commercial Street with parking access along the abutting Allys to the east (Ally J) and south 
(Alley C).   
 

A. 15.18.240 - Purpose and adoption of design guidelines. The document entitled Design 
Standards and Guidelines ("Design Standards") are adopted by reference and 
incorporated by this reference as if set forth in full. The design standards are intended to 
provide clear objectives for those embarking on planning and design of commercial and 
multifamily projects in Carnation, to increase awareness of design considerations among 
the citizens of Carnation and to maintain and enhance property values within Carnation.  

 
Staff Finding: This project for a fifteen (15) unit affordable senior housing project is being reviewed 
as a multi-family development for the purposes of the City of Carnation Design Standards and 
Guidelines.  

 
B. 15.18.250 - Applicability and process.  

A. The design standards apply to all non-single-family development in the following 
zones: central business district, mixed use, service commercial and multifamily 
residential zones, and in the public use zone where the property abuts Tolt Avenue.  

 
B. Within the zoning districts identified in subsection A of this section, the design 

standards apply only to the following:  
1. New construction, except for single-family detached housing; 
2. Major exterior remodels, defined as all remodels within a three-year period 

whose value exceeds fifty percent of the value of the existing structure, as 
determined by city of Carnation valuation methods, except as provided in CMC 
Section 15.18.270  

3. Minor exterior remodels, defined as all remodels within a three-year period with 
value of fifty percent of the valuation or less.  

 
Staff Finding:  This proposal to develop fifteen (15) affordable senior housing units in a new 3-story 
affordable senior housing building is new construction [CMC 15.18.250 B.1.] 

 
C. 15.18.320 - Decision.  
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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 approved, approved with conditions, or denied. The city 
planner's decision shall include any conditions to ensure consistency with the city's 
development regulations based on, but not limited to, the following:  
 
1. Conformance of the proposed design with an approved site plan, building 

permit, any conditions on a portion of the site, and with any applicable codes 
and ordinances of the state of Washington and the city;  

 
Staff Finding: A site plan was submitted with the application for Design Review which is subject to 
this review for consistency with the standards for Design Review and all other applicable codes and 
ordinances of both the city and state. Any conditions of building permit approval will also be 
required to maintain consistency with the Carnation Design Standards and Guidelines adopted 
September 25, 2005 and amended October 2018.  

 
2. A finding that the design of new or remodeled buildings and site plan meet the 

requirements of the design standards;  
 

Staff Finding: The following provisions are the design standards and guidelines for building location 
and orientation elements and service and storage elements from Chapter 1, and open space and 
recreation for residential uses elements from Chapter 2, parking layout and design elements from 
Chapter 3, and architectural style and elements from Chapter 4 of the Carnation Design Standards 
and Guidelines adopted September 25, 2005 and amended October 2018: 

 
1.1 Building Location and Orientation 
Intent 

• To create an active and safe pedestrian environment by encouraging development to 
orient towards the street.  

• To upgrade Carnation’s visual identity. 

• To reduce the impact of parking lots and blank walls located adjacent to the street. 

• To reinforce Carnation’s pattern of storefronts along Tolt Avenue in the downtown 
area. 

• To reinforce the landscaped character of the Tolt Avenue corridor at the southern 
entrance into Carnation 

 
Standards 
1.1.6 Multi-family residential buildings must be oriented towards streets, interior private 
roadways, or common open space and not parking lots or adjacent properties.  
Specifically:  

• The primary building entry shall face the street.  Alternatively, building entries that 
face onto a common open space which is oriented towards the street is acceptable.  

• Buildings with individual ground floor entries should face the street to the extent 
possible.  

• Buildings shall also provide windows that face the street to provide “eyes on the 
street” for safety.  

 
Staff Finding: The proposed building entry is oriented toward Stephens Avenue. The rear entry is 
oriented toward the proposed open space and parking areas adjacent to Alley J to the east of the 
property. The building will provide windows that face Stephens and Commercial Street [ref. Sheets 
A3.1 and 3.2. Exhibit 3] The proposal satisfies this standard for approval.   
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1.3 Service and Storage Elements  
Intent  

• To encourage thoughtful siting of service and storage elements that balances the 
need for service and storage with the desire to screen its negative impacts.  

• To screen the negative impacts of service elements.  
Standards  
1.3.1 All Sites: Service areas visible from the street, pathway, pedestrian-oriented space 
or public parking area (alleys are exempt) shall be enclosed and screened around their 
perimeter by a wall or fence at least seven feet high, concealed on the top and should 
have self-closing doors.  If the area is adjacent to a public street, sidewalk, or interior 
pathway, a landscaped planting strip, minimum three feet wide, shall be located on 
three sides of such facility.  
 
Guidelines  
1.3.2 All Sites: Service and storage areas should be located to minimize impacts on the 
pedestrian environment and adjacent uses.  Service elements should generally be 
concentrated and located where they are accessible to service vehicles and convenient 
for tenant use.  
 
1.3.3 All Sites: Service enclosures should be made of masonry, ornamental metal or 
wood, or some combination of the three.   
 
1.3.4 All Sites: Roof-mounted mechanical equipment should be located so as not to be 
visible from the street, public open space, parking areas, or from the ground level of 
adjacent properties.  Screening features should utilize similar building materials and 
forms to blend with the architectural character of the building. 

 
Staff Finding: Service and storage areas are located away from the pedestrian environment and 
should not impact adjacent uses. All proposed HVAC equipment (primarily heat exchangers for 
units) will be located on the flat roof at the east end of the proposed building. This area will be 
screened with a parapet wall of sufficient height to conceal all mechanical equipment. Other 
equipment will be located in the interior of the building, excepting elements such as transformers 
and fire department hook ups. The proposal satisfies this standard for approval. 
 

2.4 Open Space and Recreation for Residential Uses  
Intent  

• To create usable, accessible and inviting open spaces for residents.  
 
Standards  
2.4.2 Other multi-family residential uses (not described in Standard 2.4.1) must provide 
at least 100 square feet of open space per unit.  Special requirements and 
considerations:  
-  Open space may include courtyards, patio areas, multi-purpose green spaces, and 

balconies.  
-  Open space must be large enough to provide functional leisure or recreational 

activity per the City Planner.  For example, long narrow spaces (less then 20 feet 
wide) rarely, if ever, can function as usable common space.  

-  Open space must be visible from adjacent units.  
-  To the extent possible, provide individual entries onto the open space from ground 

floor residential units.  Small, semi-private open spaces for adjacent ground floor 
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units that maintain visual access to the common area are strongly encouraged to 
enliven the space.  

-  The open space must feature paths, seating, lighting and other pedestrian amenities 
to make the area more functional and enjoyable.  

-  Open space must be separated from service areas and parking lots with landscaping 
and/or low-level fencing.  

-  Open space should be oriented to receive sunlight, facing east, west or (preferably) 
south, when possible.  

-  Minimum required setback areas shall not count as open space in calculations unless 
they are designed in such a way that the area meets the Intent.  

-  Balconies may account for up to 50 percent of the required open space and must be 
at least 35 square feet with no dimension less than 4 feet to provide a space usable 
for human activity. 

 
Staff Finding: The proposed project includes 2,644 square feet of designated open space, exceeding 
the required 1,500 square feet are required (15 units x 100 square feet). The open space will be 
large enough to allow for functional leisure or passive recreational use by the residents. The open 
space will provide pedestrian paths that connect with adjoining sidewalks and city rights-of-way, 
and will also provide a garden area for the residents. The largest open space area will face east and 
be separated from the parking lots with landscaping and low-level fencing. The proposed open 
space areas are designed in such a way that the area meets the Intent of this section; therefore, the 
proposal satisfies this standard for approval.  

 
3.3 Parking Layout and Design  
Intent  

• To minimize negative impacts of parking lots on the streetscape and pedestrian  

• environment.  

• To promote shared parking between compatible uses. 
 
3.3.4 Sites not adjacent to Tolt Avenue: Off-street parking areas must be located to the 
rear or side of buildings to the extent reasonably possible.  
 

Staff Finding: All proposed parking for the residents is at the rear (east abutting Alley J) and side 
(south abutting Alley C) of the proposed building. 
 

4.1 Historic Properties 
Intent 
To encourage preservation, rehabilitation, restoration, or reconstruction of  
historical properties based on appropriate historic information, materials, and  
methods. 
 
4.2 Architectural Style/Character  
 
Intent  

• To reinforce the unique small town character of Carnation.  

• To encourage developments to employ desirable architectural features found in 
historical Carnation buildings without promoting a false sense of historicism.  

 
Standards  
4.2.1 All sites.  Architecture that is defined predominately by corporate identity features 
(and difficult to adapt to other uses) is prohibited.  For example, some fast food 
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franchises have very specific architectural features that reinforce their identity.  Besides 
diluting the town’s identity with corporate (and therefore generic) identities these 
buildings are undesirable because they are not adaptable to other uses when the 
corporate franchises leave.    
 
4.2.2 All sites: Unusual design themes or architectural styles that have no history with 
Carnation such as Eclectic Alpine, Southwest, English Tudor, International styles, are 
prohibited.    
 
4.3.4 Multi-Family Residential Buildings: New building facades visible from the public 
and private streets, common open space, and common parking areas shall be articulated 
with windows, balconies, bay windows, or other architectural elements.  Building 
articulation shall be accomplished with design elements such as the following, so long as 
the articulation interval does not exceed 30 feet:   

 Horizontal building modulation.   
Specifically:   

-  The maximum facade width (as measured horizontally along the building 
exterior) without building modulation shall be 30 feet.  

-  The minimum depth of modulation shall be 12 inches if tied to a change in 
roofline or a chance in building material, siding style, and/or color  

-  Balconies or bay windows that project from the façade may be used as all or 
part of the building modulation required above so long as they are tied to 
changes in the roofline.  Individual balconies must have an area of at least 35 
square feet to qualify.  Basic balconies that are attached onto a building without 
façade modulation will not qualify.  

-  Changes in color tied with building modulation can help reduce the scale and 
add visual interest.  

• Modulated roofline. Roofs are a design element and should relate to the building 
façade articulations.  A variety of roof types and configurations should be used to 
add interest and reduce the perceived building bulk.    

 
4.3.5 All Buildings: Building elevations facing the street or lower intensity zone edge that 
are wider than 120 feet must include at least one of the following features to break up 
the massing of the building and add visual interest:   

• Provide building modulation at least six feet deep and 15 feet wide.  For multi-story 
buildings, the modulation must extend through more at least than one-half of the 
building floors. 

 

• Use of a contrasting vertical modulated design component featuring all of the 
following:  
- Utilizes a change in building materials that effectively contrast from the rest of the 

façade.  
- Component is modulated vertically from the rest of the façade by an average of six 

inches. 
 

• Façade employs building walls with contrasting articulation that make it appear like 
multiple distinct buildings. To qualify for this option, these contrasting façades must 
employ all of the following:  
-  Different building materials and/or configuration of building materials  
-  Contrasting window design (sizes or configurations). 
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• Alternative designs will be considered provided the design meets the purpose of the 
standards.  Supplemental consideration for approving alternative designs:  
-  Width of the façade. The larger the façade, the more substantial 

articulation/modulation features need to be. 
-  The type of articulation treatment and how effective it is in meeting the purpose 

given the building’s context. 
 

Staff Finding: The proposed building is enhanced with multiple architectural details and reflect early 
20th century architecture. Details and finishes match or are similar to the existing Senior Center, 
which is a considered a traditional building built in 1925.  
 

4.5 Exterior Building Materials and Color  
Intent  

• To encourage high quality building materials that will upgrade the character  

• and identity of Carnation.  

• To discourage poor materials with high life cycle costs.  

• To discourage materials and colors that are not compatible with the character  

• and scale of Carnation.  

• To discourage materials and treatments of buildings that create a false sense of  

• historicism in new development.  

Standards  
4.5.1 All buildings incorporating metal siding: If metal siding is used on non-residential 
buildings, it must have visible corner moldings and trim and incorporate masonry, stone, 
or other durable permanent material near the ground level (first 2 feet above sidewalk 
or ground level).  Metal siding is prohibited on residential buildings.  
 
4.5.2 All non-residential buildings incorporating concrete block: When used for the 
primary façade of any building, concrete blocks must be split or rock-faced and limited to 
30 percent of the façade area.   
 
4.5.3 All buildings incorporating EIFS: Non-residential building facades incorporating 
Exterior Insulation and Finish system or “EIFS” must be trimmed in wood or masonry and 
should be sheltered from extreme weather by roof overhangs or other methods.  EIFS is 
limited to no more than 30 percent of the façade area.  Weather exposed horizontal 
surfaces must be avoided.  Masonry, stone, or other durable permanent material is 
required near the ground level (first 2 feet above sidewalk or ground level). EIFS is not 
allowed on residential buildings.  
 
4.5.4 All buildings: The following materials are prohibited:  

- Mirror glass  
- Textured or scored plywood (including T-111 or similar plywood except for board 

and batten) 

Staff Finding:  Proposed building elements are 1.) decorated two color point scheme, with a “belly 
band” trim and casings in a contrasting color, 2.) A decorative porch/entry wrap around porch with 
traditional 8x8 inch painted wood columns, and 3) decorative traditional roof brackets at gable roofs 
to match existing Senior Center and other local traditional buildings. All windows on the building are 
cased in 4” trim with a color contrasting the façade. [ref. Sheets A3.1 and 3.2, Exhibit 3]. 
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3. A finding that the site plan complies with all applicable provisions of this title, and all 
other applicable administrative rules and regulations.  

 
Staff Finding: Provided herein are findings that the proposed development of the site can 
conditionally comply with all applicable provisions for Design Review.  
 

B. Additional documents shall be submitted as necessary for review and approval such as a plat 
certificate, boundary survey, agreements, easements, and covenants.  

 
Staff Finding: At the time of permit submittal, it was acknowledged that the property was composed 
of two Assessor’s parcels. In order to carry out this development the properties would need to be 
lawfully combined in accordance with the lot line adjustment requirements of the Carnation 
Municipal Code. The applicants submitted an application to combine the lots which was approved 
by the City.  At the time of this staff report completion, the recorded copy of the lot combination 
has not been submitted. Prior to any further permit issuance, a copy of the approved lot 
combination recorded with the King County Auditor must be submitted to the City. Otherwise, no 
additional documents are necessary for review and approval of this Design Review application.  
 
Additionally, the applicant must record against the title of the underlying property a covenant, 
servitude or other instrument ensuring that all future sales and/or rentals of the unit will satisfy the 
applicable affordability standards of this chapter for at least a fifty-year period. The covenant, 
servitude or other instrument shall be in a form approved by the city attorney, and shall be recorded 
against the underlying property title at the development applicant's sole expense [recommended 
condition number 14]. 
 

C. The decision of the city planner shall be final. 
 

Staff Finding: This decision of the City Hearing Examiner is final unless an appeal is filed under 
Chapter 15.11 CMC.  
 

D. The decision shall become effective ten calendar days after the decision has been mailed, or 
if an appeal is filed under Chapter 15.11 CMC, upon final resolution of the appeal.  

 
Staff Finding: This decision should become effective twenty-one (21) days from the issuance of the 
notice of decision which is the close of the appeal period. In the case of an appeal pursuant to 
Chapter 15.11 CMC, the decision shall become effective upon resolution of said appeal.   
 

E. A design approval automatically expires and is void if the applicant fails to file for a building 
permit or other necessary development permit and fails to make substantial progress 
towards completion within twenty-four months of the effective date of the site plan 
approval. "Substantial progress" includes the following: completion of grading and the 
installation of major utilities. The city planner may grant a single extension of up to ninety 
days.  

 
Staff Finding: The progress of the proposed project as outlined in this decision will be monitored by 
city staff for conformance with this standard of approval until completion.  
 

F. All construction and site development activities related to the design review are prohibited 
until the decision becomes effective and until authorized by any subsequent required 
permits.  
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Staff Finding: No permits will be issued until twenty-one (21) days from the issuance of the notice of 
decision unless an appeal is otherwise filed in accordance with Chapter 15.11 CMC. 

 
7. Conformance with the City of Carnation Shoreline Master Program: The subject property is not 

within 200 feet of the Snoqualmie River floodplain; therefore, the project is not subject to the 
requirements of the Carnation Shoreline Master Program.  

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

Environmental Policy Act (SEPA) Chapter 197-11 WAC: This proposed Site Development Review 
permit would allow fifteen (15) multi-family apartments within the Mixed Use (MU) zone. The 
threshold for exemptions is four (4) units; therefore, a SEPA mitigated determination of non-
significance (MDNS) pursuant to WAC 197-11-340(2) and WAC 197-11-350 was issued effective 
March 10, 2023, with a 14-day comment period ending on March 24, 2023. In response to timely 
comments a modified MDNS was issued on April 13, 2023. 

 
9. Conformance with Chapter 15.64 CMC, the Floodplain Management Code: The subject property is 

not located within any mapped flood way or 100-year flood zone.  
 
10. Conformance with the Critical Areas Code, Chapter 15.88 CMC: The property is not situated within 

any known or mapped critical areas. 
 
11. Conformance with Transportation, School, and Park Impact Fee Program: The proposal is exempt 

from the requirements for school impact fees pursuant to CMC 3.48.060 A., Exemptions and credits. 
 The proposal is exempt from the requirement for traffic impact fees pursuant to CMC 3.50.050 A.4., 

Exemptions. The proposal is exempt from the requirement for parks impact fees pursuant to CMC 
3.70.050 A.4. - Exemptions.  

 
CONCLUSIONS 

 
1. The proposed use is to establish a fifteen (15) unit affordable senior housing development on 

property within the underlying Mixed Use (MU) zone. The MU zone is described as a designed to 
accommodate a mixture of certain, limited residential uses, office uses and commercial uses. It is 
intended that this zoning classification be applied primarily in areas adjacent to the central business 
district, or as a transition zone between commercial and residential uses. Senior housing is listed as 
a permitted use in the MU zone subject to the requirements for an approved Site Development 
Review and Design Review permit pursuant to CMC 15.18.150 et.seq. and 15.18.240 et.seq. 

 
2. The proposal is to create fifteen (15) affordable senior housing units in a new three-story multi-

family (apartment) building. The proposal for fifteen (15) multi-family residential units would exceed 
the maximum allowable density for this property in the Mixed Use zone which is a minimum of 12 
and a maximum of 24 units per net acre which would be a maximum of ten (10) units for this 17,800 
square foot property. As an affordable senior housing development it can receive a density bonus of 
1.5 units to achieve the fifteen (15) proposed units subject to the requirements of Chapter 15.50 
CMC.  

 
3. Applications for Site Development Review would be reviewed concurrent with Major Design Review 

as a Type II permit in accordance with CMC 15.09.050, CMC 15.18.250(B)(2), CMC 15.18.160(1)(c) 
and CMC 15.18.270.  To allow a density bonus for affordable senior housing as described in the 
forgoing, a review of the conditional use criteria through the Type III permit process (Public Hearing 
with the Hearing Examiner) would be required pursuant to CMC 15.50.070 C. These applications for 
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Site Development Review and Design Review have been reviewed through the Type III review 
process and the decisional criteria for conditional use permits.  

 
4. The proposal has been reviewed for and found to be consistent with the requirements for 

affordable housing pursuant to Chapter 15.50 CMC. 
 
5. The proposal has been reviewed for and found to be consistent with the decisional criteria for 

conditional use permits in Subsection 15.18.040.A. CMC. 
 
6. The application for Site Development Review permit has been reviewed under this Type III permit 

process for consistency and, as conditioned, determined to be in conformance with the determined 
purpose, applicability, and decisional criteria for site development review approval, including the 
City of Carnation Comprehensive Plan and Title 15 of the Carnation Municipal Codes. 

 
7. The application for Design Review permit number DR 22-0004 has been reviewed under this Type III 

permit process for consistency with the Carnation Design Standards and Guidelines and, as 
conditioned, determined to comply with the intent, standards, and guidelines for multi-family 
residential uses therein.  

 
8. This proposed Site Development Review permit would allow fifteen (15) multi-family apartments 

within the Mixed Use (MU) zone. The threshold for exemptions is four (4) units; therefore, a SEPA 
mitigated determination of non-significance (MDNS) pursuant to WAC 197-11-340(2) and WAC 197-
11-350 was issued effective March 10, 2023, with a 14-day comment period ending on March 24, 
2023. In response to timely comments a modified MDNS was issued on April 13, 2023. 

 
9. Public Notice of application, SEPA threshold determination of non-significance, and notice of public 

hearing have been issued in accordance with the notice requirements of Chapter 15.09 CMC. 
 
10. The subject property is not located within any mapped flood way or 100-year flood zone, is not 

situated within any known or mapped critical areas and is not within 200 feet of the Snoqualmie 
River floodplain; therefore, the project is not subject to the requirements of the  Carnation 
Shoreline Master Program. 

 
11.  As an affordable senior housing development as allowed under Chapter 15.50 CMC and the 

requirement therein, the proposal is exempt from the requirement for school, transportation, and 
parks impact fees.  

 
RECOMMENDATION 

 
Based on the foregoing findings, analysis, and staff conclusions, staff recommends that the Hearing 
Examiner APPROVE the subject for Site Development Review application No. SPR  22-0003 and Design 
Review application No. DR 22-0004 as described in the Findings section of this report, subject to the 
following conditions: 
 
1. The proposed use shall be developed in substantial conformance with the submitted site plans and 

elevations included with the application for Site Development Review permit as modified through 
this review process (Exhibit 3).   

 
2.  All construction and site development activities related to the site development review are 

prohibited until the decision becomes effective and until authorized by any subsequent required 
permits [CMC 15.18.220.F.].  



 

Site Development Review SPR 22-0003 
Design Review DR 22-0004 
Sno-Valley Senior Center 

Page 22 of 25 
 

 
3. Prior to construction activities the applicant shall obtain an approved building permit application 

from the City of Carnation.  
 
4. Prior to building permit issuance, any exterior paint colors shall be verified and approved by the City 

Planner upon finding they satisfy the Acceptable Building Colors of the Carnation Design Standards 
and Guidelines.   

 
5. All construction and site development activities related to the site development review are 

prohibited until the proper construction related permits are approved.  
 
6. Prior to any further permit issuance, a copy of the approved lot combination recorded with the King 

County Auditor must be submitted to the City. 
 
7. All existing and proposed electric, telephone, cable, and communication lines serving the site shall 

be placed underground [CMC 15.18.220.A.2.]. 
 
8. Any proposed non-exempt signage shall require a sign permit and corresponding building permit. 
 
9. The proponent shall comply with the comments and conditions of the Certificate of Water 

Availability approved on August 15, 2022, and the Certificate of Sewer Availability approved on 
August 15, 2022. 

 
10. The proponent shall satisfy the requirements of the City Engineer provided in their comments dated 

December 13, 2022, unless otherwise waived or modified through the development phase of the 
project. Applicable Construction and Design Standards are listed in Carnation Municipal Code 
12.06.010.  Design and Construction shall conform by these Standards and other relevant Municipal 
Code requirements.  Additional review comments will be provided after design documents are 
submitted. The City Engineer’s conditions are as follows: 

 
General: 

 
10.1. A topographic survey sealed by a licensed professional land surveyor is required.  The survey 

shall include the entire existing parcel and the adjacent streets and alley. 
 
10.2. All existing and proposed electric, telephone, cable, and communication lines serving the site 

shall be placed underground [CMC 15.60.350].  Overhead extensions or service lines are not 
allowed. 

 
10.3. A geotechnical report is required and shall include recommendations for: pavement section, 

earthwork, reuse of existing soils, compaction, temporary and permanent slopes, utility 
construction, stormwater infiltration capabilities, erosion and sediment control, wet weather 
work, hazardous material studies, and a level of risk for seismic-induced liquefaction. All 
geotechnical recommendations shall be included as notes in the design drawings 

 
10.4. A right-of-way permit is required for all work within the city right-of-way [CMC 15.60.030]. 
 
10.5. An application for Clearing, Filling & Grading is required if the total volume of earth moved 

including cut, fill, and regrading exceeds 50 cubic yards [CMC 15.44.200 and 15.44.210]. A spill 
prevention and control plan is also required. 
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10.6. A traffic impact study is required and shall include a trip generation analysis and an 
assessment of appropriate off-site right-of-way traffic mitigation improvements in cases 
where a reduction of the Level of Services is anticipated.  

 
Water Connections: 
 
10.7. The proposed lot will be served from an existing eight-inch water main located in Alley “C”. 

The Developer will tap the water main and install a service line from the mainline to a new 
water meter.  The water meter shall be located within the alley right-of-way. The number and 
size of the service and fire connections will be determined during design review.  

 
10.8. The number and size of the service and fire connections will be determined during design 

review. 
 
10.9. FDC may be installed on the wall of the structure.  Fire Marshal to review FDC with fire 

sprinkler plans. 
 
Street Reconstruction: 

 
10.10. ADA compliant curb ramps shall be installed at the southeast corner of Stephens Ave and W. 

Commercial St at the northeast corner of Stephens Ave and Alley “C” and at the NE and NW 
corners of the W. Bird St and Alley “J” intersection. 

 
10.11. An ADA compliant driveway apron shall be installed across Alley “J” at W. Commercial St. 
 
10.12. Broken or cracked sidewalk panels must be replaced along the Stephens Ave and W. 

Commercial St. frontage. 
 
10.13. Alley “C” between Alley “J” and Stephens Ave shall be overlayed after utilities are installed. 
 
10.14. Alley “J” must be reconstructed to subgrade from W. Commercial St to W. Bird Street. Alley 

grading shall avoid standing water. 
 
10.15. Trench patches across streets are not permitted. If trenching across streets, a minimum 30-

wide grind and overlay is required. There is a moratorium on cutting across the newly paved 
sections of Tolt Ave and Bird Street. Cutting of the newly paved streets shall be avoided but 
may be mitigated per city standards. 

 
10.16. Parking spaces shall conform to city code requirements, 9-ft x 19-ft and up to 20% of stalls at 

8-ft x 16-ft. 
 
10.17. If project area includes area south of Alley “C”, sidewalk construction along the Stephens Ave 

frontage is required.  
 
10.18. Street illumination of Alley intersections with West Bird Street, Stephens Ave and Commercial 

Ave are required. 
 
10.19. Parking stalls within or partially within right-of-way cannot be used to meet minimum parking 

requirements. 
 
Stormwater: 
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10.20. A drainage permit is required for the stormwater management systems. [CMC 15.64.230] 
 
10.21. Stormwater quality and flow-control best management practices are required for the 

proposed redevelopment. A stormwater hydraulic report is required and shall comply with 
the 2019 DOE Stormwater Manual for Western Washington. Infiltration stormwater facilities 
shall be provided to control runoff including rooftops, parking areas and driveways. 

 
10.22. Flow Control facilities must be designed to include frontage improvements. 
 
10.23. Temporary Sediment and Erosion Control and grading plans are required, stormwater runoff 

from impervious surfaces shall not be directed towards City right-of-ways. 
 

Sanitary Sewers: 
 

10.24. Side sewers shall be constructed per City of Carnation Sewer Standards, a side sewer permit 
is required prior to commencing side sewer construction. [CMC 13.70.040] 

 
10.25. A dual buffer tank is required to serve the proposed facility, must be accessible, not in parking 

area. The size of the buffer tank will be determined during design review phase. 
 
11. Unless otherwise waived or modified by the Building Official, the proponent shall satisfy their 

comments, recommendations, and conditions of in their correspondence submitted April 12, 2023, 
and cited herein [Exhibit 13.b.]. 

 
12. Prior to issuance of a certificate of occupancy for this development a maintenance assurance device 

(MAD) shall be received and approved by the city to ensure that landscaping will be installed and 
maintained for two years according to the approved plans and specifications. This could be either a 
CD (certificate of deposit) in the city's name, a letter of credit from the developer's bank, or cash. 
The amount required must be ten percent of the total cost of the materials. The MAD would be used 
by the city to hire a contractor to replace lost material due to non-maintenance. 

 
13. The proposed housing units shall be affordable to and reserved for rental occupancy by low-income 

seniors (i.e., households, at least one member of which is 55 years of age or older, with a combined 
income no greater than 50% of the median King County family income, adjusted for household size). 

 
14. Prior to issuance of a certificate of occupancy for this development utilizing the residential density 

incentives provided under Chapter 15.50 (Affordable Housing), the development applicant shall 
record against the title of the underlying property a covenant, servitude or other instrument 
ensuring that all future sales and/or rentals of the unit will satisfy the applicable affordability 
standards of this chapter for at least a fifty-year period. The covenant, servitude or other instrument 
shall be in a form approved by the city attorney and shall be recorded against the underlying 
property title at the development applicant's sole expense. 

 
15. All construction and site development activities shall comply with all applicable fire codes and 

regulations.  
 
16. Construction and/or maintenance vehicles, materials, and activities shall not encroach onto adjacent 

properties without first obtaining a construction easement or other form of legal permission from 
said adjacent property owner. 
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17. Where conditions do not specifically address an element of the proposed development, the content 
of the findings and analysis in this report shall be used together with the applicable Municipal Code 
provisions to determine what is required.   

 
18. Adherence to the conditions contained herein do not excuse the proponent from complying with 

any other applicable local, state and federal ordinances, regulations, or statutes applicable to the 
proposed development. 

 
19. This site development plan approval automatically expires and is void if the applicant fails to file for 

a building permit or other necessary development permit and fails to make substantial progress 
towards completion within twenty-four months of the effective date of the site plan approval. 
"Substantial progress" includes the following: completion of grading and the installation of major 
utilities. The city planner may grant a single extension of up to ninety days [CMC 15.18.220.E.].  
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CITY OF CARNATION 
4621 Tolt Avenue • P. O. Box 1238 • Carnation, WA 98014-1238 
(425) 333-4192 phone • (425) 333-4336 fax • www.carnationwa.gov 
 
MASTER APPLICATION FORM, PROJECT PERMITS TYPE II, III, IV, IV-A, V  

 

 
 
 

Permit Review and Approval in the City of Carnation is governed by Title 15 of Carnation Municipal Code.  
A copy of the Carnation Municipal Code can be found on the City of Carnation website, 
www.carnationwa.gov.    Please use the “Submittal Requirements” for the type of permit you are applying 
for.  The submittal requirements list all of the necessary materials that must accompany this application. 
 
APPLICANT: Please check the box of the permit(s) you are applying for: 

Type II Type III Type IV Type IV A Type V Misc/Other 

 Special Use 
Permit (CMC 
15.18.010 et. Seq.) 

 Conditional 
Use Permit 
(CMC 
15.17.190 et 
seq.) 

 Preliminary 
Long Plat 

  Site Specific 
Rezone – not 
consolidated 
with a 
Comprehensive 
Plan amendment 

 Final Plat 
Approval (CMC 
15.16.350) (1) 

 Development 
Agreement * 
 
 
 
 

 Clear and Grade if 
Type II (CMC 
15.09.050) 

 Shoreline 
Conditional Use 
Permit 
(CMC 15.92) 

 

 Preliminary 
Long Plat 
Amendment 
(CMC 
15.16.370) 

 
 Site Specific 

Rezone – 
Consolidated with 
a Comprehensive 
Plan Amendment 

 

 Short Plat (CMC 
15.16.010 et. Seq.) 

 Shoreline 
Variance (CMC 
15.92.120) 

    

 Short Plat 
Amendment (CMC 
15.16.460) 

 Variance 
(CMC 
15.20.030) 

    

 Binding Site Plan 
(CMC 15.18.410 et 
seq.) 

 Sign 
Variance (CMC 
15.68.120) 

    

 Residential 
Condominium 
Binding Site Plan 
(CMC15.18.520 et 
seq.) 

 Critical 
Areas 
Reasonable Use 
Exception 
(CMC 
15.88.050) 

    

 Shoreline 
Substantial 
Development (CMC 
15.92) 

 
    

 Site Development 
Review (CMC 
15.16.150 et. Seq.) 

 
    

 Design Review, 
Major (CMC 
15.18.720) 

 
    

*  Pursuant to CMC 15.17.050, an application for Development Agreement shall be accompanied by a 
signed Cost Reimbursement Agreement and Concurrent Permit Processing Waiver and Release Form 

Exhibit 2

http://www.carnationwa.gov/
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CITY OF CARNATION 
4621 Tolt Avenue • P. O. Box 1238 • Carnation, WA 98014-1238 
(425) 333-4192 phone • (425) 333-4336 fax • www.carnationwa.gov 
 
MASTER APPLICATION FORM, PROJECT PERMITS TYPE II, III, IV, IV-A, V  

 

 
 
 

APPLICANT: Please complete the following with as much detail as possible. 

General Information 

Property Owner Name*:  

Property Owner Mailing Address:  

Property Owner Phone:  Property Owner Fax:  

Applicant Name*:  Applicant Phone:  

Applicant Mailing Address:  

Applicant Fax:  Applicant Email:  

* A notarized statement of ownership signed by all owners of record must accompany this application.   If 
the owner(s) of record is/are not the applicant, a notarized statement signed by all of the property 
owners authorizing the applicant to act as a representative for the property owners must accompany this 
application.  All owners of the subject property must sign the notarized statement. 

Project Information: 

Project Name:  

Site Address:  

Assessor’s PIN:  Zone:  Total Parcel Area (sf):  

Existing Use of Property:  

Proposed Use of Property:  

Total square feet of new construction or expansion, if applicable:  

Number of new lots proposed, if applicable:   

Square Footage of Existing Buildings:  

 
_____ Retail ______Residential _____ Storage _____ Industrial _____ Office _____ TOTAL 

Sno-Valley Senior Center

4610 Stephens Avenue, Carnation, WA

Environmental Works, Roger Tucker 206 787-1370

402 15th Avenue East, Seattle, WA 98112

rtucker@eworks.org

Parking

Affordable Senior Housing, parking and outdoor common areas

MU

Sno-Valley Senior Housing

0 s.f.

31845 W. Commercial Street, Carnation, WA 98104

 (425) 333-4152

12,927 s.f.

NA

865830-2225 /
865830-2230 17,800 s.f.

http://www.carnationwa.gov/
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CITY OF CARNATION 
4621 Tolt Avenue • P. O. Box 1238 • Carnation, WA 98014-1238 
(425) 333-4192 phone • (425) 333-4336 fax • www.carnationwa.gov 
 
MASTER APPLICATION FORM, PROJECT PERMITS TYPE II, III, IV, IV-A, V  

 Please describe the scope of the proposed project:  

 
 
 

The proposed project is a new three story affordable senior housing building with 15 one bedroom units,
common areas, associated parking and outdoor amenity spaces. 

http://www.carnationwa.gov/


http://www.carnationwa.gov/
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T.O. SLAB LVL 1

8'
-1

 1
/8

"

T.O. PLATE

1'
-0

 5
/8

"

SUBLFR LVL 3

T.O. PLATE

8'
-1

 1
/8

"

1'
-0

 5
/8

"

ELEV=77.4

ELEV=86.54

ELEV=85.49

T.O. PLATE
ELEV=94.63

ELEV=95.69

ELEV=103.78

T.O. RIDGE
ELEV=118.29

14
'-6

 1
/8

"

42
"

PARAPET SCREEN FOR MECH
EQUIPMENT AT ROOF

3
12

CONTINUOUS RIDGE VENT

COMPOSITION ROOFING TO BE ASPHALT COMPOSITION ROOFING
GAF TIMBERLINE CS SERIES "WEATHERED WOOD" OR  EQUIVALENT

(SIMILAR TO EXISTING SENIOR CENTER)

COMPOSITION ROOFING

DECORATIVE "WRAP AROUND"
PORCH AT ENTRY

UPPER SIDING TO BE FC BOARD AND BATTEN  WITH 5/4X6 FC
CORNER BOARDS. COLOR TO MATCH EXISTING SENIOR CENTER

 (APPROX. MATCH IS SHERWIN-WILLIAMS "TRUSTY TAN" SW 6087)

BELLY BAND, FASCIA, SOFFITS, GUTTERS AND DOWNSPOUTS, AND
DOOR AND WINDOW CASING TO MATCH TRIM AT EX. SENIOR CENTER

(APPROX. MATCH IS SHERWIN-WILLIAMS "UNFUSSY BEIGE" SW 6043)

LOWER  SIDING TO BE FC HORIZONTAL LAP SIDING WITH 8"
EXPOSURE WITH 5/4X6 FC CORNER BOARDS. COLOR TO MATCH

EXISTING SENIOR CENTER  (APPROX. MATCH IS SHERWIN-WILLIAMS
"FINE WINE" SW 6037)

PARKING LOT LIGHTING FOR SOUTH PARKING LOT (3
PLCS). SEE LIGHTING FIXTURE SCHEDULE A1.1

FENCING AT PERIMETER OF OPEN SPACE NOT
SHOWN FOR CLARITY. SEE L1 FOR EXTENTS.
FENCING TO BE WHITE PICKET FENCING 5 FT

HIGH (SEE WEST ELEV FOR SIM) NOTE THAT LANDSCAPING SHOWN IS FOR
SCALE ONLY- SEE LANDSCAPING
DRAWINGS FOR PROPOSED PLANTING
DENSITY, LOCATIONS, AND SPECIES

Date

Revisions

Drawn By:

Checked By (P.M.):

Checked By (Q.C.):

Project No.

Issuance

SNO-VALLEY
SENIOR HOUSING

31845 W Commercial St.
Carnation, WA 98014

20-058

# Date Description Initials

402 15th Avenue East
Seattle, Washington 98112

206.329.8300 Office
206.329.5494 Fax

Environmental Works

SNO-VALLEY SENIOR CENTER
4610 STEPHENS AVENUE
CARNATON, WA 98014

MW

RT

11/10/2022

SD/DR PERMIT SUBMITTAL

A3.1

SOUTH AND WEST
ELEVATIONS

UPPER SIDING:
SHERWIN-WILLIAMS
"TRUSTY TAN"
SW 6087

WINDOW AND DOOR TRIM,
FASCIA, BELLY BAND,
SOFFITS:
SHERWIN-WILLIAMS
"UNFUSSY BEIGE"
SW 6043

LOWER SIDING
SHERWIN-WILLIAMS
"FINE WINE"
SW 6037

EXTERIOR COLOR PALETTE TO MATCH
EXISTING SENIOR CENTER BUILDING. COLORS
SHOWN ABOVE ARE APPROXIMATE AND TO
BE VERIFIED. SEE SPECIFICATIONS FOR
FURTHER INFORMATION AND REQUIREMENTS.

COMPOSITION
ROOFING:
GAF TIMBERLINE CS
SERIES "WEATHERED
WOOD" OR
EQUIVALENT

EXTERIOR COLORS



EAST
SCALE: 3/16" = 1'-0"

8'
-1

 1
/8

"

SUBLFR LVL 2

T.O. SLAB LVL 1

8'
-1

 1
/8

"

T.O. PLATE

1'
-0

 5
/8

"

SUBLFR LVL 3

T.O. PLATE

8'
-1

 1
/8

"

1'
-0

 5
/8

"

ELEV=77.4

ELEV=86.54

ELEV=85.49

T.O. PLATE
ELEV=94.63

ELEV=95.69

ELEV=103.78

T.O. RIDGE
ELEV=118.29

14
'-6

 1
/8

" 6
12

3
12

PARAPET SCREEN FOR
MECH EQUIPMENT AT

ROOF

DECORATIVE VENT GRILL

DECORATIVE KNEE BRACKETS

4" CASING AT ALL WINDOWS AND
DOOR OPENINGS. COLOR TO BE
PER SCHEDULE THIS SHEET

MEAN FRONT FINISH GRADE
ELEV=76.87

EXTERIOR LIGHTING FOR EAST PARKING
(SEE LIGHTING FIXTURE SCHEDULE A1.1)

FENCING AT PERIMETER OF OPEN SPACE NOT SHOWN FOR CLARITY.
SEE L1 FOR EXTENTS. FENCING TO BE WHITE PICKET FENCING 5 FT
HIGH (SEE WEST ELEV FOR SIM)

NOTE THAT LANDSCAPING SHOWN IS FOR
SCALE ONLY- SEE LANDSCAPING
DRAWINGS FOR PROPOSED PLANTING
DENSITY, LOCATIONS, AND SPECIES

NORTH
SCALE:  3/16" = 1'-0"

CONTINUOUS RIDGE VENT
(SEE ROOF PLAN A2.5 FOR

CALCULATIONS)

8'
-1

 1
/8

"
9'

-1
 1

/8
"

1'
-0

 5
/8

"

COMPOSITION ROOFING

ALUM. GUTTER

GATE ACCESS FOR
MAINTENANCE

PARAPET WALL  AT 42" AFF TO
SCREEN HVAC MECHANICAL

CONTINUOUS RIDGE VENT

RAMP ACCESS FROM
STEPHENS STREET

FC "BOARD AND BATTEN" SIDING

PAINTED 2X10 "BELLY BAND"
WITH DRIP CAP AND FLASHING

FC 8" LAP SIDING

5/4X5 CORNER BOARDS

3
12

SUBLFR

T.O. SLAB

T.O. PLATE AT LOUNGE

ELEV=77.4

8'
-1

 1
/8

"

SUBLFR LVL 2

T.O. SLAB LVL 1

8'
-1

 1
/8

"

T.O. PLATE

1'
-0

 5
/8

"

SUBLFR LVL 3

T.O. PLATE

8'
-1

 1
/8

"

1'
-0

 5
/8

"

ELEV=77.4

ELEV=86.54

ELEV=85.49

T.O. PLATE
ELEV=94.63

ELEV=95.69

ELEV=103.78

T.O. RIDGE
ELEV=118.29

14
'-6

 1
/8

"

T.O. PLATE

ELEV=86.54

ELEV=85.49

ELEV=95.64

T.O. RIDGE
ELEV=105.10

9'
-5

 1
/2

"

MAX. HORIZONTAL FACADE WIDTH = 23.75 FEET
MAX. WIDTH TO NOT EXCEED 30 FEET PER

CARNATION DESIGN STDS AND GUIDELINES 4.3.4

TYPICAL DEPTH OF MODULATIONS AT FACADE IS 18" (12"
MIN REQUIRED  IF TIED TO A CHANGE IN ROOFLINE)

WEST PROPERTY LINE IS WITHIN 60 FEET OF SINGLE
FAMILY ZONE ALONG STEPHENS STREET AND
REQUIRES A THIRD LEVEL STEP-BACK AT LEAST 10
FEET DEEP.

24.3 FT
PROPOSED THIRD FLOOR STEP-BACK 

PROPOSED SIGN (SEE WEST ELEV)
NOTE THAT LANDSCAPING SHOWN IS FOR
SCALE ONLY- SEE LANDSCAPING
DRAWINGS FOR PROPOSED PLANTING
DENSITY, LOCATIONS, AND SPECIES

Date

Revisions

Drawn By:

Checked By (P.M.):

Checked By (Q.C.):

Project No.

Issuance

SNO-VALLEY
SENIOR HOUSING

31845 W Commercial St.
Carnation, WA 98014

20-058

# Date Description Initials

402 15th Avenue East
Seattle, Washington 98112

206.329.8300 Office
206.329.5494 Fax

Environmental Works

SNO-VALLEY SENIOR CENTER
4610 STEPHENS AVENUE
CARNATON, WA 98014

MW

RT

11/10/2022

SD/DR PERMIT SUBMITTAL

A3.2

NORTH AND EAST
ELEVATIONS

UPPER SIDING:
SHERWIN-WILLIAMS
"TRUSTY TAN"
SW 6087

WINDOW AND DOOR TRIM,
FASCIA, BELLY BAND,
SOFFITS:
SHERWIN-WILLIAMS
"UNFUSSY BEIGE"
SW 6043

LOWER SIDING
SHERWIN-WILLIAMS
"FINE WINE"
SW 6037

EXTERIOR COLOR PALETTE TO MATCH
EXISTING SENIOR CENTER BUILDING. COLORS
SHOWN ABOVE ARE APPROXIMATE AND TO
BE VERIFIED. SEE SPECIFICATIONS FOR
FURTHER INFORMATION AND REQUIREMENTS.

COMPOSITION
ROOFING:
GAF TIMBERLINE CS
SERIES "WEATHERED
WOOD" OR
EQUIVALENT

EXTERIOR COLORS



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37

11/16/2022



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37

11/16/2022



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37

11/16/2022



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37

11/16/2022



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37

11/16/2022



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37

11/16/2022



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37

11/16/2022



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37

11/16/2022



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37

11/16/2022



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37

11/16/2022



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37

11/16/2022



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37

11/16/2022



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37

11/16/2022



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37

11/16/2022



DocuSign Envelope ID: F9722B72-07F6-46C6-8D0C-CD5F86994F37
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 Commitment 

 ALTA Commitment for Title Insurance 
 

 ISSUED BY 
 

 First American Title Insurance Company    
  

 File No: NCS-1078490-WA1  
 

COMMITMENT FOR TITLE INSURANCE 
 

Issued By 
 

FIRST AMERICAN TITLE INSURANCE COMPANY 
 

NOTICE 
 

IMPORTANT-READ CAREFULLY: THIS COMMITMENT IS AN OFFER TO ISSUE ONE OR MORE TITLE INSURANCE 
POLICIES. ALL CLAIMS OR REMEDIES SOUGHT AGAINST THE COMPANY INVOLVING THE CONTENT OF THIS 
COMMITMENT OR THE POLICY MUST BE BASED SOLELY IN CONTRACT. 
 

THIS COMMITMENT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION OF TITLE, LEGAL OPINION, 
OPINION OF TITLE, OR OTHER REPRESENTATION OF THE STATUS OF TITLE. THE PROCEDURES USED BY THE 
COMPANY TO DETERMINE INSURABILITY OF THE TITLE, INCLUDING ANY SEARCH AND EXAMINATION, ARE 
PROPRIETARY TO THE COMPANY, WERE PERFORMED SOLELY FOR THE BENEFIT OF THE COMPANY, AND CREATE NO 
EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A PROPOSED INSURED. 
 

THE COMPANY'S OBLIGATION UNDER THIS COMMITMENT IS TO ISSUE A POLICY TO A PROPOSED INSURED 
IDENTIFIED IN SCHEDULE A IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THIS COMMITMENT. THE 
COMPANY HAS NO LIABILITY OR OBLIGATION INVOLVING THE CONTENT OF THIS COMMITMENT TO ANY OTHER 
PERSON. 
 

COMMITMENT TO ISSUE POLICY 
 

Subject to the Notice; Schedule B, Part I-Requirements; Schedule B, Part II-Exceptions; and the Commitment Conditions, 
First American Title Insurance Company, a Nebraska Corporation (the "Company"), commits to issue the Policy 
according to the terms and provisions of this Commitment. This Commitment is effective as of the Commitment Date 

shown in Schedule A for each Policy described in Schedule A, only when the Company has entered in Schedule A both the 
specified dollar amount as the Proposed Policy Amount and the name of the Proposed Insured. 
 

If all of the Schedule B, Part I-Requirements have not been met within six months after the Commitment Date, this 
Commitment terminates and the Company's liability and obligation end. 

 

 

If this jacket was created electronically, it constitutes an original document. 
  

RECEIVED
CITY OF CARNATION

11/18/2022 

Exhibit 4
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COMMITMENT CONDITIONS 
 
1. DEFINITIONS 

(a) “Knowledge” or “Known”: Actual or imputed knowledge, but not constructive notice imparted by the Public Records. 
(b) “Land”: The land described in Schedule A and affixed improvements that by law constitute real property. The term “Land” 

does not include any property beyond the lines of the area described in Schedule A, nor any right, title, interest, estate, or 
easement in abutting streets, roads, avenues, alleys, lanes, ways, or waterways, but this does not modify or limit the extent 
that a right of access to and from the Land is to be insured by the Policy. 

(c) “Mortgage”: A mortgage, deed of trust, or other security instrument, including one evidenced by electronic means authorized 
by law. 

(d) “Policy”: Each contract of title insurance, in a form adopted by the American Land Title Association, issued or to be issued by 
the Company pursuant to this Commitment. 

(e) “Proposed Insured”: Each person identified in Schedule A as the Proposed Insured of each Policy to be issued pursuant to this 
Commitment. 

(f) “Proposed Policy Amount”: Each dollar amount specified in Schedule A as the Proposed Policy Amount of each Policy to be 
issued pursuant to this Commitment. 

(g) “Public Records”: Records established under state statutes at the Commitment Date for the purpose of imparting constructive 
notice of matters relating to real property to purchasers for value and without Knowledge. 

(h) “Title”: The estate or interest described in Schedule A. 
 

2. If all of the Schedule B, Part I—Requirements have not been met within the time period specified in the Commitment to Issue 
Policy, this Commitment terminates and the Company’s liability and obligation end. 

 

3. The Company’s liability and obligation is limited by and this Commitment is not valid without: 
(a) the Notice;  
(b) the Commitment to Issue Policy; 
(c) the Commitment Conditions; 
(d) Schedule A;  
(e) Schedule B, Part I—Requirements; and 
(f) Schedule B, Part II—Exceptions. 

 

4. COMPANY’S RIGHT TO AMEND 
The Company may amend this Commitment at any time. If the Company amends this Commitment to add a defect, lien, 
encumbrance, adverse claim, or other matter recorded in the Public Records prior to the Commitment Date, any liability of the 
Company is limited by Commitment Condition 5. The Company shall not be liable for any other amendment to this Commitment. 

 

5. LIMITATIONS OF LIABILITY 
(a) The Company’s liability under Commitment Condition 4 is limited to the Proposed Insured’s actual expense incurred in the 

interval between the Company’s delivery to the Proposed Insured of the Commitment and the delivery of the amended 
Commitment, resulting from the Proposed Insured’s good faith reliance to:  
(i) comply with the Schedule B, Part I—Requirements;  
(ii) eliminate, with the Company’s written consent, any Schedule B, Part II—Exceptions; or 
(iii) acquire the Title or create the Mortgage covered by this Commitment. 

(b) The Company shall not be liable under Commitment Condition 5(a) if the Proposed Insured requested the amendment or had 
Knowledge of the matter and did not notify the Company about it in writing. 

(c) The Company will only have liability under Commitment Condition 4 if the Proposed Insured would not have incurred the 
expense had the Commitment included the added matter when the Commitment was first delivered to the Proposed Insured. 

(d) The Company’s liability shall not exceed the lesser of the Proposed Insured’s actual expense incurred in good faith and 
described in Commitment Conditions 5(a)(i) through 5(a)(iii) or the Proposed Policy Amount. 

(e) The Company shall not be liable for the content of the Transaction Identification Data, if any. 
(f) In no event shall the Company be obligated to issue the Policy referred to in this Commitment unless all of the Schedule B, 

Part I—Requirements have been met to the satisfaction of the Company. 
(g) In any event, the Company’s liability is limited by the terms and provisions of the Policy.   
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6. LIABILITY OF THE COMPANY MUST BE BASED ON THIS COMMITMENT 
(a) Only a Proposed Insured identified in Schedule A, and no other person, may make a claim under this Commitment. 
(b) Any claim must be based in contract and must be restricted solely to the terms and provisions of this Commitment. 
(c) Until the Policy is issued, this Commitment, as last revised, is the exclusive and entire agreement between the parties with 

respect to the subject matter of this Commitment and supersedes all prior commitment negotiations, representations, and 
proposals of any kind, whether written or oral, express or implied, relating to the subject matter of this Commitment. 

(d) The deletion or modification of any Schedule B, Part II—Exception does not constitute an agreement or obligation to provide 
coverage beyond the terms and provisions of this Commitment or the Policy. 

(e) Any amendment or endorsement to this Commitment must be in writing and authenticated by a person authorized by the 
Company. 

(f) When the Policy is issued, all liability and obligation under this Commitment will end and the Company’s only liability will be 
under the Policy. 

 

7. IF THIS COMMITMENT HAS BEEN ISSUED BY AN ISSUING AGENT 
The issuing agent is the Company’s agent only for the limited purpose of issuing title insurance commitments and policies. The 
issuing agent is not the Company’s agent for the purpose of providing closing or settlement services. 

 

8. PRO-FORMA POLICY 
The Company may provide, at the request of a Proposed Insured, a pro-forma policy illustrating the coverage that the Company 
may provide. A pro-forma policy neither reflects the status of Title at the time that the pro-forma policy is delivered to a Proposed 
Insured, nor is it a commitment to insure. 

 
9. ARBITRATION 

The Policy contains an arbitration clause. All arbitrable matters when the Proposed Policy Amount is $2,000,000 or less shall be 
arbitrated at the option of either the Company or the Proposed Insured as the exclusive remedy of the parties. A Proposed Insured 
may review a copy of the arbitration rules at http://www.alta.org/arbitration. 
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 Schedule A 

 ALTA Commitment for Title Insurance 
 

 ISSUED BY 
 

 First American Title Insurance Company  

 

 File No: NCS-1078490-WA1 
 

Transaction Identification Data for reference only:  
Issuing Agent: First American Title Insurance Company National 
Commercial Services  

Issuing Office: 920 Fifth Avenue, Suite 1200, Seattle, 
WA 98104  

Issuing Office's ALTA® Registry ID:   Reference No.: Sno Valley Senior Center/Carnation  

Commitment No.: NCS-1078490-WA1 Issuing Office File No.: NCS-1078490-WA1             

Property Address: 31845 West Commercial Street, Carnation, 
WA  

Escrow Officer Name:   

Revision No.: 3 Escrow Officer Number:   

 Escrow Officer Email:   

 Escrow Assistant Name:   

 Escrow Assistant Number:   

 Escrow Assistant Email:   

 Title Officer Name: Lavonne Bowman  

 Title Officer Number: (206)615-3269  

 Title Officer Email: lavbowman@firstam.com 
 

SCHEDULE A 

1. Commitment Date: January 19, 2022 at 7:30 AM   

2. Policy to be Issued: 
   Amount Premium Tax 

(a)  ☒  2006 ALTA® Extended Owner's Policy $To Be 
Determined  

$To Be 
Determined 

$To Be 
Determined 

  Proposed Insured: To Be Determined     
      

(b)  ☐   ALTA®   Policy $  $  $  
  Proposed Insured:      
      

(c)  ☐   ALTA®  Policy $    
  Proposed Insured:      

 

3. The estate or interest in the Land described or referred to in this Commitment is Fee Simple 

4. The Title is, at the Commitment Date, vested in:  
 

Sno-Valley Senior Citizens, Inc., a Washington public benefit corporation 

5. The Land is described as follows: 
 
See Exhibit "A" attached hereto and made a part hereof 
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 Schedule BI & BII 

 ALTA Commitment for Title Insurance 
 
 ISSUED BY 
 

 First American Title Insurance Company  

  

 File No: NCS-1078490-WA1 
 

SCHEDULE B, PART I 

Requirements 

All of the following Requirements must be met: 

1. The Proposed Insured must notify the Company in writing of the name of any party not referred to in 
this Commitment who will obtain an interest in the Land or who will make a loan on the Land. The 
Company may then make additional Requirements or Exceptions. 

2. Pay the agreed amount for the estate or interest to be insured. 

3. Pay the premiums, fees, and charges for the Policy to the Company. 

4. Documents satisfactory to the Company that convey the Title or create the Mortgage to be insured, 
or both, must be properly authorized, executed, delivered, and recorded in the Public Records. 
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 Schedule BI & BII (Cont.) 

 ALTA Commitment for Title Insurance 
 

 ISSUED BY 
 

 First American Title Insurance Company  
 

 File No: NCS-1078490-WA1 
  

 
SCHEDULE B, PART II 

Exceptions 

THIS COMMITMENT DOES NOT REPUBLISH ANY COVENANT, CONDITION, RESTRICTION, OR LIMITATION 
CONTAINED IN ANY DOCUMENT REFERRED TO IN THIS COMMITMENT TO THE EXTENT THAT THE 
SPECIFIC COVENANT, CONDITION, RESTRICTION, OR LIMITATION VIOLATES STATE OR FEDERAL LAW 
BASED ON RACE, COLOR, RELIGION, SEX, SEXUAL ORIENTATION, GENDER IDENTITY, HANDICAP, 
FAMILIAL STATUS, OR NATIONAL ORIGIN.  

The Policy will not insure against loss or damage resulting from the terms and provisions of any lease or 
easement identified in Schedule A, and will include the following Exceptions unless cleared to the 
satisfaction of the Company: 

1. Any defect, lien, encumbrance, adverse claim, or other matter that appears for the first time in the 
Public Records or is created, attaches, or is disclosed between the Commitment Date and the date on 
which all of the Schedule B, Part I-Requirements are met. 

2. Taxes or assessments which are not shown as existing liens by the records of any taxing authority 
that levies taxes or assessments on real property or by the Public Records. 

3. Any facts, rights, interests, or claims which are not shown by the Public Records but which could be 
ascertained by an inspection of the Land or by making inquiry of persons in possession thereof. 

4. Easements, claims of easement or encumbrances which are not shown by the Public Records. 

5. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which 
a correct survey would disclose, and which are not shown by the Public Records. 

6. (A) Unpatented mining claims; (B) Reservations or exceptions in patents or in Acts authorizing the 
issuance thereof; (C) Water rights, claims or title to water; whether or not the matters excepted 
under (A), (B) or (C) are shown by the Public Records; (D) Indian Tribal Codes or Regulations, Indian 
Treaty or Aboriginal Rights, including easements or equitable servitudes. 

7. Any lien or right to a lien for services, labor, material or equipment, unless such lien is shown by the 
Public Records at Date of Policy and not otherwise excepted from coverage herein. 

8. Any service, installation, connection, maintenance, construction, tap or reimbursement charges/costs 
for sewer, water, garbage or electricity. 
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SCHEDULE B - SECTION 2 
(continued) 

SPECIAL EXCEPTIONS 
 

9. Lien of Real Estate Excise Tax upon sale of said premises, or transfer of a controlling interest, if 
unpaid.  As of the date herein, the excise tax rates are as follows: 
Levy/Area Code:0971 
 
State Excise Tax for real property classified as Timberland (RCW 84.34 or RCW 84.33) or Agricultural 
land (RCW 84.34.020): 
 
1.28% of the selling price 
 
All other State Excise Tax: 
1.10% of the selling price less than or equal to $500,000.00 
1.28% of the selling price from $500,000.01 to $1,500,000.00 
2.75% of the selling price from $1,500,000.01 to $ 3,000,000.00 
3.00% of the selling price over $3,000,000.00 
 
Local Excise Tax for Carnation  
.50% of the selling price 
 
In additional to Excise Tax due, a fee of $5.00 will be charged on all taxable transactions ($10.00 on 
all exempt transactions) 

10. Liability, if any, for pro-rata portion of Real Property taxes which are carried on the King County 
Tax Rolls, as tax account no. 865830-2225-07, are exempt. 

  
We note Special Charges for the year 2021 in the amount of $11.89, of which $11.89 has been paid. 
Balance due: $0.00. 

  

(Affects Lots 10 through 12) 

11. Liability, if any, for pro-rata portion of Real Property taxes which are carried on the King County 
Tax Rolls, as tax account no. 865830-2230-00, are exempt. 

  
We note Special Charges for the year 2021 in the amount of $11.64, of which $11.64 has been paid. 
Balance due: $0.00. 

  

(Affects Lots 13 through 16) 

12. Potential charges, for the King County Sewage Treatment Capacity Charge, as authorized under RCW 
35.58 and King County Code 28.84.050. Said charges could apply for any property that connected to 
the King County Sewer Service area on or after February 1, 1990. 
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Note: Properties located in Snohomish County and Pierce County may be subject to the King County 

Sewage Treatment Capacity Charges.  To verify charges contact: (206) 296-1450 or 
CapChargeEscrow@kingcounty.gov. 

13. This item has been intentionally deleted. 

14. Evidence of the authority of the officers of Sno-Valley Senior Citizens, a Washington non-profit 
corporation, to execute the forthcoming instrument.  Current Articles of Incorporation and By-Laws 
should be furnished both for said corporation and for any higher discipline or organization to which it 
is responsible.   

It should be noted that in the case of a sale or mortgage of all or substantially all of the 
property and assets of a corporation, regardless of the requirements of the organizations 
involved, the Washington Non-Profit Corporation Act (RCW 24.03.215) requires a special 
procedure.  If there are not members having voting rights, the act requires a sale or 
mortgage to be authorized by majority vote of the directors.  If there are member having 
voting rights, the act requires the following: 

  
1. That the Board of Directors adopt a resolution recommending the sale or 

mortgage and directing that it be put to a vote of the membership; 
2. That written notice of the meeting stating one of the purposes is to 

secure approval of the transaction to be given to each member, in 
accordance with the Articles and By-Laws, but in no case to be delivered 
less than 10, nor more than 50, days before the meeting; 

3. That authorization at such meeting requires a two-thirds vote of the 
membership present; and 

4. That after such meeting the Board of Directors approve such transaction 

by appropriate resolution. 

15. Evidence of the authority of the officers of Sound Generations formerly known as Senior Services of 
Seattle/King County, Inc., a Washington  non-profit corporation, to execute the forthcoming 
instrument.  Current Articles of Incorporation and By-Laws should be furnished both for said 
corporation and for any higher discipline or organization to which it is responsible.   

It should be noted that in the case of a sale or mortgage of all or substantially all of the 
property and assets of a corporation, regardless of the requirements of the organizations 
involved, the Washington Non-Profit Corporation Act (RCW 24.03.215) requires a special 
procedure.  If there are not members having voting rights, the act requires a sale or 
mortgage to be authorized by majority vote of the directors.  If there are member having 
voting rights, the act requires the following: 

  
1. That the Board of Directors adopt a resolution recommending the sale or 

mortgage and directing that it be put to a vote of the membership; 
2. That written notice of the meeting stating one of the purposes is to 

secure approval of the transaction to be given to each member, in 
accordance with the Articles and By-Laws, but in no case to be delivered 
less than 10, nor more than 50, days before the meeting; 
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3. That authorization at such meeting requires a two-thirds vote of the 

membership present; and 
4. That after such meeting the Board of Directors approve such transaction 

by appropriate resolution. 

16. This item has been intentionally deleted. 

17. Title to vest in an incoming owner whose name is not disclosed.  Such name must be furnished to us 
so that a name search may be made. 

18. This transaction may be subject to a Geographic Targeting Order ("GTO") issued pursuant to the 
Bank Secrecy Act. Information necessary to comply with the GTO must be provided prior to the 
closing. This transaction will not be insured until this information is submitted, reviewed and found to 
be complete. 

(Affects Lots 10 through 12) 

19. Matters of extended owner/purchaser coverage which are dependent upon an inspection and an 
ALTA survey of the property for determination of insurability. 
  
Please submit a copy of the ALTA Survey at your earliest convenience for review.  Our inspection will 
be held pending our review of the ALTA Survey and the result of said inspection will be furnished by 
supplemental report.  

20. Unrecorded leaseholds, if any, rights of vendors and security agreement on personal property and 
rights of tenants, and secured parties to remove trade fixtures at the expiration of the term. 

21. Prior to issuance of an extended coverage policy, the Company will require an Owner's Affidavit be 
completed and submitted to the Company for approval prior to closing.  The Company reserves the 
right to make any additional requirement as warranted. 

22. Conditions, notes, easements, provisions and/or encroachments contained and/or delineated on the 
face of the Survey , recorded September 23, 2021 under Recording No. 20210923900002 of surveys, 
in King County, Washington. 

(Affects All Lots) 

23. This item has been intentionally deleted. 
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INFORMATION  NOTES 

 
 

NOTE to proposed insured lender only: No Private transfer fee covenant, as defined in Federal 
Housing Finance Agency Final Rule 12 CFR Part 1228, that was created and first appears in the Public 
Records on or after February 8, 2011, encumbers the Title except as follows: None 

NOTE: We don't find any voluntary liens of record affecting subject property. Inquire as to the 
existence of any unrecorded lien or other indebtedness which could give rise to any security interest 
in the subject property. 

A. Effective January 1, 1997, and pursuant to amendment of Washington State Statutes relating to 
standardization of recorded documents, the following format and content requirements must be met.  
Failure to comply may result in rejection of the document by the recorder. 

B. Any sketch attached hereto is done so as a courtesy only and is not part of any Title Commitment or 
Policy.  It is furnished solely for the purpose of assisting in locating the Land and First American 
expressly disclaims any liability which may result from reliance made upon it. 

C. The description can be abbreviated as suggested below if necessary to meet standard requirements.  
The full text of the description must appear in the document (s) to be insured.  

 
Lots 10-16, Blk 17, Tolt Townsite Company Plat of Tolt, Vol. 20, P. 43 

APN: 865830-2225-07  
APN: 865830-2230-00  

D. A fee will be charged upon the cancellation of this Commitment pursuant to the Washington State 
Insurance Code and the filed Rate Schedule of the Company.  
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 Exhibit A 
 

 
  ISSUED BY 

 First American Title Insurance Company 

 
 

 File No: NCS-1078490-WA1 

 
 
The Land referred to herein below is situated in the County of King, State of Washington, and is described as follows: 
 
LOTS 10, 11, 12, 13, 14, 15 AND 16 IN BLOCK 17 OF TOLT TOWNSITE COMPANY PLAT OF TOLT, ACCORDING TO THE 
PLAT RECORDED IN VOLUME 20 OF PLATS AT PAGE 43, IN KING COUNTY, WASHINGTON.  
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November 14, 2022 
 
 
 
Ms. Lisa Yeager 
Sno-Valley Senior Center 
4610 Stephens Avenue  
P.O. Box 96 
Carnation, WA 98014 
VIA Email:  lisay@soundgenerations.org 
 
 
 Geotechnical Engineering Evaluation – REVISED 
 Sno-Valley Senior Center Development 
 31845 West Commercial Street  
 Carnation, Washington 
 NGA Project No. 1361022 
 
 
Dear Ms. Yeager: 

We are pleased to submit the attached report titled “Geotechnical Engineering Evaluation – Sno-Valley 
Senior Center Development – 31845 West Commercial Street – Carnation, Washington.”  This report 
summarizes our observations of the existing surface and subsurface conditions within the site and 
provides general recommendations for the proposed site development.  Our services were completed in 
general accordance with the proposal signed by you on June 10, 2022. 
 
The Sno-Valley Senior Center property comprises four adjacent parcels bound by West Commercial 
Street to the north, Stephens Avenue to the west, West Bird Street to the south and an alley to the east. 
The site is currently occupied by an asphalt parking lot and senior center building along the northwest 
and southwest portions of the property, respectively. Topography within the site is generally level to 
gently sloping. We understand the proposed development will consist of constructing a new residential 
building along the northwest corner of the site and a potential future store building along the northeast 
corner of the site.    
 
We monitored the drilling of two borings and performed one hand tool exploration within the site.  Our 
explorations indicated that the site was underlain by approximately 12- to 18-feet of very loose to loose, 
silty fine sand to sandy silt with competent gravel and fine to coarse sand deposits at depth.     

It is our opinion that the proposed site development is feasible from a geotechnical engineering 
standpoint, provided that our recommendations for site development are incorporated into project 
plans. We recommend new foundations be supported on deepened foundations consisting of 4-inch 
diameter pipe piles driven to refusal, due to the relatively thick layer of loose fine-grained deposits 
interpreted to mantle the site. Subgrade modification is also recommended for new parking areas 
associated with the planned site development. After stripping the site of surficial topsoil, fill, and 
organic-rich areas, asphalt subgrade preparation should consist of over excavating a minimum of 12-
inches of the upper fine-grained alluvial deposits and replacing with granular specification material 
compacted to structural fill standards.     

RECEIVED
CITY OF CARNATION

11/18/2022 

Exhibit 5

mailto:lisay@soundgenerations.org
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Specific grading and stormwater plans have not been finalized at the time this report was prepared.  
However, we understand that stormwater from the proposed development may be directed into on-site 
infiltration systems, if feasible.  The City of Carnation uses the 2014 Stormwater Management Manual 
for Western Washington (2014 SWMMWW) to determine the design infiltration rate and overall system 
sizing.  As a part of our evaluation, we performed four grain size analyses and estimated the infiltration 
capacity of the upper fine-grained alluvial soils.  Based on our observations and laboratory analyses, it is 
our opinion that infiltration capacity of the onsite soils is relatively low.  This is further discussed in the 
attached report. 

In the attached report, we have also provided general recommendations for site grading, slabs-on-
grade, structural fill placement, erosion control, and drainage.  We should be retained to review and 
comment on final development plans and observe the earthwork phase of construction. We also 
recommend that NGA be retained to provide monitoring and consultation services during construction 
to confirm that the conditions encountered are consistent with those indicated by the explorations, to 
provide recommendations for design changes should the conditions revealed during construction differ 
from those anticipated, and to evaluate whether or not earthwork and foundation installation activities 
comply with contract plans and specifications.   

It has been a pleasure to provide service to you on this project. Please contact us if you have any 
questions regarding this report or require further information.  

Sincerely, 

NELSON GEOTECHNICAL ASSOCIATES, INC. 
 

 
 
Khaled M. Shawish, PE 
Principal 
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Geotechnical Engineering Evaluation – REVISED 
Sno-Valley Senior Center Development 

31845 West Commercial Street 
Carnation, Washington 

 
 
 
INTRODUCTION 

This report presents the results of our geotechnical engineering investigation and evaluation of the 

planned development project in Carnation, Washington. The project site is located at 31845 West 

Commercial Street, as shown on the Vicinity Map in Figure 1. The overall site includes King County 

parcel numbers 8658302230, 8658302225, 8658302250, and 8658302260. The purpose of this study is 

to explore and characterize the site’s surface and subsurface conditions and to provide geotechnical 

recommendations for the planned site development.   

We understand the proposed development will consist of constructing a new residential structure 

within the northwest corner of the site, as well as a small commercial structure within the northeast 

corner.  Through discussion with the project civil designer, we understand stormwater generated from 

the proposed development may be directed to an onsite infiltration trench with an overflow component 

directed to an existing storm system within neighboring roadways. 

For use in preparing this report we were provided with a preliminary site plan titled “Sno-Valley Senior 

Center Feasibility,” prepared by Red Barn Engineering Inc.     

SCOPE 

The purpose of this study is to explore and characterize the site surface and subsurface conditions and 

provide general recommendations for site development.   

Specifically, our scope of services included the following:  

1. Reviewing available soil and geologic maps of the area as well as other relevant 
geotechnical information, as provided. 

2. Exploring the subsurface soil and groundwater conditions with two geotechnical 
borings.  Drilling services were subcontracted by NGA. 

3. Providing Cation Exchange Capacity (CEC) and organics content testing. Testing services 
were subcontracted by NGA. 

4. Performing laboratory grain-size sieve analysis on select soil samples obtained from the 
explorations. 
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5. Providing recommendations for earthwork and foundation support. 

6. Providing recommendations for temporary and permanent slopes. 

7. Providing recommendations for subsurface utilities and pavement subgrade 
preparation. 

8. Providing our opinion on stormwater infiltration feasibility. 

9. Providing recommendations for infiltration/bioretention system installation, as 
warranted. 

10. Providing general recommendations for site drainage and erosion control. 

11. Documenting the results of our findings, conclusions, and recommendations in a written 
geotechnical report. 

SITE CONDITIONS 

Surface Condition 

The overall Senior Center property encompasses four parcels covering approximately 0.72 acres.  It is 

currently occupied by a residential building, a parking lot area, and two small outbuildings within the 

southwest, northwest, and central portions of the site, respectively.  Other areas of the site consist of 

grass lawn areas, landscaping, and gravel surfacing. Topography within the site is generally level to 

gently sloping. We did not observe surface water throughout the site during our site visit.  

Subsurface Conditions 

Geology: The site is mapped on the Geologic Map of the Carnation 7.5-Minute Quadrangle, King County, 

Washington, by Dragovich, J. D., Littke, H. A., Anderson, M. L., Wessel, G. R., Koger, et al., (USGS, 2010).  

The site is mapped as alluvial fan (Qaf) deposits. The alluvial fan deposits are described as debris-flow 

diamicton and alluvial sand, gravel, and local boulder gravel. Our explorations generally encountered 

loose/soft fine-grained deposits underlain by gravel and fine to coarse sand, consistent with the mapped 

deposits.    

Explorations: The subsurface conditions within the site were explored on July 5, 2022, by monitoring the 

drilling of two geotechnical boring to depths in the range of 14 to 21 feet below the existing ground 

surface. We also performed one hand tool exploration to a depth of approximately 9 feet below the 

existing ground surface.  The approximate locations of the explorations are shown on the Schematic Site 

Plan in Figure 2.  A geologist from Nelson Geotechnical Associates, Inc. (NGA) was present during the 

explorations, examined the soils and geologic conditions encountered, obtained samples of the soil, and 

maintained logs of the explorations. 
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In the geotechnical borings a Standard Penetration Test (SPT) was performed on each of the samples 

during drilling to document soil density at depth.  The SPT consists of driving a 2-inch outer-diameter, 

split-spoon sampler 18 inches using a 140-pound hammer with a drop of 30 inches.  The number of 

blows required to drive the sampler the final 12 inches is referred to as the “N” value and is presented 

on the boring logs.  The N value is used to evaluate the strength and density of the deposit.   

The soils were visually classified in general accordance with the Unified Soil Classification System, 

presented in Figure 3.  The logs of our explorations are presented in Figures 4 through 6.  We present a 

brief description of the subsurface conditions in the following paragraph.  For a detailed description of 

the subsurface conditions, the exploration logs should be reviewed. 

At the surface of each boring we encountered approximately 2- to 3.5-feet of light brown to dark brown, 

silty sand to sand with varying amounts of gravel and organics, which we interpreted as undocumented 

fill and/or topsoil.  Underlying the fill soils we encountered light brown, silty fine sand to sandy silt in a 

very loose to loose condition, which we interpreted as fine-grained alluvial soils.  Each boring terminated 

within medium dense or better, gravelly fine to coarse sand deposits at approximate depths of 14- to 

20-feet below the existing ground surface.  

Hydrogeologic Conditions 

Wet drilling conditions and evidence of potential groundwater seepage was observed within the upper 

fine-grained deposits.  Measurable groundwater at the time of drilling appeared to reside within the 

gravel deposits at depths of approximately 13- to 18-feet below the ground surface.  We would expect 

this water to be part of the regional groundwater table associated with the nearby Snoqualmie River.  If 

groundwater is encountered during construction within the upper fine-grained alluvial soils, we would 

interpret this as perched water. Perched water occurs when surface water infiltrates through less dense, 

more permeable soils and accumulates on top of a relatively low permeability material.  Perched water 

does not represent a regional groundwater "table" within the upper soil horizons.  Perched water tends 

to vary spatially and is dependent upon the amount of rainfall.  We would expect the amount of perched 

groundwater to decrease during drier times of the year and increase during wetter periods.  

SENSITIVE AREA EVALUATION 

Seismic Hazard 

We reviewed the 2018 International Building Code (IBC) for seismic site classification for this project. 

The site soil conditions best fit the IBC description for Site Class D. 
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Table 1 below provides seismic design parameters for the site that are in conformance with the 

2018 IBC, which specifies a design earthquake having a 2% probability of occurrence in 50 years 

(return interval of 2,475 years), and the 2008 USGS seismic hazard maps. 

Table 1 – 2018 IBC Seismic Design Parameters 

Site Class Spectral Acceleration 
at 0.2 sec. (g) 

Ss 

Spectral Acceleration 
at 1.0 sec. (g) 

S1 

Site Coefficients Design Spectral 
Response 

Parameters 
Fa Fv SDS SD1 

D 1.166 0.442 1.034 
 

1.558 
 

0.803 0.459 

 

The spectral response accelerations were obtained from the USGS Earthquake Hazards Program 

Interpolated Probabilistic Ground Motion website (2008 data) for the project latitude and longitude.  

The National Earthquake Hazards Reduction Program map provided by the Department of Natural 

Resources was reviewed for the site.  The map indicates the site contains a moderate to high 

liquefaction potential. In our opinion the liquefaction potential is low to moderate based on the soils 

composition and groundwater conditions encountered.  Recommendations for foundation pile support 

should mitigate any potential liquefaction hazards.  

Erosion Hazard 

The criteria used for determination of the erosion hazard for affected areas include soil type, slope 

gradient, vegetation cover, and groundwater conditions.  The erosion sensitivity is related to vegetative 

cover and the specific surface soil types, which are related to the underlying geologic soil units.  The 

Natural Resources Conservation Service (NRCS) maps the site as Oridia silt loam, 0 to 2 percent slopes. 

The erosion hazard rating is designated as slight.  Based on our observations and the material 

encountered, we would interpret this site as having a low to moderate erosion hazard where the 

surficial soils are exposed.  It is our opinion that the erosion hazard for site soils should be low in areas 

where the site is not disturbed. 

LABORATORY ANALYSIS 

We performed four gradation analyses on soil samples obtained from the explorations. The samples 

were obtained from Boring 1 at 5- and 13-feet and Boring 2 at 7.5- and 20-feet below the existing 

ground surface. The soils analyzed generally meet the USDA textural triangle classification of silt loam 

and sand for the upper fine-grained and lower gravelly soils, respectively. The results of the sieve 

analyses are presented as Figures 7 through 10. 
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Water Quality Chemical Testing  

In accordance with the 2014 SWMMWW infiltration facilities that double as treatment facilities will 

need to be tested for Cation Exchange Capacity (USEPA method 9081) and Organic Content (ASTM D 

2974) to determine if the soil is adequate for removing the target pollutants. Cation Exchange Capacity 

(CEC) and Organic Content tests were conducted by AM Test Laboratories on soil samples obtained from 

the site as shown on Tables 1 and 2 below, respectively.  The 2014 SWMMWW requires soil to be used 

for treatment to have a CEC greater or equal to 5 milliequivalents (meq) CEC per 100 grams (CEC/100g). 

The manual also specifies that filtration soils must have a minimum of 1.0 percent organic content.  

Based on the test results, the native soils meet the minimum organic content and minimum CEC 

requirements for use as filtration soils.  The test results are attached to this report as Appendix A.  The 

test results are also summarized in the following Tables 1 and 2. 

Table 1. Cation Exchange Capacity Results 

Boring Number Depth 
(Feet) 

Cation Test Results 
(CEC/100g) 

Suitable for Filtration 
(Yes/No) 

Boring 1 5.0 16 Yes 

Boring 1 10.0 17 Yes 

Boring 2 5.0 17 Yes 

Boring 2 7.5 16 Yes 

 

Table 2. Organic Content Results 

Boring Number Depth 
(Feet) 

Organic Content 
Results (Percent) 

Suitable for Filtration 
(Yes/No) 

Boring 1 5.0 5.2 Yes 
Boring 1 10 3.6 Yes 
Boring 2 5.0 4.8 Yes 
Boring 2 7.5 5.3 Yes 

 

 

 

 



Geotechnical Engineering Evaluation – REVISED NGA File No. 1361022 
Sno-Valley Senior Center Development                                                                                        November 14, 2022 
Carnation, Washington                                                                                                                                                       Page 6   
____________________________________________________________________________________________________________________________________________________________ 

 

NELSON GEOTECHNICAL ASSOCIATES, INC. 

CONCLUSIONS AND RECOMMENDATIONS 

General 

It is our opinion that the planned development within the site is generally feasible from a geotechnical 

standpoint.  Our explorations indicated that the site was generally underlain by a relatively thick layer of 

loose fine-grained alluvial deposits with competent gravelly soils at depths in the range of 13- to 18-feet 

below the existing ground surface. To reduce the potential for structure settlement or liquefaction 

hazards in the event of seismic activity, we recommend the new planned structures be supported on 4-

inch diameter pipe piles to transfer structure loads to the competent gravelly soils at depth.  Any paved 

parking areas planned as part of the development should be supported on a modified subgrade, as 

described in the Site Preparation and Grading subsection of this report.  

Based on the results of our on-site infiltration testing, explorations, and grain-size analyses, it is our 

opinion that the site soils are only marginally conducive to stormwater infiltration, due to their fine-

grained nature.  We understand stormwater associated with the proposed development may be 

directed to a shallow infiltration gallery underlying the proposed paved parking lot.  We also understand 

there is no available overflow component for the proposed infiltration system; therefore, all the 

stormwater generated within the site must be infiltrated or otherwise managed within the site.  Due to 

this requirement, we recommend that the design rates obtained from the grain-size analysis be 

confirmed through the performance of infiltration testing at the locations and depths of the planned 

system.  This is further discussed in the Site Drainage section of this report. 

The surficial soils encountered on this site are considered extremely moisture-sensitive and will disturb 

easily when wet. We recommend that construction take place during the drier summer months, if 

possible. If construction is to take place during wet weather, the soils may disturb, and additional 

expenses and delays may be expected due to the wet conditions.  Additional expenses could include the 

need for placing a blanket of rock spalls to protect exposed subgrades and construction traffic areas.  

Some of the native on-site soils may be suitable for use as structural fill depending on the moisture 

content of the soil during construction.  NGA should be retained to determine if the on-site soils can be 

used as structural fill material during construction. 
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Erosion Control  

The erosion hazard for the on-site soils is interpreted to be slight for exposed soils, but actual erosion 

potential will be dependent on how the site is graded and how water is allowed to concentrate.  Best 

Management Practices (BMPs) should be used to control erosion.  Areas disturbed during construction 

should be protected from erosion.  Erosion control measures may include diverting surface water away 

from the stripped or disturbed areas. Silt fences and/or straw bales should be erected to prevent muddy 

water from leaving the site.  Disturbed areas should be planted as soon as practical, and the vegetation 

should be maintained until it is established.  The erosion potential of areas not stripped of vegetation 

should be low. 

Site Preparation and Grading 

After erosion control measures are implemented, site preparation should consist of stripping site of 

topsoil and organic-rich surficial soils and grading to desired subgrade elevations.  At this depth, pipe 

piles can be installed to mitigate any structure settlement issues associated with the relatively loose 

upper alluvial soils.  

For paved parking areas, final subgrade elevation should be overexcavated by a minimum of 12-inches.  

The base of the overexcavation should be proof-rolled and further evaluated to identify loose areas.  

Soft areas identified should be further over-excavated and replaced with 2- to 4-inch quarry spalls.  We 

recommend the over excavation be filled with granular crushed rock and compacted to structural fill 

specifications.    

If wet conditions are encountered, alternative site stripping and grading techniques might be necessary.  

These could include using large excavators equipped with wide tracks and a smooth bucket to complete 

site grading and covering exposed subgrade with a layer of crushed rock for protection.  If wet 

conditions are encountered or construction is attempted in wet weather, the subgrade should not be 

compacted as this could cause further subgrade disturbance.  In wet conditions it may be necessary to 

cover the exposed subgrade with a layer of crushed rock as soon as it is exposed to protect the moisture 

sensitive soils from disturbance by machine or foot traffic during construction.  The prepared subgrade 

should be protected from construction traffic and surface water should be diverted around areas of 

prepared subgrade.   
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The site soils are considered to be highly moisture-sensitive and will disturb easily when wet.  We 

recommend that construction take place during the drier summer months if possible.  However, if 

construction takes place during the wet season, additional expenses and delays should be expected due 

to the wet conditions.  Additional expenses could include the need for placing a blanket of rock spalls on 

exposed subgrades, construction traffic areas, and paved areas prior to placing structural fill.  Wet 

weather grading will also require additional erosion control and site drainage measures.  Most of the on-

site soils are not suitable for use as structural fill based on their high moisture and silt content.  NGA 

should be retained to evaluate the suitability of all on-site and imported structural fill material during 

construction. 

Temporary and Permanent Slopes  

Temporary cut slope stability is a function of many factors, including the type and consistency of soils, 

depth of the cut, surcharge loads adjacent to the excavation, length of time a cut remains open, and the 

presence of surface or groundwater. It is exceedingly difficult under these variable conditions to 

estimate a stable, temporary, cut slope angle. Therefore, it should be the responsibility of the contractor 

to maintain safe slope configurations at all times as indicated in OSHA guidelines for cut slopes. 

The following information is provided solely for the benefit of the owner and other design consultants 

and should not be construed to imply that Nelson Geotechnical Associates, Inc. assumes responsibility 

for job site safety.  Job site safety is the sole responsibility of the project contractor. 

For planning purposes, we recommend that temporary cuts in the upper undocumented fill/surficial 

soils be no steeper than 2 Horizontal to 1 Vertical (2H:1V).  Temporary cuts in the semi-competent fine-

grained alluvial soils should be no steeper than 1.5H:1V.  If significant groundwater seepage or surface 

water flow were encountered, we would expect that flatter inclinations would be necessary. We 

recommend that cut slopes be protected from erosion. The slope protection measures may include 

covering cut slopes with plastic sheeting and diverting surface runoff away from the top of cut slopes.  

We do not recommend vertical slopes for cuts deeper than four feet, if worker access is necessary.  We 

recommend that cut slope heights and inclinations conform to appropriate OSHA/WISHA regulations. 

Permanent cut and fill slopes should be no steeper than 2H:1V.  However, flatter inclinations may be 

required in areas where loose soils are encountered.  Permanent slopes should be vegetated, and the 

vegetative cover maintained until established.   
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Deep Foundations 

To reduce the risk of structure settlement, we recommend the proposed structures be supported on 4-

inch diameter driven pin piles to transfer foundation loads through the upper loose soils down to the 

underlying competent materials, interpreted to underlie the site at depth. This applies to all foundations 

and slab-on-grade. Our explorations did not encounter significant debris within the upper soils; 

however, there is potential that debris within the fill and alluvium could potentially impede some of the 

piles.  There should be contingencies in the budget and design for additional/relocated piles to replace 

piles that may be obstructed by debris.  We also recommend that excavation equipment be available 

on-site during pile installation so that shallow obstructions can be removed from the planned pile 

locations.  

We recommend that the 4-inch pipe piles be utilized and should be driven using a tractor-mounted 

hydraulic hammer, with an energy rating of at least 1,100 foot-lb.  For this pile and hammer size, we 

recommend a design capacity of eight tons for each pile driven to refusal.  The refusal criterion for this 

pile and hammer size is defined as less than one-inch of movement during 15 seconds of continuous 

driving at a rate of 550 blows per minute or higher.  We recommend using galvanized schedule 80 pipe 

for the 4-inch pin piles.  Maintaining these recommendations for minimum hammer size and refusal 

criteria is essential for obtaining successful piles.  Final pile depths should be expected to vary and will 

depend on the depth to competent soils.  We recommend that the piles extend a minimum of five feet 

into the competent native soils, in addition to meeting the refusal criterion.  Our explorations performed 

as a part of this evaluation encountered competent native soils at approximately 10- to 15-feet below 

the existing ground surface.  The piles should be spaced a minimum of two feet apart to avoid a 

grouping effect on the piles.   

Due to the relatively small slenderness ratio of pin piles, maintaining pin pile confinement and lateral 

support is essential in preventing pile buckling.  Pin piles should be suitably embedded into the 

reinforced concrete.  The structural engineer should design the connections of the piles to the 

foundations. 

Vertically driven pin piles do not provide meaningful lateral capacity.  Due to the rigid pile support, 

friction between the foundation and subgrade soil should not be considered as resisting lateral 

pressures on this structure.  We recommend that all lateral loads be resisted on battered pin piles 

and/or passive resistance on the below-grade portions of the foundations. The upper foot of soil should 

be neglected when calculating the passive resistance. We recommend using an equivalent fluid density 

of 150 pcf for calculating the passive resistance. 
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Structural Fill 

General: Fill placed beneath foundations, pavement, or other settlement-sensitive structures should be 

placed as structural fill.  Structural fill, by definition, is placed in accordance with prescribed methods 

and standards, and is monitored by an experienced geotechnical professional or soils technician. Field 

monitoring procedures would include the performance of a representative number of in-place density 

tests to document the attainment of the desired degree of relative compaction. The area to receive the 

fill should be suitably prepared as described in the Site Preparation and Grading subsection prior to 

beginning fill placement.   

Materials: Structural fill should consist of a good quality, granular soil, free of organics and other 

deleterious material, and be well graded to a maximum size of about three inches.  All-weather fill 

should contain no more than five-percent fines (soil finer than U.S. No. 200 sieve, based on that fraction 

passing the U.S. 3/4-inch sieve).  The on-site soils are not suitable for use as structural fill.  We should be 

retained to evaluate all proposed structural fill material prior to placement.   

Fill Placement: Following subgrade preparation, placement of structural fill may proceed. All filling 

should be accomplished in uniform lifts up to eight inches thick.  Each lift should be spread evenly and 

be thoroughly compacted prior to placement of subsequent lifts.  All structural fill underlying building 

areas and pavement subgrade should be compacted to a minimum of 95 percent of its maximum dry 

density.  Maximum dry density, in this report, refers to that density as determined by the ASTM D-1557 

Compaction Test procedure.  The moisture content of the soils to be compacted should be within about 

two percent of optimum so that a readily compactable condition exists.  It may be necessary to 

overexcavate and remove wet soils in cases where drying to a compactable condition is not feasible.  All 

compaction should be accomplished by equipment of a type and size sufficient to attain the desired 

degree of compaction and should be tested. 

Slab-on-Grade 

Slab-on-grade should be supported on pin piles as described in the Deep Foundations subsection of this 

report.  We recommend that all floor slabs be underlain by at least six inches of free-draining gravel with 

less than three percent by weight of the material passing Sieve #200 for use as a capillary break.  A 

suitable vapor barrier, such as heavy plastic sheeting (6-mil, minimum), should be placed over the 

capillary break material.  An additional 2-inch-thick moist sand layer may be used to cover the vapor 

barrier.  This sand layer may be used to protect the vapor barrier membrane and to aid in curing the 

concrete. 
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Pavements 

Pavement subgrade preparation and structural filling where required, should be completed as 

recommended in the Site Preparation and Grading and Structural Fill subsections of this report.  The 

pavement subgrade should be proof-rolled with a heavy, rubber-tired piece of equipment, to identify 

soft or yielding areas that require repair. The pavement section should be underlain by a stable 

subgrade, overlain by a minimum of 12 inches of crushed rock.  We should be retained to observe the 

proof-rolling and recommend subgrade repairs prior to placement of the crushed rock.   

Utilities 

We recommend that underground utilities be bedded with a minimum six inches of pea gravel prior to 

backfilling the trench with on-site or imported material. Trenches within settlement sensitive areas 

should be compacted to 95 percent of the modified proctor as described in the Structural Fill subsection 

of this report.  Trench backfill should be compacted to a minimum of 95 percent of the modified proctor 

maximum dry density. Trenches located in non-structural areas and five feet below roadway subgrade 

should be compacted to a minimum 90 percent of the maximum dry density. The trench backfill 

compaction should be tested.  

Site Drainage   

The preliminary infiltration capacity of the onsite soils was evaluated through a combination of visual 

classification and grain-size analyses in accordance with the Department of Ecology’s 2014 SWMMWW. 

Per the stormwater manual design infiltration rates can be determined using the grain size analysis 

method for soils not consolidated by glacial advance.  The soils underlying the site are interpreted to 

consist of fine-grained alluvial deposits with gravelly soils at depths in the range of 13- to 20-feet below 

the existing ground surface. 

An equation provided in Section 3.3.6 of the 2014 WSDOE Stormwater Management Manual for 

Western Washington was used to determine the infiltration capabilities of the site soil utilizing data 

from the grain-size analyses.  Based on this equation and information obtained from the grain-size 

analyses, initial short-term infiltration rates in the range of 1 to 3.8 inches/hour were calculated.  We 

also referenced Table 3.3.1 of the manual to provide an adequate correction factor to infiltration rates 

obtained from the above equation to calculate a long-term design rate.  Correction factors of 0.90, 0.40, 

and 0.90 were utilized for CFv, CFt, CFm, respectively.  We applied the correction factors to the most 

conservative rate obtained from the grain-size analysis calculations which is 1 inches/hour and 

computed a long-term design infiltration rate of 0.324 inches per hour.  
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Since the proposed development includes infiltrating all the stormwater generated from impervious 

surfaces within the site, we recommend NGA be retained to confirm the provided grain-size analyses 

infiltration capacity estimates with onsite infiltration testing at the specified depth and location of the 

proposed infiltration facility. Infiltration systems should be sized and designed using the 2014 DOE 

SWMMWW and design infiltration rates that are based on actual field testing. 

Surface Drainage: The finished ground surface should be graded such that stormwater is directed to an 

approved stormwater collection system. Water should not be allowed to stand in any areas where 

footings, slabs, or pavements are to be constructed.  Final site grades should allow for drainage away 

from the residences.  We suggest that the finished ground be sloped at a minimum downward gradient 

of three percent, for a distance of at least 10 feet away from the residences.  Surface water should be 

collected by permanent catch basins and drain lines and be discharged into an approved discharge 

system.   

Subsurface Drainage: If groundwater is encountered during construction, we recommend that the 

contractor slope the bottom of the excavation and collect the water into ditches and small sump pits 

where the water can be pumped out and routed into a permanent storm drain.  We recommend the use 

of footing drains around the structures.  Footing drains should be installed at least one foot below 

planned finished floor elevation.  The drains should consist of a minimum 4-inch-diameter, rigid, slotted 

or perforated, PVC pipe surrounded by free-draining material wrapped in a filter fabric.  We recommend 

that the free-draining material consist of an 18-inch-wide zone of clean (less than three-percent fines), 

granular material placed along the back of walls.  Pea gravel is an acceptable drain material.  The free-

draining material should extend up the wall to one foot below the finished surface.  The top foot of 

backfill should consist of impermeable soil placed over plastic sheeting or building paper to minimize 

surface water or fines migration into the footing drain.  Footing drains should discharge into tightlines 

leading to an approved collection and discharge point with convenient cleanouts to prolong the useful 

life of the drains.  Roof drains should not be connected to wall or footing drains. 

CONSTRUCTION MONITORING 

We should be retained to provide construction monitoring services during the earthwork phase of the 

project to evaluate subgrade conditions, temporary cut conditions, fill compaction, and drainage system 

installation. 
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USE OF THIS REPORT 

NGA has prepared this report for Ms. Lisa Yeager and her agents, for use in the planning and design of 

the development on this site only.  The scope of our work does not include services related to 

construction safety precautions and our recommendations are not intended to direct the contractors’ 

methods, techniques, sequences, or procedures, except as specifically described in our report for 

consideration in design.  There are possible variations in subsurface conditions between the 

explorations and also with time.  Our report, conclusions, and interpretations should not be construed 

as a warranty of subsurface conditions.  A contingency for unanticipated conditions should be included 

in the budget and schedule. 

We recommend that NGA be retained to provide monitoring and consultation services during 

construction to confirm that the conditions encountered are consistent with those indicated by the 

explorations, to provide recommendations for design changes should the conditions revealed differ 

from those anticipated, and to evaluate whether or not earthwork and foundation installation activities 

comply with contract plans and specifications. We should be contacted a minimum of one week prior to 

construction activities and could attend pre-construction meetings if requested. 

Within the limitations of scope, schedule, and budget, our services have been performed in accordance 

with generally accepted geotechnical engineering practices in effect in this area at the time this report 

was prepared.  No other warranty, expressed or implied, is made.  Our observations, findings, and 

opinions are a means to identify and reduce the inherent risks to the owner. 

o-o-o 
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It has been a pleasure to provide service to you on this project.  If you have any questions or require 

further information, please call. 

Sincerely, 

NELSON GEOTECHNICAL ASSOCIATES, INC. 

Alex B. Rinaldi, LG 
Project Geologist 

Khaled M. Shawish, PE 
Principal 

ABR:KMS:dy 

Attachments:  Ten Figures 
    Appendix A – Laboratory Testing Results 

11.14.2022
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Boring Log

??

BORING LOG
B-1

Boring met refusal at 14.1 feet below existing grade on
07/05/2022. Groundwater seepage was encountered at
13.0 feet during drilling.
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NOTE: Subsurface conditions depicted represent our observations at the time and location of this exploratory hole, modified by engineering tests, analysis and judgement. They are not necessarily
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Sno-Valley Senior Center
Development

Boring Log

??

BORING LOG
B-2

Boring met refusal at 21.0 feet below existing grade on
07/05/2022. Groundwater seepage was encountered at
18.0 feet during drilling.
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LOG OF EXPLORATION 

DEPTH (FEET)   USCS SOIL DESCRIPTION 

DPN:ABR NELSON GEOTECHNICAL ASSOCIATES, INC. 
FILE NO 1361022 

FIGURE 6 

HAND AUGER ONE 

0.0 – 2.8 DARK BROWN, ORGANIC-RICH SILTY SAND WITH ROOTS (LOOSE, MOIST) (TOPSOIL) 

2.8 – 9.0 SM LIGHT BROWN, SILTY FINE SAND (LOOSE, MOIST TO WET) 

SAMPLES WERE NOT COLLECTED 
GROUNDWATER SEEPAGE WAS NOT ENCOUNTERED 
HAND AUGER CAVING WAS NOT ENCOUNTERED 
HAND AUGER WAS COMPLETED AT 9.0 FEET ON 07/05/2022 
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Am Test Inc.
13600 NE 126TH PL
Suite C
Kirkland, WA 98034
(425) 885-1664
www.amtestlab.com

Professional
Analytical
Services

ANALYSIS REPORT

NELSON GEOTECH Date Received: 08/18/22
17311 135TH AVE NE Date Reported:  9/13/22
WOODINVILLE, WA  98072
Attention:  ALEX RINALDI
Project Name: SNO-VALLEY SENIOR CENTER
Project #: 1361022
All results reported on an as received basis.

         _________________________________________________________________________________________________

AMTEST Identification Number 22-A013961
Client Identification B1 @ 5'
Sampling Date 07/05/22

Conventionals
PARAMETER RESULT UNITS Q D.L. METHOD ANALYST  DATE
Cation Exchange Capacity 16. meq/100g 0.5 SW-846 9081  CM  09/12/22

Miscellaneous
PARAMETER RESULT UNITS Q D.L. METHOD ANLST  DATE
Organic Matter 5.2 % SM 2540G  FG  08/22/22



NELSON GEOTECH
Project Name: SNO-VALLEY SENIOR CENTER
AmTest ID: 22-A013962

         _________________________________________________________________________________________________

AMTEST Identification Number 22-A013962
Client Identification B1 @ 10'
Sampling Date 07/05/22

Conventionals
PARAMETER RESULT UNITS Q D.L. METHOD ANALYST  DATE
Cation Exchange Capacity 17. meq/100g 0.5 SW-846 9081  CM  09/12/22

Miscellaneous
PARAMETER RESULT UNITS Q D.L. METHOD ANLST  DATE
Organic Matter 3.6 % SM 2540G  FG  08/22/22

         _________________________________________________________________________________________________

AMTEST Identification Number 22-A013963
Client Identification B2 @ 5'
Sampling Date 07/05/22

Conventionals
PARAMETER RESULT UNITS Q D.L. METHOD ANALYST  DATE
Cation Exchange Capacity 17. meq/100g 0.5 SW-846 9081  CM  09/12/22

Miscellaneous
PARAMETER RESULT UNITS Q D.L. METHOD ANLST  DATE
Organic Matter 4.8 % SM 2540G  FG  08/22/22



NELSON GEOTECH
Project Name: SNO-VALLEY SENIOR CENTER
AmTest ID: 22-A013964

         _________________________________________________________________________________________________

AMTEST Identification Number 22-A013964
Client Identification B2 @ 7.5'
Sampling Date 07/05/22

Conventionals
PARAMETER RESULT UNITS Q D.L. METHOD ANALYST  DATE
Cation Exchange Capacity 16. meq/100g 0.5 SW-846 9081  CM  09/12/22

Miscellaneous
PARAMETER RESULT UNITS Q D.L. METHOD ANLST  DATE
Organic Matter 5.3 % SM 2540G  FG  08/22/22

                                                                                                                  _________________________________
                                                                                                                  Kathy Fugiel
                                                                                                                  President
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Sno-Valley Senior Housing 2 

Drainage Report 

1 Project Overview 

The Sno-Valley Senior Center project will create affordable housing for seniors and veterans with low 

income.  The project includes a 15-unit three story building with adjacent parking.  The site is located 

31845 West Commercial Street, Carnation, WA and consists of four adjacent parcels (see Table 1 

below) bound by West Commercial Street to the north, Stephens Avenue to the west, West Bird Street 

to the south and an alley to the east.  The existing site includes an asphalt parking lot, a senior center 

building and grass and gravel where a home and shed have recently been removed.  The site is 

relatively flat and slopes gently to the northwest. 

 

Table 1. Project Site Parcel Information 

Parcel Number Size (AC) Size (SF) Assessed 

Value 

Location 

865830-2230 0.23 10,000 $125,000 NW Quadrant 

865830-2225 0.18 7,800 $198,000 NE Quadrant 

865830-2250 0.17 7,500 $569,300 SW Quadrant 

865830-2260 0.13 5,880 $73,500 SE Quadrant 

Totals 0.71 31,180 $965,800  

 

The majority of site improvements will take place on the two north parcels and will include the 

following: 

• Remove existing asphalt parking lot 

• Remove existing sheds 

• Construct new housing facility with walkways and landscaped areas 

• Construct 18 new parking stalls  

 

The existing Carnation Senior Center on the SW parcel will remain as-is.   

 

Work on the SE parcel includes: 

• Convert a grass area to 9 off-street parking stalls 

• Construct a trash enclosure 

 

The drainage system for the existing site includes an infiltration catch basin in the existing parking lot 

on the NW quadrant of the site.  The existing senior center on the south parcel has a roof drain 

collection system that ties into the City of Carnation storm system. 

 

The City of Carnation has a 12-inch storm drain main in the Stephens Avenue right-of-way that flows 

south to north.   According to the 2003 stormwater comprehensive plan, “the majority of the 

stormwater is collected and infiltrates through disjoined drainage structures through the city.”  The 

Snoqualmie River, roughly 0.4-miles downstream of the site. 

 

Off-site drainage does not flow onto these parcels from the right-of-way or adjacent property.   

 

The project vicinity map is shown on the following page. 
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Sno-Valley Senior Housing 3 

Drainage Report 

 
Figure 1. Vicinity map 

2 Existing Conditions Summary 

The project is located on 0.71 acres in a commercial area of the City of Carnation.    

 

The site is located within the East King County Groundwater Management Area and is in the 500-year 

floodplain for the Snoqualmie River.  There are no sensitive areas identified on or adjacent to the site.   

 

There is an existing asphalt parking lot, two small sheds, gravel parking areas and landscaped/lawn 

areas on the north parcels.  The existing Sno-Valley Senior Center building and landscaping cover the 

south parcels.  Hard surfaces cover 54% of the site. 

 

Table 2. Existing Hard Surface Areas 

Area Description Percent Area (Ac) 

Impervious hard surface 54% 0.38 

Pervious 31% 0.32 

Total Property   0.70 

 

Soils on the site are described in “Geotechnical Engineering Evaluation – Sno-Valley Senior Center 

Development – 31845 West Commercial Street – Carnation, WA”, November 14, 2022, prepared by 

Nelson Geotechnical Associated, Inc.  The document is included in Appendix A.   
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Sno-Valley Senior Housing 4 

Drainage Report 

 
Figure 2. Local topography 

General conclusions and recommendations from the report are as follows: 

• The site is mapped as alluvial fan (Qaf) deposits based on the USGS Map, 2010 

• Alluvial fan deposits are described as debris-flow diamicton and alluvial sand, gravel, and local 

boulder gravel.   

• Subsurface explorations were explored by monitoring the drilling of two geotechnical borings 

to depths in the range of 14 to 21 feet  

• Site specific explorations indicated the site was generally underlain by a relatively thick layer of 

loose fine-grained alluvial deposits with competent gravelly soil at depths in the range of 13- 

to 18-feet below the existing ground surface. 

• Based on the results of on-site infiltration testing, explorations, and grain-size analyses, site 

soils are not conducive to stormwater infiltration, due to their fine-grained nature and 

relatively high moisture content. 

• The surficial soils encountered on this site are considered extremely moisture-sensitive and 

will disturb easily when wet.  Construction is recommended during drier summer months if 

possible. 

3 Off-Site Analysis 

An offsite analysis comprised of an upstream and downstream analysis is required. 
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Sno-Valley Senior Housing 5 

Drainage Report 

 

3.1 Downstream Analysis 

 

The area downstream of the site consists mostly of private vegetated farmland and a few residential 

properties. The Snoqualmie River, approximately 0.5 miles from the site, serves as the receiving water, 

although there is no direct outfall as most of the water infiltrates.  

Runoff from the site flows to the southwest corner of W Commercial St and Stephens Ave where it is 

picked up by a catch basin. According to the 2003 stormwater comprehensive plan, “the majority of 

the stormwater is collected and infiltrates through disjoined drainage structures through the city.” 

King County iMap reports flooding downstream of the site. 

3.2 Upstream Analysis 

The upstream area consists of residential and commercial developments. Although the site is 

surrounded by concrete curb and gutter that directs the water around the site, so no water flows 

through the site.  

 
Figure 3. Surrounding Basin Map 

4 Minimum Requirements 

 

This project is defined as a redevelopment project because it has 35% or more of existing hard surface 

coverage and includes structural development of a building and the creation and replacement of hard 

surfaces.   

 

A redevelopment project that results in 2,000 SF or more of new plus replaced hard surface is required 

to comply with Minimum Requirements #1 - #5 for the new and replaced hard surfaces and the land 

disturbed.    
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Sno-Valley Senior Housing 6 

Drainage Report 

Additional requirements for redevelopment projects outlined in section I-2.4.2 of the DOE Manual 

states that “Other types of redevelopment projects shall comply with Minimum Requirements #1 

through #10 for the new and replaced hard surfaces and the converted vegetation areas if the total of 

new plus replaced hard surfaces is 5,000 SF or greater, and the valuation of proposed improvements, 

including interior improvements, exceeds 50% of the assessed value of the existing site improvements.   

 

The total new and replaced hard surface is greater than 5,000 SF and the total assessed value of the 

four parcels is $965,800, and in all likelihood the proposed improvements will exceed 50% of that.   

 

In summary, when applying the thresholds stated above, the project is required to comply with the 

following: 

 

• Minimum Requirements #1-#9 for the new and replaced hard surfaces and converted 

vegetation areas 

4.1.1 MR #1:  Preparation of Stormwater Site Plans 

Stormwater site plans have been prepared for the project and are provided in Appendix C. 

4.1.2 MR #2:  Construction Stormwater Pollution Prevention 

A Construction SWPPP has been prepared and is included in Appendix D. 

4.1.3 MR #3:  Source Control of Pollution 

All pollutants, including waste materials and demolition debris, that occur onsite shall be handled and 

disposed of in a manner that does not cause contamination of stormwater.  Good housekeeping and 

preventative measures will be taken to ensure that the site will be kept clean, well-organized, and free 

of debris.   

If required, BMPs to be implemented to control specific sources of pollutants are discussed below. 

Vehicles, construction equipment, and/or petroleum product storage/dispensing: 

• All vehicles, equipment, and petroleum product storage/dispensing areas will be inspected 

regularly to detect any leaks or spills, and to identify maintenance needs to prevent leaks or 

spills. 

• On-site fueling tanks and petroleum product storage containers shall include secondary 

containment. 

• Spill prevention measures, such as drip pans, will be used when conducting maintenance and 

repair of vehicles or equipment. 

• In order to perform emergency repairs on site, temporary plastic will be placed beneath and, if 

raining, over the vehicle. 

Contaminated surfaces shall be cleaned immediately following any discharge or spill 

4.1.4 MR #4:  Preservation of Natural Drainage Systems and Outfalls 

Currently the site infiltrates or sheets flows off the site to the catch basin on the corner of W 

Commercial St and Stephens Ave. The design proposes to continue to infiltrate runoff from the site 

and minimize outfall to the public storm system.  

4.1.5 MR #5:  Onsite Stormwater Management 

This project will use the List Approach, and List #2 will be used because the project triggers minimum 

requirements #1-#9. 
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4.1.6 MR #6:  Runoff Treatment 

This project is required to provide runoff treatment because there is more than 5,000 SF of pollution-

generating new hard surface within the project threshold discharge area (6,920 SF from parking areas).  

 

4.1.7 MR #7:  Flow Control 

This project is required to provide flow control requirements because there is more than 10,000 SF of 

effective impervious (16,168 SF of new plus replaced hard surface). This requirement is met by 

infiltrating all runoff from the site. 

 

4.1.8 MR #8:  Wetlands Protection 

This project does not discharge stormwater into a wetland, either directly or indirectly through a 

conveyance system. 

 

4.1.9 MR #9:  Operation and Maintenance 

See the Operations and Maintenance Manual is included in Appendix E. 

5 Developed Site Hydrology 

The project is complying with MR #1-#9. 

 

5.1 Summary Section 

Hard surface, pervious, and pollution-generating surface areas are shown in the tables below.  Exhibits 

and calculations supporting the results in the table are in Appendix B. 

 

Table 3. Proposed Hard Surface Areas 

Description Area SF 

New Hard Surface 7,774 

Replaced Hard Surface 8,394 

Total New and Replaced 16,168 

Pervious surface 9,331 

Hard surface to remain 5,512 

PGHS 6,920 

 

5.2 On-Site Stormwater Management 

This project is required to meet Low Impact Development Standard and BMP T5.14 or List #2.  This 

project will follow List #2 implementing the following: 

 

Lawn and Landscaped Areas 

Post-Construction Soil Quality and Depth for all lawn and landscaped areas shall implement BMP 

T5:13. 

 

Roof, Walkways and Parking Areas 

Roof runoff will be collected in a tightlined roof drain system and discharge to the infiltration 

trench located under the parking area adjacent to Alley C.  Walkway runoff will flow to adjacent 
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vegetated areas.  Parking lot runoff will be collected and treated in Contech StormFilter Catch 

Basins before being discharged into the infiltration trench. 

 

5.3  Flow Control  

This requirement is met by infiltrating all runoff from the site.  There are two infiltration trench areas, 

one in the south parking area and one in the parking area adjacent to Alley C.  The long-term design 

infiltration rate is 0.32 in/hour per the recommendation from the geotechnical engineer.  Both sites 

are able to infiltrate 100% the runoff for the upstream catchment area.  See Appendix B for the 

stormwater calculations and modeling. 

5.4 Water Quality Systems 

The runoff from the parking lot will be treated by Contech StormFilters before infiltrating. A 

StormFilter Catch Basin will be located in the south parking lot and to treat runoff from the south 

parking lot and garbage area.  A second StormFilter Catch Basin will be located in the parking lot 

adjacent to Alley C and will treat runoff form the parking areas in the north parcel.   

 

Both StormFilter Catch Basins will be one-filter cartridges, sized to treat the water quality treatment 

flow from the parking areas.  Each Contech StormFilter Vault cartridge for the 18” cartridge height is 

designed to treat a flow of 15 gpm.   

 

Tributary Area Area (AC) WQ Flow (cfs) WQ Flow (gpm) # of Cartridges 

(15 gpm each) 

North Parking Area (Alley C) 7,774 0.03 13.44 1 

South Parking Area 8,394 0.01 4.48 1 

 

6 Special Reports and Studies 

 

The geotechnical report for the project is included as Appendix A. 

 

7 Other Permits 

 

Review processes and application submittal requirements are as follows: 

 

• Site Development Review Application – to construct a new structure and site improvements 

• Major Design Review Application – to construct a new structure and site improvements 

• Lot Line Adjustment – to merge the two existing parcels (865830-2230 and 865830-2225) 

• Development Agreement – required for proposed reduction in parking 

• State Environmental Policy Act (SEPA) Checklist  

 

City of Carnation permits likely to be required for the project include: 

• Building Permit 

• Clear and Grade Permit 

• Public Utility Extension 
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• Right-of-Way Permit 

• Storm Drainage Review Permit 

• Fire Permit 

 

8 Operation and Maintenance Manual 

 

An operations and maintenance manual for the flow control and treatment facility is included in 

Appendix E. 
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                                                                                NELSON GEOTECHNICAL ASSOCIATES, INC. 

 

November 14, 2022 
 
 
 
Ms. Lisa Yeager 
Sno-Valley Senior Center 
4610 Stephens Avenue  
P.O. Box 96 
Carnation, WA 98014 
VIA Email:  lisay@soundgenerations.org 
 
 
 Geotechnical Engineering Evaluation – REVISED 
 Sno-Valley Senior Center Development 
 31845 West Commercial Street  
 Carnation, Washington 
 NGA Project No. 1361022 
 
 
Dear Ms. Yeager: 

We are pleased to submit the attached report titled “Geotechnical Engineering Evaluation – Sno-Valley 
Senior Center Development – 31845 West Commercial Street – Carnation, Washington.”  This report 
summarizes our observations of the existing surface and subsurface conditions within the site and 
provides general recommendations for the proposed site development.  Our services were completed in 
general accordance with the proposal signed by you on June 10, 2022. 
 
The Sno-Valley Senior Center property comprises four adjacent parcels bound by West Commercial 
Street to the north, Stephens Avenue to the west, West Bird Street to the south and an alley to the east. 
The site is currently occupied by an asphalt parking lot and senior center building along the northwest 
and southwest portions of the property, respectively. Topography within the site is generally level to 
gently sloping. We understand the proposed development will consist of constructing a new residential 
building along the northwest corner of the site and a potential future store building along the northeast 
corner of the site.    
 
We monitored the drilling of two borings and performed one hand tool exploration within the site.  Our 
explorations indicated that the site was underlain by approximately 12- to 18-feet of very loose to loose, 
silty fine sand to sandy silt with competent gravel and fine to coarse sand deposits at depth.     

It is our opinion that the proposed site development is feasible from a geotechnical engineering 
standpoint, provided that our recommendations for site development are incorporated into project 
plans. We recommend new foundations be supported on deepened foundations consisting of 4-inch 
diameter pipe piles driven to refusal, due to the relatively thick layer of loose fine-grained deposits 
interpreted to mantle the site. Subgrade modification is also recommended for new parking areas 
associated with the planned site development. After stripping the site of surficial topsoil, fill, and 
organic-rich areas, asphalt subgrade preparation should consist of over excavating a minimum of 12-
inches of the upper fine-grained alluvial deposits and replacing with granular specification material 
compacted to structural fill standards.     
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Specific grading and stormwater plans have not been finalized at the time this report was prepared.  
However, we understand that stormwater from the proposed development may be directed into on-site 
infiltration systems, if feasible.  The City of Carnation uses the 2014 Stormwater Management Manual 
for Western Washington (2014 SWMMWW) to determine the design infiltration rate and overall system 
sizing.  As a part of our evaluation, we performed four grain size analyses and estimated the infiltration 
capacity of the upper fine-grained alluvial soils.  Based on our observations and laboratory analyses, it is 
our opinion that infiltration capacity of the onsite soils is relatively low.  This is further discussed in the 
attached report. 

In the attached report, we have also provided general recommendations for site grading, slabs-on-
grade, structural fill placement, erosion control, and drainage.  We should be retained to review and 
comment on final development plans and observe the earthwork phase of construction. We also 
recommend that NGA be retained to provide monitoring and consultation services during construction 
to confirm that the conditions encountered are consistent with those indicated by the explorations, to 
provide recommendations for design changes should the conditions revealed during construction differ 
from those anticipated, and to evaluate whether or not earthwork and foundation installation activities 
comply with contract plans and specifications.   

It has been a pleasure to provide service to you on this project. Please contact us if you have any 
questions regarding this report or require further information.  

Sincerely, 

NELSON GEOTECHNICAL ASSOCIATES, INC. 
 

 
 
Khaled M. Shawish, PE 
Principal 
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Geotechnical Engineering Evaluation – REVISED 
Sno-Valley Senior Center Development 

31845 West Commercial Street 
Carnation, Washington 

 
 
 
INTRODUCTION 

This report presents the results of our geotechnical engineering investigation and evaluation of the 

planned development project in Carnation, Washington. The project site is located at 31845 West 

Commercial Street, as shown on the Vicinity Map in Figure 1. The overall site includes King County 

parcel numbers 8658302230, 8658302225, 8658302250, and 8658302260. The purpose of this study is 

to explore and characterize the site’s surface and subsurface conditions and to provide geotechnical 

recommendations for the planned site development.   

We understand the proposed development will consist of constructing a new residential structure 

within the northwest corner of the site, as well as a small commercial structure within the northeast 

corner.  Through discussion with the project civil designer, we understand stormwater generated from 

the proposed development may be directed to an onsite infiltration trench with an overflow component 

directed to an existing storm system within neighboring roadways. 

For use in preparing this report we were provided with a preliminary site plan titled “Sno-Valley Senior 

Center Feasibility,” prepared by Red Barn Engineering Inc.     

SCOPE 

The purpose of this study is to explore and characterize the site surface and subsurface conditions and 

provide general recommendations for site development.   

Specifically, our scope of services included the following:  

1. Reviewing available soil and geologic maps of the area as well as other relevant 
geotechnical information, as provided. 

2. Exploring the subsurface soil and groundwater conditions with two geotechnical 
borings.  Drilling services were subcontracted by NGA. 

3. Providing Cation Exchange Capacity (CEC) and organics content testing. Testing services 
were subcontracted by NGA. 

4. Performing laboratory grain-size sieve analysis on select soil samples obtained from the 
explorations. 
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5. Providing recommendations for earthwork and foundation support. 

6. Providing recommendations for temporary and permanent slopes. 

7. Providing recommendations for subsurface utilities and pavement subgrade 
preparation. 

8. Providing our opinion on stormwater infiltration feasibility. 

9. Providing recommendations for infiltration/bioretention system installation, as 
warranted. 

10. Providing general recommendations for site drainage and erosion control. 

11. Documenting the results of our findings, conclusions, and recommendations in a written 
geotechnical report. 

SITE CONDITIONS 

Surface Condition 

The overall Senior Center property encompasses four parcels covering approximately 0.72 acres.  It is 

currently occupied by a residential building, a parking lot area, and two small outbuildings within the 

southwest, northwest, and central portions of the site, respectively.  Other areas of the site consist of 

grass lawn areas, landscaping, and gravel surfacing. Topography within the site is generally level to 

gently sloping. We did not observe surface water throughout the site during our site visit.  

Subsurface Conditions 

Geology: The site is mapped on the Geologic Map of the Carnation 7.5-Minute Quadrangle, King County, 

Washington, by Dragovich, J. D., Littke, H. A., Anderson, M. L., Wessel, G. R., Koger, et al., (USGS, 2010).  

The site is mapped as alluvial fan (Qaf) deposits. The alluvial fan deposits are described as debris-flow 

diamicton and alluvial sand, gravel, and local boulder gravel. Our explorations generally encountered 

loose/soft fine-grained deposits underlain by gravel and fine to coarse sand, consistent with the mapped 

deposits.    

Explorations: The subsurface conditions within the site were explored on July 5, 2022, by monitoring the 

drilling of two geotechnical boring to depths in the range of 14 to 21 feet below the existing ground 

surface. We also performed one hand tool exploration to a depth of approximately 9 feet below the 

existing ground surface.  The approximate locations of the explorations are shown on the Schematic Site 

Plan in Figure 2.  A geologist from Nelson Geotechnical Associates, Inc. (NGA) was present during the 

explorations, examined the soils and geologic conditions encountered, obtained samples of the soil, and 

maintained logs of the explorations. 
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In the geotechnical borings a Standard Penetration Test (SPT) was performed on each of the samples 

during drilling to document soil density at depth.  The SPT consists of driving a 2-inch outer-diameter, 

split-spoon sampler 18 inches using a 140-pound hammer with a drop of 30 inches.  The number of 

blows required to drive the sampler the final 12 inches is referred to as the “N” value and is presented 

on the boring logs.  The N value is used to evaluate the strength and density of the deposit.   

The soils were visually classified in general accordance with the Unified Soil Classification System, 

presented in Figure 3.  The logs of our explorations are presented in Figures 4 through 6.  We present a 

brief description of the subsurface conditions in the following paragraph.  For a detailed description of 

the subsurface conditions, the exploration logs should be reviewed. 

At the surface of each boring we encountered approximately 2- to 3.5-feet of light brown to dark brown, 

silty sand to sand with varying amounts of gravel and organics, which we interpreted as undocumented 

fill and/or topsoil.  Underlying the fill soils we encountered light brown, silty fine sand to sandy silt in a 

very loose to loose condition, which we interpreted as fine-grained alluvial soils.  Each boring terminated 

within medium dense or better, gravelly fine to coarse sand deposits at approximate depths of 14- to 

20-feet below the existing ground surface.  

Hydrogeologic Conditions 

Wet drilling conditions and evidence of potential groundwater seepage was observed within the upper 

fine-grained deposits.  Measurable groundwater at the time of drilling appeared to reside within the 

gravel deposits at depths of approximately 13- to 18-feet below the ground surface.  We would expect 

this water to be part of the regional groundwater table associated with the nearby Snoqualmie River.  If 

groundwater is encountered during construction within the upper fine-grained alluvial soils, we would 

interpret this as perched water. Perched water occurs when surface water infiltrates through less dense, 

more permeable soils and accumulates on top of a relatively low permeability material.  Perched water 

does not represent a regional groundwater "table" within the upper soil horizons.  Perched water tends 

to vary spatially and is dependent upon the amount of rainfall.  We would expect the amount of perched 

groundwater to decrease during drier times of the year and increase during wetter periods.  

SENSITIVE AREA EVALUATION 

Seismic Hazard 

We reviewed the 2018 International Building Code (IBC) for seismic site classification for this project. 

The site soil conditions best fit the IBC description for Site Class D. 
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Table 1 below provides seismic design parameters for the site that are in conformance with the 

2018 IBC, which specifies a design earthquake having a 2% probability of occurrence in 50 years 

(return interval of 2,475 years), and the 2008 USGS seismic hazard maps. 

Table 1 – 2018 IBC Seismic Design Parameters 

Site Class Spectral Acceleration 
at 0.2 sec. (g) 

Ss 

Spectral Acceleration 
at 1.0 sec. (g) 

S1 

Site Coefficients Design Spectral 
Response 

Parameters 
Fa Fv SDS SD1 

D 1.166 0.442 1.034 
 

1.558 
 

0.803 0.459 

 

The spectral response accelerations were obtained from the USGS Earthquake Hazards Program 

Interpolated Probabilistic Ground Motion website (2008 data) for the project latitude and longitude.  

The National Earthquake Hazards Reduction Program map provided by the Department of Natural 

Resources was reviewed for the site.  The map indicates the site contains a moderate to high 

liquefaction potential. In our opinion the liquefaction potential is low to moderate based on the soils 

composition and groundwater conditions encountered.  Recommendations for foundation pile support 

should mitigate any potential liquefaction hazards.  

Erosion Hazard 

The criteria used for determination of the erosion hazard for affected areas include soil type, slope 

gradient, vegetation cover, and groundwater conditions.  The erosion sensitivity is related to vegetative 

cover and the specific surface soil types, which are related to the underlying geologic soil units.  The 

Natural Resources Conservation Service (NRCS) maps the site as Oridia silt loam, 0 to 2 percent slopes. 

The erosion hazard rating is designated as slight.  Based on our observations and the material 

encountered, we would interpret this site as having a low to moderate erosion hazard where the 

surficial soils are exposed.  It is our opinion that the erosion hazard for site soils should be low in areas 

where the site is not disturbed. 

LABORATORY ANALYSIS 

We performed four gradation analyses on soil samples obtained from the explorations. The samples 

were obtained from Boring 1 at 5- and 13-feet and Boring 2 at 7.5- and 20-feet below the existing 

ground surface. The soils analyzed generally meet the USDA textural triangle classification of silt loam 

and sand for the upper fine-grained and lower gravelly soils, respectively. The results of the sieve 

analyses are presented as Figures 7 through 10. 
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Water Quality Chemical Testing  

In accordance with the 2014 SWMMWW infiltration facilities that double as treatment facilities will 

need to be tested for Cation Exchange Capacity (USEPA method 9081) and Organic Content (ASTM D 

2974) to determine if the soil is adequate for removing the target pollutants. Cation Exchange Capacity 

(CEC) and Organic Content tests were conducted by AM Test Laboratories on soil samples obtained from 

the site as shown on Tables 1 and 2 below, respectively.  The 2014 SWMMWW requires soil to be used 

for treatment to have a CEC greater or equal to 5 milliequivalents (meq) CEC per 100 grams (CEC/100g). 

The manual also specifies that filtration soils must have a minimum of 1.0 percent organic content.  

Based on the test results, the native soils meet the minimum organic content and minimum CEC 

requirements for use as filtration soils.  The test results are attached to this report as Appendix A.  The 

test results are also summarized in the following Tables 1 and 2. 

Table 1. Cation Exchange Capacity Results 

Boring Number Depth 
(Feet) 

Cation Test Results 
(CEC/100g) 

Suitable for Filtration 
(Yes/No) 

Boring 1 5.0 16 Yes 

Boring 1 10.0 17 Yes 

Boring 2 5.0 17 Yes 

Boring 2 7.5 16 Yes 

 

Table 2. Organic Content Results 

Boring Number Depth 
(Feet) 

Organic Content 
Results (Percent) 

Suitable for Filtration 
(Yes/No) 

Boring 1 5.0 5.2 Yes 
Boring 1 10 3.6 Yes 
Boring 2 5.0 4.8 Yes 
Boring 2 7.5 5.3 Yes 
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CONCLUSIONS AND RECOMMENDATIONS 

General 

It is our opinion that the planned development within the site is generally feasible from a geotechnical 

standpoint.  Our explorations indicated that the site was generally underlain by a relatively thick layer of 

loose fine-grained alluvial deposits with competent gravelly soils at depths in the range of 13- to 18-feet 

below the existing ground surface. To reduce the potential for structure settlement or liquefaction 

hazards in the event of seismic activity, we recommend the new planned structures be supported on 4-

inch diameter pipe piles to transfer structure loads to the competent gravelly soils at depth.  Any paved 

parking areas planned as part of the development should be supported on a modified subgrade, as 

described in the Site Preparation and Grading subsection of this report.  

Based on the results of our on-site infiltration testing, explorations, and grain-size analyses, it is our 

opinion that the site soils are only marginally conducive to stormwater infiltration, due to their fine-

grained nature.  We understand stormwater associated with the proposed development may be 

directed to a shallow infiltration gallery underlying the proposed paved parking lot.  We also understand 

there is no available overflow component for the proposed infiltration system; therefore, all the 

stormwater generated within the site must be infiltrated or otherwise managed within the site.  Due to 

this requirement, we recommend that the design rates obtained from the grain-size analysis be 

confirmed through the performance of infiltration testing at the locations and depths of the planned 

system.  This is further discussed in the Site Drainage section of this report. 

The surficial soils encountered on this site are considered extremely moisture-sensitive and will disturb 

easily when wet. We recommend that construction take place during the drier summer months, if 

possible. If construction is to take place during wet weather, the soils may disturb, and additional 

expenses and delays may be expected due to the wet conditions.  Additional expenses could include the 

need for placing a blanket of rock spalls to protect exposed subgrades and construction traffic areas.  

Some of the native on-site soils may be suitable for use as structural fill depending on the moisture 

content of the soil during construction.  NGA should be retained to determine if the on-site soils can be 

used as structural fill material during construction. 
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Erosion Control  

The erosion hazard for the on-site soils is interpreted to be slight for exposed soils, but actual erosion 

potential will be dependent on how the site is graded and how water is allowed to concentrate.  Best 

Management Practices (BMPs) should be used to control erosion.  Areas disturbed during construction 

should be protected from erosion.  Erosion control measures may include diverting surface water away 

from the stripped or disturbed areas. Silt fences and/or straw bales should be erected to prevent muddy 

water from leaving the site.  Disturbed areas should be planted as soon as practical, and the vegetation 

should be maintained until it is established.  The erosion potential of areas not stripped of vegetation 

should be low. 

Site Preparation and Grading 

After erosion control measures are implemented, site preparation should consist of stripping site of 

topsoil and organic-rich surficial soils and grading to desired subgrade elevations.  At this depth, pipe 

piles can be installed to mitigate any structure settlement issues associated with the relatively loose 

upper alluvial soils.  

For paved parking areas, final subgrade elevation should be overexcavated by a minimum of 12-inches.  

The base of the overexcavation should be proof-rolled and further evaluated to identify loose areas.  

Soft areas identified should be further over-excavated and replaced with 2- to 4-inch quarry spalls.  We 

recommend the over excavation be filled with granular crushed rock and compacted to structural fill 

specifications.    

If wet conditions are encountered, alternative site stripping and grading techniques might be necessary.  

These could include using large excavators equipped with wide tracks and a smooth bucket to complete 

site grading and covering exposed subgrade with a layer of crushed rock for protection.  If wet 

conditions are encountered or construction is attempted in wet weather, the subgrade should not be 

compacted as this could cause further subgrade disturbance.  In wet conditions it may be necessary to 

cover the exposed subgrade with a layer of crushed rock as soon as it is exposed to protect the moisture 

sensitive soils from disturbance by machine or foot traffic during construction.  The prepared subgrade 

should be protected from construction traffic and surface water should be diverted around areas of 

prepared subgrade.   

 

 

DocuSign Envelope ID: 40DC8774-2D30-4BF8-8570-20B3D4575EA5



Geotechnical Engineering Evaluation – REVISED NGA File No. 1361022 
Sno-Valley Senior Center Development                                                                                        November 14, 2022 
Carnation, Washington                                                                                                                                                       Page 8   
____________________________________________________________________________________________________________________________________________________________ 

 

NELSON GEOTECHNICAL ASSOCIATES, INC. 

The site soils are considered to be highly moisture-sensitive and will disturb easily when wet.  We 

recommend that construction take place during the drier summer months if possible.  However, if 

construction takes place during the wet season, additional expenses and delays should be expected due 

to the wet conditions.  Additional expenses could include the need for placing a blanket of rock spalls on 

exposed subgrades, construction traffic areas, and paved areas prior to placing structural fill.  Wet 

weather grading will also require additional erosion control and site drainage measures.  Most of the on-

site soils are not suitable for use as structural fill based on their high moisture and silt content.  NGA 

should be retained to evaluate the suitability of all on-site and imported structural fill material during 

construction. 

Temporary and Permanent Slopes  

Temporary cut slope stability is a function of many factors, including the type and consistency of soils, 

depth of the cut, surcharge loads adjacent to the excavation, length of time a cut remains open, and the 

presence of surface or groundwater. It is exceedingly difficult under these variable conditions to 

estimate a stable, temporary, cut slope angle. Therefore, it should be the responsibility of the contractor 

to maintain safe slope configurations at all times as indicated in OSHA guidelines for cut slopes. 

The following information is provided solely for the benefit of the owner and other design consultants 

and should not be construed to imply that Nelson Geotechnical Associates, Inc. assumes responsibility 

for job site safety.  Job site safety is the sole responsibility of the project contractor. 

For planning purposes, we recommend that temporary cuts in the upper undocumented fill/surficial 

soils be no steeper than 2 Horizontal to 1 Vertical (2H:1V).  Temporary cuts in the semi-competent fine-

grained alluvial soils should be no steeper than 1.5H:1V.  If significant groundwater seepage or surface 

water flow were encountered, we would expect that flatter inclinations would be necessary. We 

recommend that cut slopes be protected from erosion. The slope protection measures may include 

covering cut slopes with plastic sheeting and diverting surface runoff away from the top of cut slopes.  

We do not recommend vertical slopes for cuts deeper than four feet, if worker access is necessary.  We 

recommend that cut slope heights and inclinations conform to appropriate OSHA/WISHA regulations. 

Permanent cut and fill slopes should be no steeper than 2H:1V.  However, flatter inclinations may be 

required in areas where loose soils are encountered.  Permanent slopes should be vegetated, and the 

vegetative cover maintained until established.   
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Deep Foundations 

To reduce the risk of structure settlement, we recommend the proposed structures be supported on 4-

inch diameter driven pin piles to transfer foundation loads through the upper loose soils down to the 

underlying competent materials, interpreted to underlie the site at depth. This applies to all foundations 

and slab-on-grade. Our explorations did not encounter significant debris within the upper soils; 

however, there is potential that debris within the fill and alluvium could potentially impede some of the 

piles.  There should be contingencies in the budget and design for additional/relocated piles to replace 

piles that may be obstructed by debris.  We also recommend that excavation equipment be available 

on-site during pile installation so that shallow obstructions can be removed from the planned pile 

locations.  

We recommend that the 4-inch pipe piles be utilized and should be driven using a tractor-mounted 

hydraulic hammer, with an energy rating of at least 1,100 foot-lb.  For this pile and hammer size, we 

recommend a design capacity of eight tons for each pile driven to refusal.  The refusal criterion for this 

pile and hammer size is defined as less than one-inch of movement during 15 seconds of continuous 

driving at a rate of 550 blows per minute or higher.  We recommend using galvanized schedule 80 pipe 

for the 4-inch pin piles.  Maintaining these recommendations for minimum hammer size and refusal 

criteria is essential for obtaining successful piles.  Final pile depths should be expected to vary and will 

depend on the depth to competent soils.  We recommend that the piles extend a minimum of five feet 

into the competent native soils, in addition to meeting the refusal criterion.  Our explorations performed 

as a part of this evaluation encountered competent native soils at approximately 10- to 15-feet below 

the existing ground surface.  The piles should be spaced a minimum of two feet apart to avoid a 

grouping effect on the piles.   

Due to the relatively small slenderness ratio of pin piles, maintaining pin pile confinement and lateral 

support is essential in preventing pile buckling.  Pin piles should be suitably embedded into the 

reinforced concrete.  The structural engineer should design the connections of the piles to the 

foundations. 

Vertically driven pin piles do not provide meaningful lateral capacity.  Due to the rigid pile support, 

friction between the foundation and subgrade soil should not be considered as resisting lateral 

pressures on this structure.  We recommend that all lateral loads be resisted on battered pin piles 

and/or passive resistance on the below-grade portions of the foundations. The upper foot of soil should 

be neglected when calculating the passive resistance. We recommend using an equivalent fluid density 

of 150 pcf for calculating the passive resistance. 
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Structural Fill 

General: Fill placed beneath foundations, pavement, or other settlement-sensitive structures should be 

placed as structural fill.  Structural fill, by definition, is placed in accordance with prescribed methods 

and standards, and is monitored by an experienced geotechnical professional or soils technician. Field 

monitoring procedures would include the performance of a representative number of in-place density 

tests to document the attainment of the desired degree of relative compaction. The area to receive the 

fill should be suitably prepared as described in the Site Preparation and Grading subsection prior to 

beginning fill placement.   

Materials: Structural fill should consist of a good quality, granular soil, free of organics and other 

deleterious material, and be well graded to a maximum size of about three inches.  All-weather fill 

should contain no more than five-percent fines (soil finer than U.S. No. 200 sieve, based on that fraction 

passing the U.S. 3/4-inch sieve).  The on-site soils are not suitable for use as structural fill.  We should be 

retained to evaluate all proposed structural fill material prior to placement.   

Fill Placement: Following subgrade preparation, placement of structural fill may proceed. All filling 

should be accomplished in uniform lifts up to eight inches thick.  Each lift should be spread evenly and 

be thoroughly compacted prior to placement of subsequent lifts.  All structural fill underlying building 

areas and pavement subgrade should be compacted to a minimum of 95 percent of its maximum dry 

density.  Maximum dry density, in this report, refers to that density as determined by the ASTM D-1557 

Compaction Test procedure.  The moisture content of the soils to be compacted should be within about 

two percent of optimum so that a readily compactable condition exists.  It may be necessary to 

overexcavate and remove wet soils in cases where drying to a compactable condition is not feasible.  All 

compaction should be accomplished by equipment of a type and size sufficient to attain the desired 

degree of compaction and should be tested. 

Slab-on-Grade 

Slab-on-grade should be supported on pin piles as described in the Deep Foundations subsection of this 

report.  We recommend that all floor slabs be underlain by at least six inches of free-draining gravel with 

less than three percent by weight of the material passing Sieve #200 for use as a capillary break.  A 

suitable vapor barrier, such as heavy plastic sheeting (6-mil, minimum), should be placed over the 

capillary break material.  An additional 2-inch-thick moist sand layer may be used to cover the vapor 

barrier.  This sand layer may be used to protect the vapor barrier membrane and to aid in curing the 

concrete. 
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Pavements 

Pavement subgrade preparation and structural filling where required, should be completed as 

recommended in the Site Preparation and Grading and Structural Fill subsections of this report.  The 

pavement subgrade should be proof-rolled with a heavy, rubber-tired piece of equipment, to identify 

soft or yielding areas that require repair. The pavement section should be underlain by a stable 

subgrade, overlain by a minimum of 12 inches of crushed rock.  We should be retained to observe the 

proof-rolling and recommend subgrade repairs prior to placement of the crushed rock.   

Utilities 

We recommend that underground utilities be bedded with a minimum six inches of pea gravel prior to 

backfilling the trench with on-site or imported material. Trenches within settlement sensitive areas 

should be compacted to 95 percent of the modified proctor as described in the Structural Fill subsection 

of this report.  Trench backfill should be compacted to a minimum of 95 percent of the modified proctor 

maximum dry density. Trenches located in non-structural areas and five feet below roadway subgrade 

should be compacted to a minimum 90 percent of the maximum dry density. The trench backfill 

compaction should be tested.  

Site Drainage   

The preliminary infiltration capacity of the onsite soils was evaluated through a combination of visual 

classification and grain-size analyses in accordance with the Department of Ecology’s 2014 SWMMWW. 

Per the stormwater manual design infiltration rates can be determined using the grain size analysis 

method for soils not consolidated by glacial advance.  The soils underlying the site are interpreted to 

consist of fine-grained alluvial deposits with gravelly soils at depths in the range of 13- to 20-feet below 

the existing ground surface. 

An equation provided in Section 3.3.6 of the 2014 WSDOE Stormwater Management Manual for 

Western Washington was used to determine the infiltration capabilities of the site soil utilizing data 

from the grain-size analyses.  Based on this equation and information obtained from the grain-size 

analyses, initial short-term infiltration rates in the range of 1 to 3.8 inches/hour were calculated.  We 

also referenced Table 3.3.1 of the manual to provide an adequate correction factor to infiltration rates 

obtained from the above equation to calculate a long-term design rate.  Correction factors of 0.90, 0.40, 

and 0.90 were utilized for CFv, CFt, CFm, respectively.  We applied the correction factors to the most 

conservative rate obtained from the grain-size analysis calculations which is 1 inches/hour and 

computed a long-term design infiltration rate of 0.324 inches per hour.  
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Since the proposed development includes infiltrating all the stormwater generated from impervious 

surfaces within the site, we recommend NGA be retained to confirm the provided grain-size analyses 

infiltration capacity estimates with onsite infiltration testing at the specified depth and location of the 

proposed infiltration facility. Infiltration systems should be sized and designed using the 2014 DOE 

SWMMWW and design infiltration rates that are based on actual field testing. 

Surface Drainage: The finished ground surface should be graded such that stormwater is directed to an 

approved stormwater collection system. Water should not be allowed to stand in any areas where 

footings, slabs, or pavements are to be constructed.  Final site grades should allow for drainage away 

from the residences.  We suggest that the finished ground be sloped at a minimum downward gradient 

of three percent, for a distance of at least 10 feet away from the residences.  Surface water should be 

collected by permanent catch basins and drain lines and be discharged into an approved discharge 

system.   

Subsurface Drainage: If groundwater is encountered during construction, we recommend that the 

contractor slope the bottom of the excavation and collect the water into ditches and small sump pits 

where the water can be pumped out and routed into a permanent storm drain.  We recommend the use 

of footing drains around the structures.  Footing drains should be installed at least one foot below 

planned finished floor elevation.  The drains should consist of a minimum 4-inch-diameter, rigid, slotted 

or perforated, PVC pipe surrounded by free-draining material wrapped in a filter fabric.  We recommend 

that the free-draining material consist of an 18-inch-wide zone of clean (less than three-percent fines), 

granular material placed along the back of walls.  Pea gravel is an acceptable drain material.  The free-

draining material should extend up the wall to one foot below the finished surface.  The top foot of 

backfill should consist of impermeable soil placed over plastic sheeting or building paper to minimize 

surface water or fines migration into the footing drain.  Footing drains should discharge into tightlines 

leading to an approved collection and discharge point with convenient cleanouts to prolong the useful 

life of the drains.  Roof drains should not be connected to wall or footing drains. 

CONSTRUCTION MONITORING 

We should be retained to provide construction monitoring services during the earthwork phase of the 

project to evaluate subgrade conditions, temporary cut conditions, fill compaction, and drainage system 

installation. 
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USE OF THIS REPORT 

NGA has prepared this report for Ms. Lisa Yeager and her agents, for use in the planning and design of 

the development on this site only.  The scope of our work does not include services related to 

construction safety precautions and our recommendations are not intended to direct the contractors’ 

methods, techniques, sequences, or procedures, except as specifically described in our report for 

consideration in design.  There are possible variations in subsurface conditions between the 

explorations and also with time.  Our report, conclusions, and interpretations should not be construed 

as a warranty of subsurface conditions.  A contingency for unanticipated conditions should be included 

in the budget and schedule. 

We recommend that NGA be retained to provide monitoring and consultation services during 

construction to confirm that the conditions encountered are consistent with those indicated by the 

explorations, to provide recommendations for design changes should the conditions revealed differ 

from those anticipated, and to evaluate whether or not earthwork and foundation installation activities 

comply with contract plans and specifications. We should be contacted a minimum of one week prior to 

construction activities and could attend pre-construction meetings if requested. 

Within the limitations of scope, schedule, and budget, our services have been performed in accordance 

with generally accepted geotechnical engineering practices in effect in this area at the time this report 

was prepared.  No other warranty, expressed or implied, is made.  Our observations, findings, and 

opinions are a means to identify and reduce the inherent risks to the owner. 

o-o-o 
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It has been a pleasure to provide service to you on this project.  If you have any questions or require 

further information, please call. 

Sincerely, 

NELSON GEOTECHNICAL ASSOCIATES, INC. 

Alex B. Rinaldi, LG 
Project Geologist 

Khaled M. Shawish, PE 
Principal 

ABR:KMS:dy 

Attachments:  Ten Figures 
    Appendix A – Laboratory Testing Results 

11.14.2022
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1361022 7/20/22 DPN ABROriginal
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Sno-Valley Senior Center
Development

Boring Log

??

BORING LOG
B-2

Boring met refusal at 21.0 feet below existing grade on
07/05/2022. Groundwater seepage was encountered at
18.0 feet during drilling.

4

9

Grass underlain by
Fine to medium sand with silt and gravel (loose, moist)
(FILL)

4

4

M

M

M

M

33%

49%

42%

49%

Light brown, silty fine sand with trace roots and charcoal
fragments (very loose to loose, moist to wet)

-becomes wet

Gray-brown gravel with fine to coarse sand and trace silt
(very dense, wet)

SM

GP

3 M
36%

50-6 M
9%

-becomes very loose, with trace roots, no charcoal
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LOG OF EXPLORATION 

DEPTH (FEET)   USCS SOIL DESCRIPTION 

DPN:ABR NELSON GEOTECHNICAL ASSOCIATES, INC. 
FILE NO 1361022 

FIGURE 6 

HAND AUGER ONE 

0.0 – 2.8 DARK BROWN, ORGANIC-RICH SILTY SAND WITH ROOTS (LOOSE, MOIST) (TOPSOIL) 

2.8 – 9.0 SM LIGHT BROWN, SILTY FINE SAND (LOOSE, MOIST TO WET) 

SAMPLES WERE NOT COLLECTED 
GROUNDWATER SEEPAGE WAS NOT ENCOUNTERED 
HAND AUGER CAVING WAS NOT ENCOUNTERED 
HAND AUGER WAS COMPLETED AT 9.0 FEET ON 07/05/2022 
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Gravel = 0%
Sand = 45%
Silt/Clay = 55%

Fine, sandy silt
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Gravel = 60%
Sand = 34%
Silt/Clay = 6%

Gravel with fine to coarse sand and silt
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Gravel = 0%
Sand = 19%
Silt/Clay = 81%

Silt with fine sand
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Gravel = 75%
Sand = 22%
Silt/Clay = 3%

Gravel with fine to coarse sand and
trace siltB-2 20.0 feetGP
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APPENDIX A 
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Am Test Inc.
13600 NE 126TH PL
Suite C
Kirkland, WA 98034
(425) 885-1664
www.amtestlab.com

Professional
Analytical
Services

ANALYSIS REPORT

NELSON GEOTECH Date Received: 08/18/22
17311 135TH AVE NE Date Reported:  9/13/22
WOODINVILLE, WA  98072
Attention:  ALEX RINALDI
Project Name: SNO-VALLEY SENIOR CENTER
Project #: 1361022
All results reported on an as received basis.

         _________________________________________________________________________________________________

AMTEST Identification Number 22-A013961
Client Identification B1 @ 5'
Sampling Date 07/05/22

Conventionals
PARAMETER RESULT UNITS Q D.L. METHOD ANALYST  DATE
Cation Exchange Capacity 16. meq/100g 0.5 SW-846 9081  CM  09/12/22

Miscellaneous
PARAMETER RESULT UNITS Q D.L. METHOD ANLST  DATE
Organic Matter 5.2 % SM 2540G  FG  08/22/22
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NELSON GEOTECH
Project Name: SNO-VALLEY SENIOR CENTER
AmTest ID: 22-A013962

         _________________________________________________________________________________________________

AMTEST Identification Number 22-A013962
Client Identification B1 @ 10'
Sampling Date 07/05/22

Conventionals
PARAMETER RESULT UNITS Q D.L. METHOD ANALYST  DATE
Cation Exchange Capacity 17. meq/100g 0.5 SW-846 9081  CM  09/12/22

Miscellaneous
PARAMETER RESULT UNITS Q D.L. METHOD ANLST  DATE
Organic Matter 3.6 % SM 2540G  FG  08/22/22

         _________________________________________________________________________________________________

AMTEST Identification Number 22-A013963
Client Identification B2 @ 5'
Sampling Date 07/05/22

Conventionals
PARAMETER RESULT UNITS Q D.L. METHOD ANALYST  DATE
Cation Exchange Capacity 17. meq/100g 0.5 SW-846 9081  CM  09/12/22

Miscellaneous
PARAMETER RESULT UNITS Q D.L. METHOD ANLST  DATE
Organic Matter 4.8 % SM 2540G  FG  08/22/22
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NELSON GEOTECH
Project Name: SNO-VALLEY SENIOR CENTER
AmTest ID: 22-A013964

         _________________________________________________________________________________________________

AMTEST Identification Number 22-A013964
Client Identification B2 @ 7.5'
Sampling Date 07/05/22

Conventionals
PARAMETER RESULT UNITS Q D.L. METHOD ANALYST  DATE
Cation Exchange Capacity 16. meq/100g 0.5 SW-846 9081  CM  09/12/22

Miscellaneous
PARAMETER RESULT UNITS Q D.L. METHOD ANLST  DATE
Organic Matter 5.3 % SM 2540G  FG  08/22/22

                                                                                                                  _________________________________
                                                                                                                  Kathy Fugiel
                                                                                                                  President
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Appendix B – Stormwater Calculations 
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1413

12

11

10

9

8

7

6

5
4 3

2
1

14,312 SF=0.33 ac Existing pervious (45.9%)

16,868 SF=0.39 ac Existing impervious (54.1%)

DocuSign Envelope ID: 40DC8774-2D30-4BF8-8570-20B3D4575EA5



22

21

20

19

18

17

1615

14

13

1211 10
9

8

7

6

5 4
3

2
1

5,217 SF=0.12 ac Hard surface to remain

7,382 SF=0.17 ac Proposed new hard surface

6,920 SF=0.16 ac PGHS (parking stalls)

9,584 SF=0.22 ac Proposed pervious

8,997 SF=0.21 ac Proposed replaced hard surface
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Sno-Valley Senior Housing

Impervious Surface Area Calculations

11/16/2022

South Parcel

Sub Area #
Impervious 

Surface

Pervious 

Surface
Sub Area #

New Hard 

Surface

Replaced 

Hard 

Surface

Pervious 

Surface

Ex Hard 

surface to 

remain

1 532 1 5098

2 54 2 54

3 5098 3 2345

4 957 4 4093

5 6045 5 957

6 193

Total (SF) 5684 7003 Total (SF) 2345 0 5050 5152

Total (AC) 0.13 0.16 Total (AC) 0.05 0.00 0.12 0.12

North Parcel

Sub Area #
Impervious 

Surface

Pervious 

Surface
Sub Area #

New Hard 

Surface

Replaced 

Hard 

Surface

Pervious 

Surface

Ex Hard 

surface to 

remain

6 6006 7 4513

7 101 8 75

8 164 9 22

9 84 10 84

10 4625 11 101

11 82 12 2388

12 6363 13 1211

13 171 14 449

14 515 15 1757

16 762

17 368

18 945

19 3612

20 1651

21 126

22 39

Total (SF) 10980 7130 Total (SF) 5428 8394 4281 0

Total (AC) 0.25 0.16 Total (AC) 0.12 0.19 0.10 0

Total Site

Total (SF) 16664 14133 Total (SF) 7774 8394 9331 5152

Total (AC) 0.38 0.32 Total (AC) 0.18 0.19 0.21 0.12

ProposedExisting

Existing Proposed
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Sno-Valley Senior Housing

Impervious Surface Area Calculations

11/16/2022

South Parking Lot & Garbage Area:

Area includes 3 & 6 from proposed

SF AC

Imp = 2345 0.05

Per= 193 0.00 (assume 0.01 so areas match)

Area includes 1 and part of 5 from existing

Imp = 532 0.01

Per= 2006 0.05

Alley C Parking - includes all of north parcel

SF AC

Existing

Imp = 10980 0.25

Per= 7130 0.16 (assume 0.17 so areas match)

Proposed

Imp = 13823 0.32

Per= 4281 0.10

Water Quality Calcs

North Parcel Parking Area Imp= 2345 SF 0.05 AC

South Parcel Parkig Area Imp= 5478 SF 0.13 AC
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————————————————————————————————— 

MGS FLOOD 
PROJECT REPORT 

 
Program Version: MGSFlood 4.58 
Program License Number: 201510004 
Project Simulation Performed on: 11/15/2022 2:42 PM 
Report Generation Date: 11/15/2022 2:42 PM 

 
————————————————————————————————— 

 
Input File Name:  Carnation - Alley C Parking Area.fld 
Project Name:     Carnation - Alley C Parking Area 
Analysis Title:     Alley C Parking Area 
Comments:         Alley C Parking Area, Building and Alley J Parking 
———————————————— PRECIPITATION INPUT ———————————————— 
 
Computational Time Step (Minutes):  15 
 
Extended Precipitation Time Series Selected 
 
Full Period of Record Available used for Routing 
 
Climatic Region Number:  5 
Precipitation Station :   95004805 Puget West 48 in_5min 10/01/1939-10/01/2097 
Evaporation Station   :   951048 Puget West 48 in MAP 
 
Evaporation Scale Factor   :  0.750 
 
HSPF Parameter Region Number:  3 
HSPF Parameter Region Name  :  USGS Default 
 
 ********** Default HSPF Parameters Used (Not Modified by User) *************** 
 
 
********************** WATERSHED DEFINITION *********************** 
 
    Predevelopment/Post Development Tributary Area Summary 
      Predeveloped        Post Developed 
 Total Subbasin Area (acres)       0.420      0.420 
 Area of Links that Include Precip/Evap (acres)      0.000      0.000 
 Total (acres)         0.420      0.420 
 
 
----------------------SCENARIO: PREDEVELOPED 
Number of Subbasins:  1 
 
 
 ---------- Subbasin : Alley C Parking - North Parcel ----------  
                     -------Area (Acres) -------- 
Outwash Forest   0.170 
Impervious   0.250 
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---------------------------------------------- 
Subbasin Total   0.420 
 
----------------------SCENARIO: POSTDEVELOPED 
Number of Subbasins:  1 
 
 
 ---------- Subbasin : Alley C Parking - Parcel A  ----------  
                     -------Area (Acres) -------- 
Outwash Grass   0.100 
Impervious   0.320 
---------------------------------------------- 
Subbasin Total   0.420 
 
 
 
************************* LINK DATA ******************************* 
 
----------------------SCENARIO: PREDEVELOPED 
Number of Links:  0 
 
 
************************* LINK DATA ******************************* 
 
----------------------SCENARIO: POSTDEVELOPED 
Number of Links:  1 
 
 
------------------------------------------ 
Link Name: Alley C Parking 
Link Type:  Infiltration Trench 
Downstream Link: None 
 
Trench Type   : Trench on Embankment Sideslope 
Trench Length (ft)  :   1937.00 
Trench Width  (ft)  :   13.00 
Trench Depth  (ft)  :   2.00 
Trench Bottom Elev (ft)  :   100.00 
Trench Rockfill Porosity (%) :   30.00 
 
Constant Infiltration Option Used 
Infiltration Rate (in/hr):  0.32 
 
 
**********************FLOOD FREQUENCY AND DURATION STATISTICS******************* 
 
----------------------SCENARIO: PREDEVELOPED 
Number of Subbasins:  1 
Number of Links:  0 
 
 
----------------------SCENARIO: POSTDEVELOPED 
Number of Subbasins:  1 
Number of Links:  1 
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********** Link: Alley C Parking **********    Link WSEL Stats 
 WSEL Frequency Data(ft) 
 (Recurrence Interval Computed Using Gringorten Plotting Position) 
Tr (yrs)        WSEL Peak (ft) 
====================================== 
   1.05-Year 100.005 
   1.11-Year 100.005 
   1.25-Year 100.006 
   2.00-Year 100.007 
   3.33-Year 100.008 
      5-Year 100.009 
     10-Year 100.011 
     25-Year 100.019 
     50-Year 100.031 
   100-Year 100.037 
 
 
 
 ***********Groundwater Recharge Summary *************  
Recharge is computed as input to Perlnd Groundwater Plus Infiltration in Structures 
 
               Total Predeveloped Recharge During Simulation 
Model Element                         Recharge Amount (ac-ft) 
----------------------------------------------------------------------------------------------- 
Subbasin: Alley C Parking - No 62.606 
_____________________________________ 
Total:                                   62.606 
 
             Total Post Developed Recharge During Simulation 
Model Element                         Recharge Amount (ac-ft) 
----------------------------------------------------------------------------------------------- 
Subbasin: Alley C Parking - Pa 43.590 
Link:     Alley C Parking      178.657 
_____________________________________ 
Total:                                       222.247 
 
Total Predevelopment Recharge is Less than Post Developed 
Average Recharge Per Year, (Number of Years= 158) 
Predeveloped:   0.396 ac-ft/year,  Post Developed:   1.407 ac-ft/year 
 
 ***********Water Quality Facility Data *************  
 
----------------------SCENARIO: PREDEVELOPED 
 
Number of Links:  0 
 
 
----------------------SCENARIO: POSTDEVELOPED 
 
Number of Links:  1 
 
 
********** Link: Alley C Parking ********** 
 
 2-Year Discharge Rate : 0.000 cfs 
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 15-Minute Timestep, Water Quality Treatment Design Discharge 
 On-line Design Discharge Rate (91% Exceedance):  0.06 cfs 
 Off-line Design Discharge Rate (91% Exceedance):  0.03 cfs 
 
 
 Infiltration/Filtration Statistics-------------------- 
 Inflow Volume (ac-ft):  178.66 
 Inflow Volume Including PPT-Evap (ac-ft):  178.66 
 Total Runoff Infiltrated (ac-ft):  178.66,  100.00% 
 Total Runoff Filtered (ac-ft):  0.00,  0.00% 
 Primary Outflow To Downstream System (ac-ft):  0.00 
 Secondary Outflow To Downstream System (ac-ft):  0.00 
 Volume Lost to ET (ac-ft):  0.00 
 Percent Treated (Infiltrated+Filtered+ET)/Total Volume: 100.00% 
 
 
 ***********Compliance Point Results ************* 
 
Scenario Predeveloped Compliance Subbasin: Alley C Parking - North Parcel 
 
Scenario Postdeveloped Compliance Link: Alley C Parking 
 
      *** Point of Compliance Flow Frequency Data ***  
      Recurrence Interval Computed Using Gringorten Plotting Position 
 
 Predevelopment Runoff   Postdevelopment Runoff 
Tr (Years) Discharge (cfs)   Tr (Years) Discharge (cfs) 
---------------------------------------------------------------------------------------------------------------------- 
   2-Year            0.111  2-Year            0.000 
   5-Year            0.138  5-Year            0.000 
   10-Year           0.165  10-Year           0.000 
   25-Year           0.196  25-Year           0.000 
   50-Year           0.224  50-Year           0.000 
   100-Year          0.264  100-Year          0.000 
   200-Year          0.268  200-Year          0.000 
   500-Year          0.274  500-Year          0.000 
 ** Record too Short to Compute Peak Discharge for These Recurrence Intervals 
 
 
**** Flow Duration Performance **** 
Excursion at Predeveloped 50%Q2 (Must be Less Than or Equal to 0%):        0.0%   PASS 
Maximum Excursion from 50%Q2 to Q2 (Must be Less Than or Equal to 0%):       0.0%   PASS 
Maximum Excursion from Q2 to Q50 (Must be less than 10%):         0.0%   PASS 
Percent Excursion from Q2 to Q50 (Must be less than 50%):         0.0%   PASS 
 
------------------------------------------------------------------------------------------------- 
MEETS ALL FLOW DURATION DESIGN CRITERIA:   PASS 
------------------------------------------------------------------------------------------------- 
 
 
**** LID Duration Performance **** 
Excursion at Predeveloped 8%Q2 (Must be Less Than 0%):        0.0% PASS 
Maximum Excursion from 8%Q2 to 50%Q2 (Must be Less Than 0%):       0.0% PASS 
 
------------------------------------------------------------------------------------------------- 
MEETS ALL LID DURATION DESIGN CRITERIA: PASS 
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------------------------------------------------------------------------------------------------- 
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————————————————————————————————— 

MGS FLOOD 
PROJECT REPORT 

 
Program Version: MGSFlood 4.58 
Program License Number: 201510004 
Project Simulation Performed on: 11/15/2022 2:34 PM 
Report Generation Date: 11/15/2022 2:34 PM 

 
————————————————————————————————— 

 
Input File Name:  Carnation - South Parking Area.fld 
Project Name:     Carnation - South Parking Area 
Analysis Title:     South Parking Area 
Comments:         Area includes south parking area and garbage area 
———————————————— PRECIPITATION INPUT ———————————————— 
 
Computational Time Step (Minutes):  15 
 
Extended Precipitation Time Series Selected 
 
Full Period of Record Available used for Routing 
 
Climatic Region Number:  5 
Precipitation Station :   95004805 Puget West 48 in_5min 10/01/1939-10/01/2097 
Evaporation Station   :   951048 Puget West 48 in MAP 
 
Evaporation Scale Factor   :  0.750 
 
HSPF Parameter Region Number:  3 
HSPF Parameter Region Name  :  USGS Default 
 
 ********** Default HSPF Parameters Used (Not Modified by User) *************** 
 
 
********************** WATERSHED DEFINITION *********************** 
 
    Predevelopment/Post Development Tributary Area Summary 
      Predeveloped        Post Developed 
 Total Subbasin Area (acres)       0.060      0.060 
 Area of Links that Include Precip/Evap (acres)      0.000      0.000 
 Total (acres)         0.060      0.060 
 
 
----------------------SCENARIO: PREDEVELOPED 
Number of Subbasins:  1 
 
 
 ---------- Subbasin : South Parking & Garbage ----------  
                     -------Area (Acres) -------- 
Outwash Forest   0.050 
Impervious   0.010 
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---------------------------------------------- 
Subbasin Total   0.060 
 
----------------------SCENARIO: POSTDEVELOPED 
Number of Subbasins:  1 
 
 
 ---------- Subbasin : South Parking & Garbage ----------  
                     -------Area (Acres) -------- 
Outwash Grass   0.010 
Impervious   0.050 
---------------------------------------------- 
Subbasin Total   0.060 
 
 
 
************************* LINK DATA ******************************* 
 
----------------------SCENARIO: PREDEVELOPED 
Number of Links:  0 
 
 
************************* LINK DATA ******************************* 
 
----------------------SCENARIO: POSTDEVELOPED 
Number of Links:  1 
 
 
------------------------------------------ 
Link Name: South Parking Infiltration Trench 
Link Type:  Infiltration Trench 
Downstream Link: None 
 
Trench Type   : Trench on Embankment Sideslope 
Trench Length (ft)  :   78.00 
Trench Width  (ft)  :   24.00 
Trench Depth  (ft)  :   2.00 
Trench Bottom Elev (ft)  :   100.00 
Trench Rockfill Porosity (%) :   30.00 
 
Constant Infiltration Option Used 
Infiltration Rate (in/hr):  0.32 
 
 
**********************FLOOD FREQUENCY AND DURATION STATISTICS******************* 
 
----------------------SCENARIO: PREDEVELOPED 
Number of Subbasins:  1 
Number of Links:  0 
 
 
----------------------SCENARIO: POSTDEVELOPED 
Number of Subbasins:  1 
Number of Links:  1 
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********** Link: South Parking Infiltration Trench **********    Link WSEL Stats 
 WSEL Frequency Data(ft) 
 (Recurrence Interval Computed Using Gringorten Plotting Position) 
Tr (yrs)        WSEL Peak (ft) 
====================================== 
   1.05-Year 100.010 
   1.11-Year 100.011 
   1.25-Year 100.018 
   2.00-Year 100.036 
   3.33-Year 100.056 
      5-Year 100.075 
     10-Year 100.116 
     25-Year 100.187 
     50-Year 100.231 
   100-Year 100.272 
 
 
 
 ***********Groundwater Recharge Summary *************  
Recharge is computed as input to Perlnd Groundwater Plus Infiltration in Structures 
 
               Total Predeveloped Recharge During Simulation 
Model Element                         Recharge Amount (ac-ft) 
----------------------------------------------------------------------------------------------- 
Subbasin: South Parking & Garb 18.413 
_____________________________________ 
Total:                                   18.413 
 
             Total Post Developed Recharge During Simulation 
Model Element                         Recharge Amount (ac-ft) 
----------------------------------------------------------------------------------------------- 
Subbasin: South Parking & Garb 4.359 
Link:     South Parking Infilt 27.898 
_____________________________________ 
Total:                                       32.257 
 
Total Predevelopment Recharge is Less than Post Developed 
Average Recharge Per Year, (Number of Years= 158) 
Predeveloped:   0.117 ac-ft/year,  Post Developed:   0.204 ac-ft/year 
 
 ***********Water Quality Facility Data *************  
 
----------------------SCENARIO: PREDEVELOPED 
 
Number of Links:  0 
 
 
----------------------SCENARIO: POSTDEVELOPED 
 
Number of Links:  1 
 
 
********** Link: South Parking Infiltration Trench ********** 
 
 2-Year Discharge Rate : 0.000 cfs 
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 15-Minute Timestep, Water Quality Treatment Design Discharge 
 On-line Design Discharge Rate (91% Exceedance):  0.01 cfs 
 Off-line Design Discharge Rate (91% Exceedance):  0.01 cfs 
 
 
 Infiltration/Filtration Statistics-------------------- 
 Inflow Volume (ac-ft):  27.90 
 Inflow Volume Including PPT-Evap (ac-ft):  27.90 
 Total Runoff Infiltrated (ac-ft):  27.90,  100.00% 
 Total Runoff Filtered (ac-ft):  0.00,  0.00% 
 Primary Outflow To Downstream System (ac-ft):  0.00 
 Secondary Outflow To Downstream System (ac-ft):  0.00 
 Volume Lost to ET (ac-ft):  0.00 
 Percent Treated (Infiltrated+Filtered+ET)/Total Volume: 100.00% 
 
 
 ***********Compliance Point Results ************* 
 
Scenario Predeveloped Compliance Subbasin: South Parking & Garbage 
 
Scenario Postdeveloped Compliance Link: South Parking Infiltration Trench 
 
      *** Point of Compliance Flow Frequency Data ***  
      Recurrence Interval Computed Using Gringorten Plotting Position 
 
 Predevelopment Runoff   Postdevelopment Runoff 
Tr (Years) Discharge (cfs)   Tr (Years) Discharge (cfs) 
---------------------------------------------------------------------------------------------------------------------- 
   2-Year        4.456E-03  2-Year            0.000 
   5-Year        5.563E-03  5-Year            0.000 
   10-Year       6.642E-03  10-Year           0.000 
   25-Year       7.988E-03  25-Year           0.000 
   50-Year       8.988E-03  50-Year           0.000 
   100-Year      1.057E-02  100-Year          0.000 
   200-Year      1.073E-02  200-Year          0.000 
   500-Year      1.095E-02  500-Year          0.000 
 ** Record too Short to Compute Peak Discharge for These Recurrence Intervals 
 
 
**** Flow Duration Performance **** 
Excursion at Predeveloped 50%Q2 (Must be Less Than or Equal to 0%):        0.0%   PASS 
Maximum Excursion from 50%Q2 to Q2 (Must be Less Than or Equal to 0%):       0.0%   PASS 
Maximum Excursion from Q2 to Q50 (Must be less than 10%):         0.0%   PASS 
Percent Excursion from Q2 to Q50 (Must be less than 50%):         0.0%   PASS 
 
------------------------------------------------------------------------------------------------- 
MEETS ALL FLOW DURATION DESIGN CRITERIA:   PASS 
------------------------------------------------------------------------------------------------- 
 
 
**** LID Duration Performance **** 
Excursion at Predeveloped 8%Q2 (Must be Less Than 0%):        0.0% PASS 
Maximum Excursion from 8%Q2 to 50%Q2 (Must be Less Than 0%):       0.0% PASS 
 
------------------------------------------------------------------------------------------------- 
MEETS ALL LID DURATION DESIGN CRITERIA: PASS 
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Appendix C – Stormwater Site Plan 
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Appendix D – SWPPP Narrative and Plan 
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1 General Information on the Existing Site and Project 

1.1 Project Description 

The Sno-Valley Senior Center project will create affordable housing for seniors and veterans with low 

income.  The project includes a 15-unit three story building with adjacent parking.  The site is located 

31845 West Commercial Street, Carnation, WA and consists of four adjacent parcels bound by West 

Commercial Street to the north, Stephens Avenue to the west, West Bird Street to the south and an 

alley to the east.  The existing site includes an asphalt parking lot, a senior center building and grass 

and gravel where a home and shed have recently been removed.  The site is relatively flat and slopes 

gently to the northwest. 

 

Site improvements for this redevelopment project include removing the existing asphalt parking lot 

and constructing the new three-story building.  New parking stalls will be created along the south and 

east edges of the new building. 

 

The project vicinity map is shown below. 

 
Figure 1. Vicinity map 

1.2 Existing Site Conditions 

 

Figure 2. Site Map 

Downspout systems on the main building and building 2 are not tightlined and disperse on the ground 

next to the buildings.  The surrounding grading tends to slope towards the buildings which further 

contributes to water damage and flooding issues. 

 

The existing asphalt driveway on the north end of the site accesses Bliss Cochrane Rd NW and goes to 

building 2.  The pavement is broken up, cracked, and severely heaved by tree roots.  Runoff from the 

driveway disperses through lawn areas that slope southeast towards the main building.   
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1.3 Adjacent Areas 

The site is located in a forested rural area.  As noted on the site map above, there is a man-made pond 

on the project site south of the existing buildings that has been identified by Pierce County as a 

wetland.  Upstream drainage areas are not expected to impact the site.  The existing pond receives 

upstream water, and there is an overflow structure that conveys flow to the storm system on the west 

side of SR 302.  The downstream drainage system is noted in the figure above. 

1.4 Critical Areas 

According to the King County iMap, there are no critical areas surrounding the site. 

1.5 Soil 

The site is mapped as alluvial fan (Qaf) deposits based on the USGS Map, 2010. Alluvial fan deposits 

are described as debris-flow diamicton and alluvial sand, gravel, and local boulder gravel.  Subsurface 

explorations were explored by monitoring the drilling of two geotechnical borings to depths in the 

range of 14 to 21 feet, Site specific explorations indicated the site was generally underlain by a 

relatively thick layer of loose fine-grained alluvial deposits with competent gravelly soil at depths in the 

range of 13- to 18-feet below the existing ground surface. Based on the results of on-site infiltration 

testing, explorations, and grain-size analyses, site soils are not conducive to stormwater infiltration, 

due to their fine-grained nature and relatively high moisture content. The surficial soils encountered 

on this site are considered extremely moisture-sensitive and will disturb easily when wet.  

Construction is recommended during drier summer months if possible. 

 
Figure 3. Local topography 

1.6 Potential Erosion Problem Areas 

There are not areas within the site that appear to have much potential for erosion. The site is relatively 

flat so there are no steep slopes.  

1.7 Proposed Conditions 

This project proposes to:  

• Remove existing asphalt parking lot 

• Remove existing sheds 
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• Construct new housing facility with walkways and landscaped areas 

• Construct 18 new parking stalls  

 

2 Thirteen Elements 

The project proposes to address the 13 elements required in the SWPPP as detailed below.   

2.1 Element #1: Preserve Vegetation/Mark Clearing Limits 

To protect adjacent properties and to reduce the area of soil exposed to construction, the limits of 

construction will be clearly marked before land-disturbing activities begin.  

 

BMP C101: Preserving Natural Vegetation 

BMP C102: High Visibility Fence 

BMP C233: Silt Fence 

2.2 Element #2: Establish Construction Access 

A construction access will be installed at the northeast corner of the property.  

 

BMP C105: Stabilized Construction Entrance/Exit 

BMP C106: Wheel Wash 

2.3 Element #3: Flow Control Rates 

All site runoff will flow through a sediment trap prior to being released. 

 

BMP C240: Sediment Trap 

2.4 Element #4: Install Sediment Controls 

All stormwater runoff from disturbed areas shall pass through an appropriate sediment removal BMP 

before leaving the construction site including a filter fence at the downstream site border and a 

sediment trap placed at the downstream end of the site. 

 

BMP C233: Silt Fence 

BMP C240: Sediment Trap 

2.5 Element #5: Stabilize Soils 

Exposed and unworked soils shall be stabilized with the application of effective BMPs to prevent 

erosion throughout the life of the project.  The site specific BMPs for soil stabilization will include clear 

plastic covering, permanent seeding and planting and dust control. 

 

BMP C120: Temporary and Permanent Seeding 

BMP C123: Plastic Covering 

BMP C125: Topsoiling/Composting 

BMP C140: Dust Control 

2.6 Element #6: Protect Slopes 

The site is relatively flat but if feasible, check dams will be placed in the interceptor swale to reduce 

the flow velocity. 
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BMP C120: Temporary and Permanent Seeding 

BMP C123: Plastic Covering 

BMP C200: Interceptor Dike and Swale 

BMP C207: Check Dams 

2.7 Element #7: Protect Drain Inlets 

All storm drain inlets and pipes made operable during construction shall be protected to prevent 

unfiltered or untreated water from entering the drainage system.  Storm drain inlet protection will be 

installed on all drainage inlets and culverts that could potentially be impacted by sediment-laden 

runoff on and near the project site.  

 

BMP C220: Storm Drain Inlet Protection 

2.8 Element #8: Stabilize Channels and Outlets 

During construction there will be an interceptor swale located at the downstream end of the site, and 

check dams will be installed in the swale if needed. 

 

BMP C207: Check Dams 

2.9 Element #9: Control Pollutants 

All pollutants, including waste materials and demolition debris, that occur onsite shall be handled and 

disposed of in a manner that does not cause contamination of stormwater.  Good housekeeping and 

preventative measures will be taken to ensure that the site will be kept clean, well-organized and free 

of debris.  

 

BMP C151: Concrete Handling 

BMP C142: Sawcutting and Surfacing Pollution Prevention 

BMP C153: Material Delivery, Storage and Containment 

BMP C154: Concrete Washout Area 

2.10 Element #10: Control Dewatering 

During the geotechnical investigation, groundwater was encountered at a depth of 13 to 18 feet. If 

groundwater is encountered, it may be pumped or scooped to the sediment pond for settling before 

being discharged.   

 

BMP C240: Sediment Trap 

2.11 Element #11: Maintain BMPs 

All temporary and permanent erosion and sediment control BMPs shall be maintained and repaired as 

needed to assume continued performance of their intended function.  Maintenance and repair shall be 

conducted in accordance with each BMP specification. 

 

All temporary erosion and sediment control BMPs shall be removed within 30 days after the final site 

stabilization is achieved or after the temporary BMPs are no longer needed.  Trapped sediment shall 

be removed or stabilized on site.  Disturbed soil resulting from removal of BMPs or vegetation shall be 

permanently stabilized. 

 

BMP C150: Materials on Hand 
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2.12 Element #12: Manage the Project 

The Contractor will maintain and updated Construction SWPPP.  The project manager will ensure the 

project is built in such a way to comply with all Construction SWPPP Elements and will inspect and 

monitor all BMPS to assure continued performance of their intended function.   

 

BMP C150: Materials on Hand 

BMP C162: Scheduling 

2.13 Element #13: Protect Low Impact Development BMPs 

 

BMP C103: High Visibility Fence 

BMP C233: Silt Fence 

3 Construction Schedule and Phasing 

All construction will take place in one phase. 
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Appendix E – Operations and Maintenance Manual 
 

 

 

 

 

 

 

 

DocuSign Envelope ID: 40DC8774-2D30-4BF8-8570-20B3D4575EA5



Operation and Maintenance of Infiltration Trench 

 

The site contains a stormwater management flow control best management practice (BMP) infiltration 

trench located below the pavement (see Appendix C - Stormwater Site Plan for location).  The 

infiltration trench was designed to mitigate for runoff control and water quality treatment for the 

impervious surface areas on the site.  Runoff from the site will be conveyed to the infiltration trench 

where it will infiltrate into the ground below.   

Infiltration devices must be inspected annually and after major storm events to identify and repair any 

physical defects.  Maintenance and operations of the system should focus on ensuring the system’s 

viability by preventing sediment-laden flows from entering the infiltration facility.  Excessive 

sedimentation will result in a clogged or non-functioning facility.   

Sediment accumulation from upstream catch basins must be removed at least every three months or 

more frequently during frequent storm events.   

Parking lots and areas that drain to the infiltration system should be swept clean to minimize sediment 

transport.  

The roof and gutters should be cleaned twice a year to minimized sediment load to the infiltration 

system. 

Prolonged ponding around a catch basin may indicate a plugged facility.  If the facility, or a portion of 

the facility becomes plugged it must be replaced. 
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MANAGEMENT SUMMARY 

ASM Affiliates, Inc. (ASM) contracted with Sno-Valley Senior Center to conduct a cultural resources 
assessment for the Sno-Valley Senior Center Project located in Carnation, King County, Washington. The 
proposed project will construct a new three-story, 15-unit senior hosing building immediately north of the 
existing Sno-Valley Senior Center. The purpose of the assessment was to evaluate the project’s potential to 
effect buried archaeological resources per requirements of Washington State Department of Archaeology 
and Historic Preservation (DAHP). The cultural resources assessment included an archival and literature 
review, tribal coordination, a field survey of the project, and preparation of this technical report. The DAHP 
predictive model indicates the project has a “very high risk” for archaeological resources.  
 
Background research indicates no archaeological sites or historic properties are recorded within the 
proposed project area. The existing Sno-Valley Senior Center (SVSC) will not be affected by the project. 
Fieldwork consisted of pedestrian survey and shovel/auger probe excavation to a maximum depth of 220 
cm (7.2 ft.) below surface. No significant cultural resources were identified. A charcoal-rich soil was 
encountered in SP1 between 100-120 cm (39-47 inches) below surface. No cultural material was observed 
with the buried soil; however, the small sample was collected from a 10 cm (4 inch) diameter bucket auger. 
The buried soil was not observed in shovel/auger probes located 15 m south and east. West of SP 1 is a 
paved parking lot and unavailable for subsurface inspection. Based on the results of this assessment, ASM 
recommends archaeological monitoring of excavations exceeding two feet for the western one-third of the 
parcel (existing parking lot).   
 

  



 1. Introduction 

Sno-Valley Senior Center Cultural Resources Assessment v 

1. INTRODUCTION 

This report presents the results of a cultural resources assessment conducted by ASM for the Sno-Valley 
Senior Center Project located in Carnation, King County, Washington (Figures 1 and 2). ASM’s assessment 
consisted of background research, tribal coordination, a field survey of accessible portions of the project 
area, and preparation of this technical report to document the results of the survey in accordance with DAHP 
regulations. After the introductory chapter, this report includes chapters on the archaeological context of 
the project vicinity, briefly describing the environment, culture history, and previous research; on the 
research design and survey methods; on survey results and cultural resource descriptions; and on 
management recommendations concerning resource evaluations and further archaeological work associated 
with the proposed project.  

PROJECT DESCRIPTION 

The project area is comprised of Lots 10-16 of Block 17 in Section 16 of Township 25 North, Range 7 East, 
Willamette Meridian. The proposed project will construct a new three-story, 15-unit senior hosing building 
immediately north of the existing Sno-Valley Senior Center building. The new building footprint will 
measure 4,833 SF and will require 31 parking spaces south and east of the building (Figure 3). An asphalt-
paved parking lot currently occupies most of the western three lots (Lots 14-16) while the eastern three 
(Lots 10-13) are covered by a manicured lawn and crushed gravel parking areas (Figure 4). Three small 
outbuildings (sheds) are still present; however, 1930s-era single-story house formerly located in Lot 11 was 
demolished and removed from the project area in the last several years. 

Tribal Coordination 

On August 10th, 2022, ASM contacted the Snoqualmie Tribe Archaeology and History Department by email 
to inform them of the proposed project and provide the Tribe with an opportunity to accompany ASM 
during the field survey.  This communication was a professional courtesy and not formal consultation. 
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Figure 1. Project area shown on USGS 7.5’ topographic map. 
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Figure 2.  Modern aerial photograph showing project area. 
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Figure 3. Project plans showing proposed 15-unit Sno-Valley Senior Housing building. 

  

 
Figure 4. Project plan sheet showing project area and exisisting conditions. 
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2.  ARCHAEOLOGICAL CONTEXT 

This chapter reviews the environmental setting of the project vicinity and the prehistoric, ethnohistoric, and 
historic cultural sequences, and summarizes how pertinent investigations in the general region have 
contributed to the current constructions of cultural history. Past and present natural and cultural conditions 
shape our expectations for cultural resources that may be found within the project area. Archaeological 
evidence indicates that human occupation of the Pacific Northwest occurred as early 13,800 years ago or 
even earlier (Carlson 1990; Carlson and Dalla Bona 1996; Waters et al. 2011). Changing environmental 
conditions since the end of the Pleistocene, the last great ice age, have affected the kinds and distributions 
of resources used by people as well as the suitability of landforms for human occupation. These 
environmental changes have also had profound consequences for the archaeological record in terms of site 
visibility and preservation. 

ENVIRONMENTAL SETTING 

The topography and surficial geology of the Puget Lowland is the result of multiple continental glaciations 
that extended south from Canada through the Puget Lowlands during the Pleistocene epoch (Easterbrook 
1993; Porter and Swanson 1998). Regional surface topography is characterized by rolling hills interrupted 
by large troughs carved by the ice sheet and subsequently occupied by large freshwater lakes, marine 
embayments, and drainage networks (Troost and Stein 1995; Yount et al. 1993). 
 
Glacial retreat from the project area around 16,000 years before present (BP) marked the beginning of its 
modern landscape evolution (Thorson 1989). River morphology would have been braided and unstable in 
the valley bottom prior to ca. 6,000 BP as a result of shifting equilibrium due to worldwide sea-level rise 
and local rebound of the land from the weight of glacial ice. Immediately after glacial retreat, sea level in 
the Puget Sound was approximately 60 m (198 feet) below modern sea level (Dethier et al. 1995). During 
this time period the Snoqualmie River would have down-cut through glacial deposits in the valley. Sea level 
rapidly rose to within 5 m (16 feet) of the modern level between 9,000 and 5,000 BP, causing sedimentation 
and aggradation to occur on the floodplain (Booth et al. 2004; Dethier et al. 1995). Sites dating to the middle 
Holocene along the riverbanks would be flooded, some eroded, and some preserved buried deeply in the 
floodplain deposits. A meandering river morphology with adjacent alluvial terraces would have stabilized 
after about 5000 BP. Heavy logging and historic clearing of the Snoqualmie River valley increased runoff 
and erosion between the late nineteenth and early twentieth centuries, causing changes in the river system. 
Today, Holocene alluvium is mapped across the entire surface of the Snoqualmie River floodplain 
(Dragovich et al. 2010). 
 
The Tolt River joins the Snoqualmie River approximately 0.8 miles southwest of the project. Historic aerial 
images of the Carnation vicinity show abandoned stream channels throughout the valley bottom illustrating 
the active floodplain setting. Project area soils are mapped by the Natural Resources Conservation Service 
(NRCS) as Oridia silt loam. This soil type is composed of poorly-drained alluvium generally found on 
floodplains and low terraces (NRCS 2022). A typical soil profile is as follows:  
 

• 0 to 11 inches: silt loam 
• H2 - 11 to 19 inches: silt loam 
• H3 - 19 to 60 inches: very fine sandy loam 

 
Flora and Fauna 
 
The project is within the Tsuga heterophylla (western hemlock) vegetation zone, characterized by 
coniferous forests of western hemlock, western red cedar, and Douglas-fir (Franklin and Dyrness 1973). 
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Prior to logging and other land clearing events, the project vicinity was likely covered with a mix of fir and 
deciduous trees with riparian understory dominated by salmonberry and other water-tolerant plant species. 
Topographically higher landforms such as remnant levees may have been covered with mature cedars with 
an understory dominated by sword fern and red huckleberry (Leopold et al. 1982). A variety of animals are 
native to the project vicinity. Most economically important to indigenous people are salmon, which were 
once enormously abundant in the lower Snoqualmie and Tolt rivers and their tributaries. Large terrestrial 
mammals including elk, deer, and black bear were once plentiful in the Snoqualmie Valley and adjacent 
uplands (Larrison 1967). The numerous sloughs, marshes, and oxbow lakes of the Snoqualmie Valley once 
supported large populations of fur-bearing mammals such as beaver, muskrat, mink, river otter, as well as 
a large variety of waterfowl, all of which are important to the Snoqualmie people. These resources became 
even economically important during the fur-trade era between ca. 1830 and 1860. Snoqualmie fur-traders 
and were regular visitors at Fort Nisqually during the 1840s (Dickey 1989).  

CULTURAL SETTING 

The cultural history of the project vicinity is marked by utilization of natural resources of the Tolt and 
Snoqualmie rivers and surrounding territory. Native American communities whose descendants comprise 
the Snoqualmie Tribe and Tulalip Tribes have occupied the region surrounding the project area for 
millennia, taking advantage of riverine and terrestrial resources. Euro-American settlement of the region 
began in the late 19th century and accelerated as the valley became a focus of commercial logging and 
farming activities in early 20th century. 

Pre-Contact Culture History  
Archaeological evidence suggests that soon after the land emerged from the last glacial retreat, Paleoindian 
people inhabited a tundra‐like environment, hunting now-extinct megafauna while opportunistically 
hunting smaller game and gathering plant foods that required minimal processing. Evidence of sites from 
this time is extremely rare, but they are typically identified by distinctive fluted, or stemmed spear points 
(Ames and Maschner 1999; Avey 1991; Kopperl et al. 2016; Meltzer and Dunnell 1987). Cultural deposits 
dating between ca. Cal BP 12,000-10,000 from the Bear Creek Site (45KI839) located north of Lake 
Sammamish represent an example of the Late Pleistocene-Holocene transition in Western Washington. 
Artifacts recovered from the site include early-style projectile points, bifaces, scrapers, and retouched flakes 
comparable to those identified in Western Stemmed Tradition lithic assemblages. Evaluation of the Bear 
Creek Site lithic assemblage indicates a cultural continuity between the Late Pleistocene and Holocene 
populations in the region (Kopperl 2016).     
 
Early residential sites, dating between 8000 and 5000 BP, are typically found on older Pleistocene 
landforms, overlooking lakes, river valleys, or marine shorelines (Carlson 1990; Matson and Coupland 
1995). Regionally, these sites are often referred to as "Olcott," named after the type-site identified in 
Snohomish County (Kidd 1964). Olcott lithic assemblages typically include opportunistic tools derived 
from local cobbles, large lanceolate and stemmed projectile points, scrapers, flaked cobbles, and debitage 
(waste flakes). Another defining attribute of Olcott assemblages is chemical weathering, or heavy patination 
on the surface of metasedimentary lithic materials. Sites dating prior to 5000 BP are rare, probably due to 
several factors including poor preservation conditions, submersion by sea-level rise, resource preferences, 
and differences in the distributions of terrestrial, intertidal, and marine resources. The location of Olcott 
sites on river and stream terraces also infers a fishing competent rarely preserved in the archaeological 
record (Carlson 1990; Chatters et al. 2011; Mattson 1985; Nelson 1990). 
 
As the regional climate shifted to a drier pattern and sea levels stabilized by 5000 B.P., people living in the 
Pacific Northwest Coast region increasingly relied on marine intertidal resources for subsistence, gradually 
shifting to semisedentary subsistence patterns marked by the seasonal round (Carlson and Dalla Bonna 
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1996; Matson and Coupland 1995). Development of marine‐oriented cultures is apparent after 2500 BP 
evidenced by large shell midden sites (Ames and Maschner 1999:89). Small, notched projectile points 
indicative of bow-and-arrow technology also appear after ca. 2000 BP (Rorabaugh 2019, Rorabaugh and 
Fulkerson 2015). Archaeological sites from this later period generally consist of three primary types: 
residential base camps, temporary camps, and special use sites. Residential base camps are often recognized 
by large shell middens located near the modern shoreline, or inland at river confluences. Temporary camps 
represent the exploitation of specific plant and animal resources by small task groups from the residential 
base camp. Examples of temporary camps include hunting and plant processing sites, represented by lithic 
debris scatters, projectile points, scraping tools, and fire‐modified rock (FMR) features. Special use sites 
include lithic and mineral quarries, peeled cedars, or spiritual sites. 

Ethnohistoric Context  
The project is within the traditional territory of the Snoqualmie people. The Snoqualmie are speakers of a 
Southern Lushootseed dialect in the Coast Salish linguistic family. Their traditional territory includes the 
Tolt and Snoqualmie river valleys and associated tributaries to the junction of the Skykomish and the 
Snoqualmie rivers and from the vicinity of Lake Sammamish to the Cascade Range crest to the east. 
Ethnographic records indicate two distinct divisions, or bands, within the Tribe corresponding to ecological 
differences above and below Snoqualmie Falls. The lower valley (including the project area) contained 
salmon and provided canoe access to marine resources. The upper valley had no salmon because of the 
natural barrier of the Falls but contained open prairies and abundant plant and animal resources (Turner 
1976). The Upper and Lower bands were closely related and traded economic resources and exchanged 
hunting and fishing rights (Tollefson and Abbott 1993). 
 
Snoqualmie winter villages were typically located at river and creek confluences. One of the largest and 
most important Snoqualmie communities was located at the confluence of the Tolt and Snoqualmie Rivers. 
The Tolt River village consisted of two or possibly three permanent house clusters and was considered to 
extend down the Tolt River from Horseshoe Lake and occupy both sides of the Snoqualmie River (Horr 
1974; Waterman 2001). A second house cluster (tcs'ltcalac) was near the present site of the Tolt High 
School in the town of Carnation. Subsistence for native people living in the lower Snoqualmie Valley 
focused on the abundant anadromous fish runs, supplemented with terrestrial mammals, plant foods, and to 
a lesser extent, marine resources obtained through trade, or excursions downriver (Lane 1975:36). The 
Snoqualmie also traded extensively with neighboring groups, including the Yakama, Kittitas, and Wenatchi 
on the east side of the Cascade Range. After the introduction of the horse, the Snoqualmie greatly expanded 
their hunting range and participated more extensively in the trading network connecting the Puget Sound 
area with eastern Washington (Ruby and Brown 1986). 
 
The Snoqualmie traditionally followed a seasonal round tied to the availability of plant and animal 
resources. In winter, people lived in semipermanent villages, or residential base camps, where subsistence 
generally consisted of preserved and stored foods, primarily salmon. Activities focused on religious 
ceremonies and tool production and repair. In the spring, people dispersed to temporary campsites to exploit 
seasonally available resources. Salmon, berries, roots, and other resources collected throughout the spring 
and summer were dried and brought back to the winter villages (Turner 1976; Haeberlin and Gunther 
1930:20). Deer and elk, typically hunted during the late summer and fall, were important sources of meat, 
as were bear and mountain goats for hides (Haeberlin and Gunther 1930). 
 
The introduction of European diseases in the mid- to late-18th century drastically decreased native 
populations even before the first Euro-American explorers and fur traders arrived in the area (Boyd 1985; 
Campbell 1989). In 1855, Washington Territory Governor Isaac Stevens negotiated a treaty with ancestors 
of the Snohomish, Snoqualmie, Skykomish, Stillaguamish, and others at Point Elliott near present‐day 
Mukilteo. Native American land was ceded in exchange for hunting and fishing rights and exclusive Tribal 
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use of reservation land, resulting in the establishment of the Tulalip Reservation to the northwest of the 
project area. In the middle and late 1800s, many Snoqualmie members moved to the Tulalip and 
Muckleshoot reservations. In 1968, the Snoqualmie were compensated by the Indian Claims Commission, 
and in 1999 they were awarded federal recognition. 
 
Ethnographic Place Names 
 
The project vicinity has several ethnographically named places, or toponyms, that describe areas associated 
with Coast Salish tradition, settlements, and subsistence. These locations represent connections between 
landscape and tradition that embody, define, and reinforce the cultural values of the Snoqualmie Tribe. In 
the 1920s, ethnographer T.T. Waterman, with the help of Snoqualmie informants, recorded several 
ethnographic place names in the project vicinity (Waterman 2001:178). The Tolt River was known to the 
Snoqualmie as Tuxutolxw and figures prominently in oral histories and mythologies. Ethnographer Arthur 
Ballard recorded a creation story for the Tolt River in which the traditional name was Txwoda’tctLib, 
meaning “elk’s tallow” for the many elk found in the area (Ballard 1929:90). The name Tca’ltcalac was a 
prominent community in Carnation where the high school is located. Across the Snoqualmie river from 
Carnation is TcE’tLa where a landslide has left a prominent the scar on the hillside. A flat south of TcE’tLa 
was known as Xal3aLtxw for an old village site and principal settlement of the Snoqualmie people.  

Historic Context  
The Carnation vicinity, originally known as Tolt, was settled by non-native people beginning in the 1870s 
when James Entwistle purchased 169 acres near the confluence of the Snoqualmie and Tolt rivers which 
included the project area (BLM 2022). Entwistle had visited the area in 1856 when he helped construct Fort 
Tilton below Snoqualmie Falls as a soldier in the Northern Battalion. Entwistle eventually established a 
trading post and later became successful in hop farming before his passing in 1902 (Stein 1998). The Town 
of Tolt was first platted in 1902 by Eugenia and William H. Lord (Bagley 1929). In 1910, the Tolt Townsite 
Company platted the residential area between Entwistle Street and Bagwell Street that includes the project 
area. Residential buildings erected in Tolt at this time were all Craftsman style homes, bungalows or 
vernacular dwellings with a few Queen Anne style structures (Palmer 1995). 
 
During the early 19th century, the town’s economy centered on logging, with Tolt serving as a supply point 
and log shipment center for the Everett sawmills. By the 1890s, the easily accessible forest stands had been 
depleted, and the local economy broadened to include agricultural pursuits such as hop farming, hay 
production, and animal husbandry. Transportation during the late 19th century required travel by ferry across 
Lake Washington and by trail to Carnation. The completion of the Great Northern Railroad line in 1910 
and the Chicago, Milwaukee, and St. Paul Railroad in 1911 instigated a small economic boom as logging 
railroads were extended farther into the forests and finished local products could be transported quickly and 
easily to regional and national markets. The Carnation Milk Farm was established in the Snoqualmie Valley 
in 1908, and Tolt changed its name to Carnation in 1917 at the instigation of the owner of the dairy farm, 
much to the displeasure of the Native American community and early settlers (Kirk and Alexander 1990; 
Stein 1998). 
 
The arrival of Euro-American settlers in the 1870s prompted the first cadastral surveys of the Snoqualmie 
Valley. The 1873 General Land Office (GLO) plat map for T. 25N, R. 7E shows wetlands, streams, ponds 
and oxbow lakes throughout the valley bottom. No buildings or land improvements are shown in the project 
area although several homesteads are shown nearby. A trail is shown extending north through Griffin Prairie 
and along the right (east) bank of the Snoqualmie River. The James Entwistle homestead is shown along 
this trail approximately one-quarter mile west of the project area. Several additional homesteads are shown 
northeast of the Entwistle house in Section 16 including Morris, G. Hilton and J. Parnatt (Figure 5).  
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Figure 5. General Land Office (GLO) map (1873) showing project area in relation to early homesteads. 

 
Review of historic maps and aerial photographs suggests the project vicinity was undeveloped until the 
early 20th century. The 1912 county atlas shows Tolt Avenue in its current alignment and the project vicinity 
labeled as “Tolt Townsite Co. – Plat of Tolt” (Kroll 1912). The Independent Order of Odd Fellows (IOOF) 
purchased land from the Tolt Townsite Company sometime after ca. 1912 and completed the Second IOOF 
Lodge No. 148 (Sno-Valley Senior Center building) in 1926. The building played a significant role in the 
social life of Carnation for nearly 50 years. The building was purchased in 1971 and heavily remodeled. 
The Sno-Valley Senior Center purchased the property in 1993. Interior and exterior alterations completed 
in 1995 include a new roof, vinyl exterior siding and an interior elevator (Whitehead and Palmer 1995). 
 
The 1930 Sanborn Fire Insurance map shows two small dwellings in the northeast quadrant of the project 
area and a small, square outbuilding directly south in the same parcel (Figure 6). The latter is likely a privy 
(outhouse) based on the size and distance from the two dwellings. A 1936 aerial photograph shows a 
different configuration of buildings in the project area. A single house is shown in the northeast quadrant 
and a slightly larger outbuilding is shown just south of it—in the vicinity of the privy-size structure shown 
on the 1930 Sanborn map. King County assessor records do not provide a build-date for the house, although 
it was constructed sometime after 1912 and before 1930 based on the updated Sanborn map. County 
assessor records reveal the former building was a single-story house with semisubterranean basement. The 
house measured 40 ft. by 18 ft. No other buildings are shown in the project area on later maps or aerial 
photos. Records indicate the house was demolished in 2021.  
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Figure 6. Sanborn Fire Insurance Company map (1912-1930) showing project area and IOOF Lodge Hall. 
 

PREVIOUS ARCHAEOLOGICAL RESEARCH 

Review of the WISAARD database identified several previous cultural resource investigations, recorded 
sites, and historic properties within one-mile of the project area. These resources help gauge the potential 
and type of cultural resources that may be present within the project area. Seven cultural resource 
investigations, varying in intensity from shovel probe surveys to construction monitoring efforts, have been 
conducted within approximately 0.5 mile of the project (Table1). These studies include a historic structures 
inventory (Palmer 1995), wastewater system improvement projects (LeTourneau et al. 2006; Zuccotti 
2007), and transportation-related improvements (Middleton 2018; Kassa and Gardner 2018; Anderson and 
Anderson 2022). These investigations consisted of background research and field efforts employing 
pedestrian survey, subsurface investigation, archaeological monitoring, and site testing. A number of these 
investigations resulted in the identification and documentation of cultural resources. The most intensive 
study was completed in 1995 by King County Cultural Resources Division staff (Palmer 1995). The survey 
record 52 historic properties and provided historic overview and context for historic structures in Carnation. 
Three properties were identified as potentially eligible for the National Register of Historic Place including 
the Entwistle House, the original Tolt Odd Fellows Hall, and the Grange Hall. 
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Table 1. Previous Cultural Resources Studies Completed within one-mile of the Project  

NADB Title Author(s) Date 
1347012 Cultural Resources Investigations for the Proposed City of Carnation 

Sewer Collection and Conveyance System and the Proposed King 
County Wastewater Treatment Facility 

LeTourneau, 
Philippe et al. 2006  

1349954 Historic Structures Survey, Carnation Palmer, Christine  1995  
1350393 Cultural Resources Monitoring of the City of Carnation Sewer 

Collection and Conveyance System Zuccotti, Lucy  2007  

1686078 Cultural Resource Survey: Proposed Telecommunications Non-Tower 
Collocation Site, Site Name: SEA Carnation - New Build, Carnation Baker, Todd 2015  

1690409 Cultural Resources Assessment of the West Morrison Street Project  Middleton, Sherri 2018  
1691035 Cultural Resources Assessment for the Carnation Tolt Avenue Project, 

Carnation, King County, Washington 
Kassa, Sonja and 
Jessica Gardner 

2018  

1696125 Archaeological Monitoring Report for the SR 203/Tolt Avenue CBD 
Project, Carnation, King County, Washington 

Anderson, Jackey 
and Eric Anderson  

2022  

 
Several previous cultural resource investigations identified historic and pre-contact archaeological 
materials within one-mile of the project (Table 2). Closest to the project is site 45KI01595 located on Bird 
St. just south of the Sno-Valley Senior Center. This site consists of historic debris discarded in fill dating 
to the late 19th and early 20th century. The site was discovered during monitoring for a watermain installation 
and included fragments of porcelain and stoneware ceramics, beverage, condiment, and medicine bottles, 
numerous bottle glass fragments, flat glass and cut mammal bone. The deposit dates from ca. 1900 to 1930 
and recommended not eligible to heritage registers.  
 
Table 2. Archaeological Sites Recorded within Approximately one-mile of the Project. 

Trinomial Description References (Date) NRHP Eligibility 
45KI01595 Historic debris   Anderson, Erik (2021) Not Eligible 
45KI00723 Precontact Isolate LeTourneau, Philippe (2006) Nominated  
45KI00491 Precontact camp Robbins and Dugas (2000) Recommended Eligible   
45KI00692 Precontact camp Schalk et al. (2005) Recommended Eligible   
45KI00055 Precontact camp LeTourneau 2008; Mattson 1980; Williams 2006 Eligible   

 
Site 45KI00723 is a precontact site located one-quarter mile northwest. The site consists of a single lithic 
artifact associated with a buried A horizon. The artifact is described as a percussion cobble core of 
chemically weathered black crystalline volcanic rock (LeTourneau et al. 2006). The artifact was found 
during monitoring of mechanical excavations associated with a wastewater treatment facility. LeTourneau 
et al. (2006) also investigated portions of sites 45KI00491 and 45KI00692 located in Tolt MacDonald Park. 
These sites were previously recorded by Robbins and Dugas (2000) and Schalk et al. (2005), respectively. 
The cultural material extended horizontally for over 40 m (130 feet) and included flaked and ground stone 
artifacts as well as rock cooking features (Hodges and Carrilho 2008; Schalk et al. 2005).  
 
Another important pre-contact archaeological site is recorded two-miles south of the project. The McDevitt 
Site (45KI55) is a reported village encompassing a large area on both sides of Griffin Creek near former 
Griffin Prairie. The site underwent several archaeological test excavations in the 1970s and 1980s that 
recovered numerous flaked-stone artifacts and historic-era trade items (LeTourneau 2008; Mattson 1980; 
Williams 2006). A portion of 45KI55 was investigated by Willamette CRA in 2018. Archaeological testing 
and construction monitoring revealed flaked-stone debris, stone tools, and twelve thermal features 
containing fire-modified rock and charcoal-rich matrix (unpublished report). 
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Eight historic properties dating between 1910 and 1972 are recorded within one block of the project area 
(Table 3). Most notable is the Second IOOF Hall (Sno-Valley Senior Center) described in the previous 
chapter. None of these properties have been nominated to state or federal heritage registers. The c. 1912 
David and Martha Entwistle House (45KI00641) is located one-quarter mile southeast and has been 
nominated to the National Register and Washington State Heritage Register. 
 
Table 3. Historic Properties Recorded within One-Block of the Project. 

Property ID Property Name Location Date Inventory Status 

40611 Second Odd Fellows Hall 4610 Stephens Ave, Carnation  1926 No Determination  
40615 Paar's IGA Supermarket 4503 Tolt Ave, Carnation 1949 No Determination 
40616 Tolt Hardware Company 4511-4509 Tolt Ave, Carnation 1912 No Determination 
40617 Carnation Lumber and 

Hardware (common name) 
4521 Tolt Ave, Carnation 1972 No Determination 

40618 Delores Beauty Shop  
(common name)  

4563 Tolt Ave, Carnation 1916 No Determination 

40619 H.D. Robertson Grocery 4573 Tolt Ave, Carnation 1910 No Determination 
40620 Tolt Leader/ Miller's Dry 

Goods 
4597 Tolt Ave, Carnation 1924 No Determination 

40651 Tolt State Bank/ Post Office/ 
Attorney's Office 

4475 Tolt Ave, Carnation 1911 No Determination 

 



 3. Survey Design and Methods 

Sno-Valley Senior Center Cultural Resources Assessment 13 

3.  SURVEY DESIGN AND METHODS 

The statewide predictive model created by DAHP uses information on geology, soils, site types, water 
resources, landforms, and historic maps to predict probabilities for precontact cultural resources. DAHP’s 
model uses five categories for the predictions: Low Risk, Moderately Low Risk, Moderate Risk, High Risk, 
and Very High Risk. The DAHP predictive model map indicates that the Project is situated in a Very High-
Risk probability area due to its proximity to the Snoqualmie River and recorded archaeological sites. This 
chapter discusses the research design, including expectations for identifying cultural resources within the 
APE, as well as field methods employed in the cultural resource inventory conducted for the Project. 

RESEARCH DESIGN 

The confluence of the Tolt and Snoqualmie Rivers has long been an important locality for both the 
Snoqualmie people and later Euro American settlers. The large native community at the mouth of the Tolt 
River combined with the presence of several ethnographically named places, mythological sites, and 
recorded pre-contact archaeological sites in the vicinity are strong indicators the project has a high 
probability of containing buried archaeological resources. Prior to Euro-American settlement the project 
setting would have offered valuable plant and animal resources important to native people living in nearby 
communities along the Tolt and Snoqualmie rivers. Pre-contact and ethnohistoric sites are expected to be 
related to seasonal resource procurement, particularly hunting and gathering activities. Snoqualmie 
mythology and historic account speak of abundant elk populations in the Snoqualmie Valley and several 
important fisheries were located nearby.  
 
If discovered, pre-contact cultural resources may consist of charcoal-stained sediments and concentrations 
of FMR related to cooking and processing activities. Common pre-contact period materials include flaked-
stone tools such as knives and projectile points indicative of hunting, flaked-stone cobbles and other tools 
used for plant processing, lithic debitage indicative of tool repair and modification, net weights for 
collecting fish or waterfowl, bone fishing implements and faunal remains including mammal and fish bone. 
Features such as fire hearths, domestic structures, food storage, and implement caches are also possible. 
While the probability for discovering pre-contact archaeological resources was considered relatively high, 
previous ground disturbances related to historic land clearing, agriculture and buried utilities associated 
with former buildings tempered that probability to some degree.  

SURVEY METHODS 

ASM archaeologist Mike Shong conducted field reconnaissance of the project area on August 12th, 2022. 
Sub-surface investigation was completed in accessible areas of the project. A total of five shovel probes 
were excavated at approximately 15 m (50 ft.) intervals (Figure 7). Shovel probes (SPs) measured 
approximately 40 cm in diameter and were excavated stratigraphically in 20 cm arbitrary levels to 
approximately 80 cmbs at which time a 10 cm diameter bucket auger was employed to maximum depth of 
220 cm (7.2 ft.) below surface. All excavated sediments were passed through ¼-inch mesh hardware cloth 
with a standard shaker-screen. Probes were terminated when the desired depth was reached, or if 
obstructions or geologic context precluded further excavation. The findings of each probe were recorded 
on standard forms that include information regarding soil color, texture, composition and observed cultural 
materials. Digital photographs were taken of the project area, each shovel probe, and the historic building. 
The subject matter of each photograph was recorded on a standard photo log. Appendix A of this report 
presents the shovel probe results in tabular form.  
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Figure 7. Project plan sheet showing existing conditions and location of shovel probes.   
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4.  SURVEY RESULTS 

No significant cultural resources were identified during this assessment. The project area consists of level 
topography with three small outbuildings in the south-central portion of the parcel. A single-story house 
formerly located in Lot 11 in the eastern project parcel (31845 West Commercial St.) was demolished and 
removed prior to this assessment. The footprint of the former house was visible at the time of the survey. 
Many small fragments of structural debris (concrete, nails, metal hardware etc.) were observed around the 
perimeter of the former building. On-site vegetation is dominated by ornamental trees and shrubs. The 
existing Sno-Valley Senior Center building (former IOOF Lodge No. 148) is located immediately south of 
the project area (Figure 8); however, no physical impacts to this building are anticipated as part of the 
current project.  
 

Figure 8. Existing Sno-Valley Senior Center (SVSC) building (formerly IOOF lodge), view NE. 

The western one-third of the project area (Lots 14-16) is covered by an asphalt-paved parking lot and was 
not available for subsurface inspection (Figure 9). A relatively small amount of modern and late-historic 
debris was recovered from the upper 30 cm (12 inches) of all five shovel probes. The debris was dominated 
by small fragments of metal, glass, plastic, concrete, brick, and asphalt. The cultural material was 
predominately domestic in nature (mostly vessel glass fragments) and few artifacts were temporally 
diagnostic. Sediments observed in four of the five probes were relatively consistent and composed of 
varying amounts of fill over native alluvium (Figure 10). SP 5, located in the northwest corner of the project 
area encountered a buried concrete drainpipe at approximately 40 cm (16 inches) below surface and was 
terminated.  
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Figure 9. Overview at SP 2 showing north side of SVSC building and adjacent parking lot. 

 
Figure 10. SP 4 profile showing imported gravel fill over native alluvium (50 cm scale). 
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Site sediments were geneally consistent with the Oridia silt loam series mapped by the NRCS soil survey. 
In sum, native sediments consisted of silty alluvium composed of a dark grayish-brown, organically-rich 
soil A-horizon averaging approximately 30 cm thick. The soil is somewhat mottled, contains few to 
common rounded pebbles and exhixbits relatively strong pedogenic structure and few to common charcoal 
flecks. The A-horizon contained the vast majority of the cultural material recoved from shovel pobes. The 
A-horizon transitions clearly to abuptly into a homogeneous yellowish-brown soil B-horizon with no 
gravels and generally weak to moderate pedogenic structure (Figure 11). The upper soil package transitions 
clearly to gradually into parent alluvium below approximately 120 cm (4 ft.) below surface. The C-horizon   
is composed of light yellowish-brown to pale-brown clayey silt with no gravels or organic content.  

 

 
Figure 11. SP 1 profile showing A-horizon over intact native alluvium (50 cm scale). 

A buried, charcoal-rich soil was encountered in SP1 between approximately 100-120 cm (39-47 inches) 
below surface (Figure 12). No cultural material or evidence of cultural activity was observed in association 
with the charcaol-rich matrix; however, the sample was collected from a small 10 cm (4 inch) diameter 
bucket auger. The organically-rich soil was not observed in shovel/auger probes located 15 m (50 ft.) south 
and 15 m east. The area west of SP 1 is a paved parking lot and was not available for subsurface inspection. 
The charcoal-rich matrix exhibited strong, blocky pedogentic structure sugestive of a buried soil in contrast 
to root-burn or another naturally-occuring process. No soil oxidation, spalled gravels, or other evidence of 
in-place burning was observed. The B-horizon above the buried A-horizon appeared intact with no clear 
evidence of distubance. In sum, it is unclear if the charcoal-rich matrix represents natural burning; burning 
associated with historic land clearing, or precontact cultural activities.    
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Figure 12. Organically-rich sediments recovered from SP 1, 100-120 cmbs auger sample. 
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5.  CONCLUSIONS AND RECOMMENDATIONS 

ASM conducted a cultural resources assessment for the proposed Sno-Valley Senior Center project under 
contract to Sno-Valley Senior Center. The proposed project includes construction of a new three-story, 15-
unit senior hosing building and associated parking lot. No significant cultural resources or historic 
properties were identified during this assessment. Two small houses shown on the 1930 Sanborn map within 
the project area no longer exist. The current project will have no effect of the existing Sno-Valley Senior 
Center building located immediately south in a separate tax parcel. The former IOOF Lodge No. 148 
building was constructed in 1926 and previously recorded as a historic property (ID 40611). 
 
A small amount of modern and late-historic debris was recovered from the upper 30 cm (12 inches) of all 
five shovel probes. The debris is dominated by small fragments of metal, glass, plastic, concrete, brick, and 
asphalt. The material was predominately domestic in nature, and few of the items were temporally 
diagnostic. No significant concentrations of cultural material were encountered. The sparse scatter of 
fragmented debris is consistent with a residential property occupied since the late 1920s and does not 
represent an archaeological resource. However, the 1930 Sanborn map shows a small, square outbuilding 
in the southeast corner of the project area (Lot 10). The structure likely represents a privy (outhouse) based 
on the size and distance from two dwellings on the same property. Domestic privies often contain discarded 
food and beverage containers, dinnerware ceramics and other household items that can be temporally 
diagnostic and provide potentially significant archaeological data. Current project plans propose a new 
dumpster enclosure in this area and little ground disturbance is expected. Any ground disturbance deeper 
than 24-inches in the southeast corner of the project area should be proceeded by an archaeological 
investigation.   
 
A charcoal-rich soil was encountered in SP1 between 100-120 cm (39-47 inches) below surface. No cultural 
material was observed with the buried soil; however, the sample was collected from a relatively small 
diameter (10 cm/4-inch) auger. Shovel/auger probes excavated 15 m (50 ft.) south and east of SP 1 did not 
encounter the same charcoal-rich soil. The area west of SP 1 is a paved parking lot. While inconclusive, the 
charcoal-rich matrix encountered in SP 1 may represent precontact cultural activities. ASM recommends 
archaeological monitoring of any excavation exceeding two feet for the western one-third of the project 
area (under existing parking lot). Alternatively, ASM recommends mechanical investigation (backhoe 
testing) of the western one-third of the project area prior to construction. It is possible this could be 
accomplished during ancillary activities such as geotechnical studies or preliminary construction 
excavations. 
 
In the unlikely event that ground disturbing activities associated with this project result in the inadvertent 
discovery of archaeological materials, work should be halted in the vicinity of the discovery and DAHP 
should be contacted immediately for next steps. Historic-period cultural resources are more likely to be 
encountered than precontact resources based on past ground disturbances to native soils. Potentially 
significant historic-period cultural materials include temporally diagnostic bottles, dinnerware ceramics, 
metal and glass food containers and other domestic-related items dating to the late-19th and early 20th 
century. Precontact archaeological resources are typically represented by shell middens and flaked-stone 
artifacts such as bifaces (knives), projectile points, spalls, cores, lithic waste flakes and thermal features 
such as fire hearths and cooking features represented by FMR and charcoal-stained matrix. In the unlikely 
event that human remains are discovered during construction, work should halt, the discovery area should 
be secured, and the King County Police Department and the King County Medical Examiner (ME) should 
be contacted immediately. Contemporaneous with notifying local law enforcement and the ME, the project 
proponent should also notify the affected Tribes and DAHP of the discovery. 
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APPENDIX A 

Shovel Probe Results 

  



Appendix A. Results of Shovel Probes. 

Probe 
(SP-) 

DEPTH 
(cmbs) 

SEDIMENT DESCRIPTION 
CULTURAL 
MATERIAL  

1 

0-5 Grass sod cap, dark brown silty fine to medium-grain sand with 
many fine roots; O/A-horizon None observed 

5-38 

Dark grayish-brown (10YR4/2) silty fine sand with common small 
to medium size, rounded to sub-rounded pebbles; firm; mottled; 
organically-rich; few charcoal chunks and unburned woody 
debris; moderate to strong pedogenic structure; clear lower 
boundary; soil A-horizon 

9 clear, 2 green vessel 
glass frags; 1 wire nail; 
1 clear flat glass frag; 
cellophane frags; 
asphalt frags 

38-100 
Yellowish-brown (10YR5/4) silty fine sand; no gravels; firm; non-
organic weak pedogenic structure; homogeneous; soil B-horizon 
*employed 10 cm diameter bucket auger at 80 cmbs 

None observed 

100-120 
Dark grayish-brown (10YR4/2) silty fine sand; no gravels; firm; 
organically-rich; many charcoal chunks and flecks; moderate to 
strong pedogenic structure; buried A-horizon  

None observed 

120-220 

Light yellowish-brown (10YR6/4) silty fine sand; no gravels; 
transitions to clayey-silt with depth; very firm; homogeneous; non-
organic; no pedogenic structure; C-horizon; terminated at 
maximum manual tool limits  

None observed 

 
2 

 
 

0-9 Grass sod cap, dark brown silty fine to medium-grain sand; firm; 
mottled; common fine roots; O/A-horizon None observed 

9-13 
Grayish-brown fine to coarse sand with many small, angular 
pebbles; firm; abrupt lower boundary; Fill Imported gravel 

13-40 

Dark grayish-brown (10YR4/2) silty fine sand with common small 
to medium size, rounded to sub-rounded pebbles; firm; 
organically-rich; few charcoal flecks; strong pedogenic structure; 
clear to abrupt lower boundary; A-horizon 

2 clear vessel glass 
frags, 1 brown vessel 
glass frag, concrete 
and asphalt frags 

40-120 
Yellowish-brown (10YR5/4) silty fine sand; no gravels; firm; lightly 
organic; weak pedogenic structure; homogeneous; soil B-
horizon *employed 10 cm diameter bucket auger at 80 cmbs 

None observed 

120-220 

Light yellowish-brown (10YR6/4) silty fine sand; no gravels; 
transitions to clayey-silt with depth; very firm; homogeneous; non-
organic; no pedogenic structure; parent alluvium; C-horizon; 
terminated at maximum manual tool limits 

None observed 

3 

0-18 
Grass sod cap over grayish-brown fine to coarse-grain sand; 
many small to large, rounded to sub-rounded pebbles; firm; 
common fine roots; modern O/A-horizon; Fill  

1 clear vessel glass 
frag 

18-45 

Dark grayish-brown (10YR4/2) silty fine sand with common small 
to medium size, rounded to sub-rounded pebbles; firm; 
organically-rich; few charcoal flecks; strong pedogenic structure; 
clear to abrupt lower boundary; A-horizon 

Cellophane frags;1 
saw-cut large mammal 
bone; green plastic 
frag; 1 red brick frag;  

45-120 
Yellowish-brown (10YR5/4) silty fine sand; no gravels; firm; lightly 
organic; weak pedogenic structure; homogeneous; soil B-
horizon *employed 10 cm diameter bucket auger at 80 cmbs 

None observed 

120-220 

Light yellowish-brown (10YR6/4) silty fine sand; no gravels; 
transitions to clayey-silt with depth; very firm; homogeneous; non-
organic; no pedogenic structure; parent alluvium; C-horizon; 
terminated at maximum manual tool limits 

None observed 
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Probe 
(SP-) 

DEPTH 
(cmbs) 

SEDIMENT DESCRIPTION 
CULTURAL 
MATERIAL  

4 

0-5 Grass sod cap, dark brown silty fine to medium-grain sand with 
many fine roots; O/A-horizon 

None observed 

5-25 

Dark grayish-brown (10YR4/2) silty fine sand with common small 
to medium size, rounded to sub-rounded pebbles; firm; 
organically-rich; strong pedogenic structure; clear lower 
boundary; soil A-horizon 

3 clear vessel glass 
frags; 1 lantern mantle 
glass frag; blue plastic; 
asphalt frags 

25-45 
Light yellowish-brown (10YR6/4) silty fine sand; no gravels; firm; 
homogeneous; lightly organic; weak pedogenic structure; clear to 
abrupt lower boundary, soil B-horizon 

None observed 

45-120 
Yellowish-brown (10YR5/4) silty fine sand; no gravels; firm; non-
organic weak pedogenic structure; homogeneous; soil B2-
horizon *employed 10 cm diameter bucket auger at 80 cmbs 

None observed 

120-220 

Light yellowish-brown (10YR6/4) silty fine sand; no gravels; 
transitions to clayey-silt with depth; very firm; homogeneous; non-
organic; no pedogenic structure; C-horizon; terminated at 
maximum manual tool limits  

None observed 

5 

0-9 Grass sod cap, dark brown silty fine to medium-grain sand; firm; 
mottled; common fine roots; O/A-horizon None observed 

9-42 

Dark grayish-brown (10YR4/2) silty fine sand with many small to 
large, rounded to sub-rounded pebbles; firm; mottled; slightly 
organically-rich; few charcoal flecks; weak pedogenic structure; 
modern A-horizon (Fill); terminated on concrete drainpipe  

Few concrete frags; 1 
clear flat glass frag; 1 
1974 US penny   

 



 

OPR/Carnation Forms/Master Forms/Cert of Water Availability-blank 
Rev. January 2014 

CITY OF CARNATION 

4621 Tolt Avenue • P. O. Box 1238 • Carnation, WA 98014-1238 

(425) 333-4192 phone • (425) 333-4336 fax • www.carnationwa.gov 

CERTIFICATE OF WATER AVAILABILITY 
 

 

 

 

 Building Permit  Short Plat  Preliminary              

Plat/PUD 

 Rezone or other:  

SITE DEVELOPMENT 

Applicant Name: Sno-Valley Senior Center / Roger Tucker,  Environmental Works 

Address: 402 15th Ave E, Seattle, WA  98112 

Phone: 206-787-1370 Email: rtucker@eworks.org 

Proposed Use: New 15 unit apartment building (all one bedroom, one bath units) 

Tax Parcel Number and Project Location: 

31845 W Commercial St / 865830-2225 and 865830-2230 

DO NOT WRITE BELOW THIS LINE 

WATER PURVEYOR INFORMATION 

1. a.  Water will be provided by service connection only to an existing 8-in Ductile Iron 

water main Adjacent to feet from the site. 

OR 

b.  Water service will require an improvement to the water system of: 

 (1) __________ feet of additional water main to reach the site; and/or 

 (2) the construction of a distribution system on the site; and/or 

 (3) other (describe) ______________________________ 

2. (MUST BE COMPLETED IF 1B ABOVE IS CHECKED) 

a.  The water system is in conformance with a County approved water comprehensive plan. 

OR 

b.  The water system improvement will require a water comprehensive plan amendment. 

3.  a.  The proposed project is within the corporate limits of the district, or has been granted 

Boundary Review Board (BRB) approval for extension of service outside the city, or is within 
the County approved service area of a private water purveyor. 

b.  Annexation or BRB approval will be necessary to provide service. 

4. a.  Water is/or will be available at the rate of flow and duration indicated below at no less 

than 20 psi measured at the nearest fire hydrant  feet from the building/property (or as 
marked on the attached map): 

 
Rate of Flow: 

 less than 500 gpm (approx. _____ gpm) 

 200 to 999 gpm 

 1000 gpm or more 

COMMERCIAL BUILDING PERMIT REQUIREMENT: 

 flow test of __________ gpm 

 calculation of __________ gpm 

Duration: 

 less than 1 hour 

 1 hour to 2 hours 

 2 hours or more 

 other __________ 

 b.  Water system is not capable of providing fire flow. 

COMMENTS/CONDITIONS: Connection to the eight-in ductile iron main in the alley between W. 

Bird and W. Commercial Street is required.  Service and meter size to be established during 

design phase.  Fire connection shall be as determined by the Fire Marshal.  

I hereby certify that the above water purveyor information is true.  This certification shall be valid for one 
year from date of signature. 

City of Carnation 
Agency Name 

Jorge Garcia                                         
Signatory Name 

 

City Engineer 
Title 

 

X______________________________ 
Signature 

 

8/15/2022 
Date 

Application CWA-22-0007 

RECEIVED
CITY OF CARNATION

11/18/2022 
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OPR/Carnation Forms/Master Forms/Cert of Sewer Availability - blank

City of Carnation
4621 Tolt Avenue • P.O. Box 1238 • Carnation, WA 98014
(425) 333-4192 phone • (425) 333-4336 fax
www.carnationwa.gov Certificate of Sewer Availability

Brief description of project: New 15 unit apartment building (all one bedroom, one bath units)

Applicant’s Contact Information:  Roger Tucker, Environmental Works

Property Owner: Sno-Valley Senior Center

Mailing Address: 4012 15th Ave E, Seattle, WA  98112 

Phone Number: 206-787-1370 Fax Number: 

Email Address:   rtucker@eworks.org

Project’s Address and/or Tax Parcel Number: 31845 W Commercial St / 865830-2225 and 865830-2230

Sewer Purveyor Information:

1.  a Sewer service will be provided by service connection only to an existing sewer main                                                                                                                  
____ feet from the site and the sewer system has the capacity to serve the proposed area.

     b Other (describe offsite and/or onsite requirements):  See City of Carnation Ordinance No. 743

2.  a  The sewer system is in conformance with a County approved sewer comprehensive plan. 

     b The sewer system improvement will require a sewer comprehensive plan amendment.

3.  a The proposed project is within the current City Limits.

     b Annexation will be necessary to provide service.

4.  a Connection Charge:  Connection to the City’s Sewer Collection System will be subject to a 
King County Capacity Charge and a City of Carnation General Facilities Charge.

     b Easement (s):  

     c Right of Way Permit: 

  COMMENTS / CONDITIONS:

A sewer connection in the alley between W. Commercial Street and W. Bird Street is required.  A dual valve 
buffer tank will be necessary to serve the proposed development and shall be designed and installed per City 
of Carnation standards and Airvac recommendations.

Service is subject to the applicant’s agreement to comply and perform to make such installation and/or 
connections to the standards, regulations, requirements and conditions of the City and such other agency or 
agencies have jurisdiction.  The City is not representing that it’s facilities will be extended or otherwise modified 
to make such service available to the applicant.  It is the responsibility of the applicant to make any required 
extension of facilities to serve their property.  The City has made their best determination for the conditions of 
service based upon the information provided, but does not represent that this certificate is a complete and final 
determination of the requirements for service.  Final and full requirements for service will be made during the 
engineering review of the project.

This certification shall be valid for one year from the date of signature.

                                         ___________                        _________Jorge Garcia___________
            City of Carnation Signatory Name      

________  City Engineer       ___________      ______________________________8/15/22__
                    Title      Signature                               Date

Application #: CSA-22-0005

RECEIVED
CITY OF CARNATION

11/18/2022 
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December6, 2022 
 
 
Roger Tucker 
Environmental Works 
402 15th Avenue NE 
Seattle, WA  98112 
 
 
RE: Notice of Complete Application,  
 Site Development Review Permit Application No. SPR 22-0003  

Design Review Application No. DR 22-0003 
 Assessor’s Parcel Nos. 865830-2230 and 865830-2225 
 
Dear Mr. Tucker: 
 
We have received your permit applications for Site Development Review and Design Review 
and, based on review of the requested application materials, we have determined that all the 
information necessary has been submitted and the application is determined complete as 
December 2, 2022, and the processing of your permit has commenced. This notice does not 
preclude the possibility of submittal of additional information as may be required for final 
approval of the applications.  
 
The City of Carnation is also required to provide Notice of Application per CMC 15.09.140 within 
14 days from the date of completion. These notices are expected to be made soon whereby we 
will be contacting you. 
 
As required by state law and Carnation Municipal Code, a decision on your application is 
required to be made no later than 120 days from the date of determining completeness, which is 
April 1, 2023, provided that no exceptions to this time limit are needed. 
 
Nothing herein shall be construed as approval, review, analysis or substantive comment on the 
materials submitted for consideration.  
 
I will be processing this application so should you have any questions or comments, please 
contact me at (425) 333-4192. 
 
 
Sincerely, 
 

 
 
Tim Woolett, Project Planner 
 
 
Cc: Project File No. SPR 22-0003 & DR 22-003 
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State Environmental Policy Act (SEPA) WAC 197-11 

MITIGATED DETERMINATION OF NON-SIGNIFICANCE 
____________________________________________________________________________________ 
 
Description of Current Proposal: A proposal to construct a new 3-story affordable senior housing 
building consisting of 15 one-bedroom residential units with common areas, associated parking for 27 
vehicles, and outdoor amenity spaces on 17,800 square feet of property in the Mixed Use (MU) zone. 
 
File Reference: SPR 22-0003, and DR 22-0004  
 
Proponent/Owner: Sno-Valley Senior Center. 
Project Contact: Roger Tucker, Environmental Works. 
 
Location of Current Proposal: The subject property is located adjacent to the north side of the 
Snoqualmie Valley Senior Center at the intersection of Stephens Avenue and Commercial Street in 
Carnation, Washington, and identified as Assessor’s Parcels No. 865830-2230 and 865830-2225. 
 
Lead Agency: City of Carnation 
 
The lead agency for this proposal has determined that it does not have a probable significant adverse 
impact on the environment.  An environmental impact statement (EIS) is not required under RCW 
43.21C.030(2)(c).  This decision was made after review of a completed environmental checklist and other 
information on file with Clallam County.  This information is available to the public on request at the office 
of the Responsible Official as listed herein. 
 
This MDNS is issued under WAC 197-11-350.  Comments must be submitted by August 24, 2018. 
 
 
Staff Contact: Jonnie Lan, Planner (425) 333-4192 
 
Responsible Official: Tim Woolett, City Planner/ 
 City of Carnation 

4621 Tolt Avenue – P.O. Box 1238 
Carnation, WA 98014-1238 

 
 
Issuance Date: March 10, 2023. Signature: _______________________________ 
 Tim Woolett, City Planner/Consultant 
 
 
Written comments must be submitted to the City of Carnation, Carnation City Hall, 4621 Tolt Avenue, 
P.O. Box 1238, Carnation, WA, 98014-1238.  No determination made pursuant Chapter 14.04 Carnation 
Municipal Code (SEPA) shall be administratively appealable. Any appeal of a determination made 
pursuant to said chapter shall be filed in King County Superior Court pursuant to applicable state law. 
Contact Carnation City Hall at the address and phone number listed above to read or ask about the 
procedures for SEPA appeals. 
 
cc: State of Washington Department of Ecology (SEPA Register) 
 Agencies with Jurisdiction 
 Proponent 
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State Environmental Policy Act (SEPA) WAC 197-11 

MITIGATED DETERMINATION OF NON-SIGNIFICANCE 
____________________________________________________________________________________ 
 
Description of Current Proposal: A proposal to construct a new 3-story affordable senior housing 
building consisting of 15 one-bedroom residential units with common areas, associated parking for 27 
vehicles, and outdoor amenity spaces on 17,800 square feet of property in the Mixed Use (MU) zone. 
 
File Reference: SPR 22-0003, and DR 22-0004  
 
Proponent/Owner: Sno-Valley Senior Center. 
Project Contact: Roger Tucker, Environmental Works. 
 
Location of Current Proposal: The subject property is located adjacent to the north side of the 
Snoqualmie Valley Senior Center at the intersection of Stephens Avenue and Commercial Street in 
Carnation, Washington, and identified as Assessor’s Parcels No. 865830-2230 and 865830-2225. 
 
Lead Agency: City of Carnation 
 
The lead agency for this proposal has determined that it does not have a probable significant adverse 
impact on the environment.  An environmental impact statement (EIS) is not required under RCW 
43.21C.030(2)(c).  This decision was made after review of a completed environmental checklist and other 
information on file with Clallam County.  This information is available to the public on request at the office 
of the Responsible Official as listed herein. 
 
This MDNS is issued under WAC 197-11-350.  Comments must be submitted by August 24, 2018. 
 
 
Staff Contact: Jonnie Lan, Planner (425) 333-4192 
 
Responsible Official: Tim Woolett, City Planner/ 
 City of Carnation 

4621 Tolt Avenue – P.O. Box 1238 
Carnation, WA 98014-1238 

 
 
Issuance Date: March 10, 2023. Signature: _______________________________ 
 Tim Woolett, City Planner/Consultant 
 
 
Written comments must be submitted to the City of Carnation, Carnation City Hall, 4621 Tolt Avenue, 
P.O. Box 1238, Carnation, WA, 98014-1238.  No determination made pursuant Chapter 14.04 Carnation 
Municipal Code (SEPA) shall be administratively appealable. Any appeal of a determination made 
pursuant to said chapter shall be filed in King County Superior Court pursuant to applicable state law. 
Contact Carnation City Hall at the address and phone number listed above to read or ask about the 
procedures for SEPA appeals. 
 
cc: State of Washington Department of Ecology (SEPA Register) 
 Agencies with Jurisdiction 
 Proponent 
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CITY OF CARNATION 
ENVIRONMENTAL REVIEW AND THRESHOLD DETERMINATION 

______________________________________________________________________ 
 
DATE:   March 8, 2023 
 
PROPOSAL: A proposal to construct a new 3-story affordable senior housing 

building consisting of 15 one-bedroom residential units with 
common areas, associated parking for 27 vehicles, and outdoor 
amenity spaces on 17,800 square feet of property in the Mixed 
Use (MU) zone. 

 
LOCATION: The subject property is located adjacent to the north side of the 

Snoqualmie Valley Senior Center at the intersection of Stephens 
Avenue and Commercial Street in Carnation, Washington, and 
identified as Assessor’s Parcels No. 865830-2230 and 865830-
2225. 

 
PROPONENT: Sno-Valley Senior Center. 
 
CONTACT: Roger Tucker, Senior Architect 
 Environmental Works  
 402 15th Avenue East  
 Seattle, WA 98112  
 206-787-1370 
 
FILE REFERENCE: SPR 22-0003 and DR 22-0004 
 
RESPONSIBLE 
OFFICIAL: Tim Woolett, City Planner/Consultant 
STAFF CONTACT: Jonnie Lan, Planner (425) 333-4192 
 
THRESHOLD 
DETERMINATION: This is a Mitigated Determination of Non-Significance (MDNS). 
 
TO: All Permit and Review Authorities 
 
ENVIRONMENTAL RECORD 
 
The environmental review consisted of analysis based on the following documents 
included in the environmental record. 
 
• Environmental Checklist dated November 10, 2022. 
• Site Development Review Application No. SPR 22-0003. 
• Design Review Application No. DR 22-0004. 
• Geotechnical Engineering Evaluation-Revised; prepared by Nelson Geotechnical 

Associates, Inc., November 14, 2022. 
• Drainage Report, Sno-Valley Senior Housing; prepared by CM Design Group, 

November 2022. 
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• Sno-Valley Senior Center Parking Assessment; prepared by Heath and Associates, 
Inc., Revised November 2022. 

 
The following documents are included in the environmental record by reference. 
 
• City of Carnation Comprehensive Plan  
• City of Carnation Municipal Code - Title 15 CMC 
• City of Carnation SEPA Ordinance – Chapter 15.04 CMC 
• City of Carnation Design Standards and Guidelines, 2018. 
 
Unless otherwise noted, the above information is available at City Hall, (425) 333-4192, 
and may be accessed under Development Projects at the City of Carnation website by 
visiting Departments/Planning/Development Projects. 
 

STAFF AMENDMENTS TO THE ENVIRONMENTAL CHECKLIST 
 
THE FOLLOWING SECTIONS CORRESPOND WITH RELATED CATEGORIES OF THE 
ENVIRONMENTAL CHECKLIST SUBMITTED FOR THE PROPOSAL, AND CLARIFY, AMEND, OR ADD 
TO THAT DOCUMENT. 
_____________________________________________________________________ 
 
I. PROPOSAL DESCRIPTION:  
 
The checklist description is thorough and accurate.   
 
II. PERMITS/APPROVALS REQUIRED: 
 

• Site Development Review 
• Design Review 
• Certificate of Sewer Availability  
• Certificate of Water Availability  
• Public Utility Extension  
• Right-of-Way Permit  
• Clearing, Filling and Grading Permit 
• Drainage Permit  
• Side Sewer Permit 
• Building Permits  

 
III. ENVIRONMENTAL ELEMENTS (CHECKLIST PART B) 
 
1. EARTH 
 
The Checklist description is accurate.  Any potential for adverse environmental impacts 
due to clearing, grading, or filling can be mitigated through the City of Carnation’s 
clearing and grading requirements applied through the clearing and grading permit 
approval process. As part of the site development review and design review permit 
application requirements, a geotechnical report has been submitted that includes 
conclusions and recommendations that will be imposed as conditions for clearing and 
grading permit approval unless otherwise modified by the City Engineer.  
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Based on the submitted geotechnical report, the potential for adverse environmental 
impacts to “earth” can be adequately mitigated through application of the 
recommendation set forth in the Geotechnical Report prepared by Nelson Geotechnical 
Associates, Inc.  As provided in the checklist, any anticipated impacts due to erosion can 
be mitigated through the City of Carnation’s requirement for a Stormwater Pollution 
Prevention Plan (SWPPP) and Temporary Erosion and Sedimentation Plan meeting the 
requirements of the Department of Ecology (DOE) Stormwater Management Manual for 
Western Washington, 2012, updated 2014. 
 
2. AIR 
 
In addition to the checklist description, there is always the potential for adverse 
environmental impacts due to dust emissions during construction. To mitigate this 
potential, the project proponent and/or their contractor shall control dust emissions 
during construction with watering or an equally effective non-chemical method that has 
been approved by the City of Carnation. Watering is the most used alternative, due to its 
low cost of implementation and excellent results. Water should be applied at least three 
times a day or more, depending on the atmospheric conditions. Watering should be 
done in a manner that does not cause erosion problems. This is typically accomplished 
using a mobile water tanker driven on site spraying water over the affected areas 
preventing dust from becoming airborne.  
 
To control dust emissions throughout construction, during dry periods the proponent 
shall employ the use of watering all dust generating surfaces a minimum of three times 
daily or more as needed during construction phase of the project. Alternative non-
chemical methods would be considered for approval by the City of Carnation. This 
requirement will be imposed as a condition of site development review permit and design 
review permit approval. 
 
3. WATER 
 

a. Surface Water: The checklist adequately addresses the issues of this section.   
 

b. Ground Water: The checklist description is complete and accurate. Other than 
stormwater there will be no discharge into the ground.  
 

c. Water Runoff: The checklist description is complete and accurate. City of 
Carnation standards require that all proposals treat and/or infiltrate stormwater 
runoff on site consistent with the DOE Stormwater Management Manual for 
Western Washington. Project development will be required to follow the 
recommendations and conditions of the drainage report unless otherwise 
modified by the city engineer. 
 

4. PLANTS 
 
The checklist description is accurate. Landscaping needs will be assessed through the 
site development permit review process and any requirements will be imposed as 
conditions of permit approval.  
 



SEPA Checklist Review  
Sno-Valley Senior Housing 
SPR 22-0003 and DR 22-0004 

Page 4 of 8 

5. ANIMALS 
 
The checklist adequately addresses the issues of this section.  
 
6. ENERGY AND NATURAL RESOURCES 
 
The checklist adequately addresses the issues of this section. 
 
7. ENVIRONMENTAL HEALTH 
 
The checklist adequately addresses the issues of this section.  As required in 
Subsection 15.44.300 CMC, functioning mufflers will be required on construction 
equipment, and hours of construction will be limited to between 7:00 am to 7:00 pm, 
Monday through Saturday in order to mitigate the potential for adverse noise impacts to 
the surrounding properties. These requirements will be imposed as conditions of site 
development review permit approval. 
 
8. LAND AND SHORELINE USE 
 
The checklist descriptions are accurate with the following comments. The current City of 
Carnation zoning designation of the property is Mixed Use (MU), which is consistent with 
the Carnation Comprehensive Plan’s “Medium Intensity Commercial” land use 
designation. The proposed development would create fifteen (15) senior housing [multi-
family] residential units (apartments) consistent with the standards of the underlying 
Mixed-Use zone. Adjacent land uses consist of single family residential to the north and 
west of the property, commercial to the east, and the Sno-Valley Senior Center to the 
south. All surrounding land uses are consistent with their underlying zoning designation. 
 
City approval of the proposed Site Development Review and Design Review would ensure 
the proposed development’s compatibility with existing and projected land uses and plans. 
 
9. HOUSING 
 
The checklist description is accurate and complete. City approval of the proposed Site 
Development Review and Design Review would ensure the proposed development’s 
compatibility with the City of Carnation Design Standards and Guidelines.  
 
10. AESTHETICS 
 
The checklist description is accurate and complete. 
 
11. LIGHT AND GLARE 
 
The checklist description is accurate and complete. 
 
12. RECREATION 
 
The checklist description is accurate and complete. 
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13. HISTORICAL AND CULTURAL PRESERVATION 
 
The checklist description is substantially complete.  As with all land use permits in 
Carnation, as a permit requirement the project proponent and/or their contractors are 
required to stop work and immediately notify the City of Carnation and the Washington 
State Office of Archaeology and Historic Preservation if any historical or archaeological 
artifacts are uncovered during development. 
 
14. TRANSPORTATION 
 
The checklist description is accurate. As provided in the checklist, the project will 
displace 18 off-street parking spaces while providing 27 new off-street parking spaces, a 
net gain of 9 off-street parking spaces before considering the fifteen-unit senior housing 
building. As required in the Carnation Municipal Code [CMC 15.72.130], the off-street 
parking requirements for senior housing is one space per dwelling unit plus one 
additional space for every four units in the development. Currently, the Senior Center 
provides eighteen (18) off-street parking spaces that serve the center along with parking 
opportunities along the abutting public rights-of-way. The new fifteen (15) unit senior 
housing facility will require an additional eighteen (18) off-street parking spaces (one per 
unit plus one additional space for every four spaces). The proposed project will eliminate 
the existing eighteen (18) off-street parking spaces and provide twenty-seven (27) off-
street parking spaces, resulting in a net loss of nine (9) off-street parking spaces. It 
should be noted that there are eight (8) to nine head in parking (9) spaces in front (west) 
of the Senior Center that are in the public right-of-way of Stephens Avenue which are not 
considered in calculating off-street parking requirements.  
 
The Carnation Municipal Code [CMC 15.72.020(B)(2)] provides that the city may allow 
deviations from the parking requirements set forth in Subsection 15.72.010 (e) when it 
finds that a “…residential development is irrevocably oriented toward the elderly or other 
demographic group which, due to the driving characteristics of the group, requires fewer 
or more parking stalls than the general populace.”  
 
The submitted parking study provides numbers from similar facilities in other jurisdictions 
similar to Carnation that may support a reduction in parking requirements, however, 
those statistics do no consider growth potential that would be proportionate to their 
respective community’s future growth projections. The parking study does make a case 
for allowing some relief from the off-street parking requirements for the proposed senior 
housing. The Lead Agency must consider the impacts associated with “spill over” 
parking during peak times and special events which would result in a higher incidence of 
on-street parking; thus, displacing public parking opportunities for the city’s downtown 
district.  
 
The City of Carnation’s downtown commercial district is a pedestrian oriented district 
with limited parking in the vicinity of Tolt Avenue which is less than one block from the 
Senior Center. Given that the provisions for public parking are on the side streets that 
are parallel and perpendicular to Tolt Avenue, there is the potential for adverse impacts 
to transportation in the form of reduced public parking opportunities.  
 
The Lead Agency finds that this potential for adverse parking impacts could be mitigated 
with the provision of additional on-street parking in the immediate vicinity that would 
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compensate for any displaced parking opportunities adjacent to the project site. This 
could be done by providing up to eight (8) angled parking spaces on the west side of 
Stephens Avenue beginning one half block south of the Senior Center and ending at the 
Entwistle Street right-of-way. Currently, there are eight (8) angled parking spaces on the 
west side of Stephens Avenue beginning at the intersection with Bird Street and ending 
mid-block at the alley. This parking area is made of a gravel surface with wheel stops for 
each angled parking space, and an infiltration trench at the right-of-way edge to handle 
stormwater runoff. 
 
To mitigate the potential for adverse impacts to public parking, the proponent should 
provide up to eight (8) angled parking spaces along the west side of Stephens Avenue 
from the mid-block alley south to Entwistle Street. The parking spaces should be 
developed to the same standard as the existing eight (8) angled parking spaces 
beginning at the intersection with Bird Street. The proponent will consult with the City 
Engineer for details and specifications.  
 
15. PUBLIC SERVICES 
 
The checklist adequately addresses the issues of this section. Other than existing law 
enforcement and emergency services provided for the area, there is no foreseeable 
need for special emergency services resulting from the development of the subject 
proposal. 
 
16. UTILITIES 
 
The checklist adequately addresses the issues of this section. 
 
 

CONCLUSIONS AND SUBSTANTIVE AUTHORITY      
 
The environmental review indicates that there may be a potential for adverse 
environmental impacts from the proposal which may not be mitigated through conditions 
imposed by authority of existing City of Carnation land use regulations.  Therefore, a 
Mitigated Determination of Non-Significance should be required. 
 
This authority is pursuant to Section 14.04.160 B. CMC - Substantive authority—Specific 
provisions as follows: 

The city may attach conditions to a permit or approval for a proposal so long as:  
1. Such conditions are necessary to mitigate specific probable adverse 

environmental impacts identified in environmental documents prepared pursuant 
to this chapter; and  

2. Such conditions are in writing; and  
3. The mitigation measures included in such conditions are reasonable and capable 

of being accomplished; and  
4. The city has considered whether other local, state, or federal mitigation 

measures applied to the proposal are sufficient to mitigate the identified impacts; 
and  

5. Such conditions are based on one or more policies in subsection D of this section 
and cited in the license or other decision document.  
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Potential Significant Environmental Impacts: 
 
Based on review of the Environmental Checklist and other available material provided on 
the subject proposal, the Responsible Official for the City of Carnation has considered 
the following as potential significant adverse environmental impacts as a result of the 
subject development proposal. These impacts cannot be decisively mitigated under the 
standards in the Carnation Municipal Code and must be mitigated under the substantive 
authority of SEPA: 
 
• The potential for adverse environmental impacts to motor vehicle parking. 
 
 
Proposed Mitigation Measures: 
 
The following mitigation measures have been proposed by Development Review 
Division staff for consideration by the Responsible Official.  They are intended to 
address and mitigate to a point of non-significance the environmental impacts listed 
above. 
 
1. To mitigate the potential for adverse impacts to public parking, the proponent shall 

provide up to eight (8) angled parking spaces along the west side of Stephens 
Avenue from the mid-block alley south to Entwistle Street. The parking spaces 
should be developed to the same standard as the existing eight (8) angled parking 
spaces beginning at the intersection with Bird Street. The proponent shall consult 
with the City Engineer for details and specifications. 

 
Supporting Policies: 
 
City policies which address the aforementioned probable impacts are contained in the 
specific policies outlined in the City of Carnation SEPA Ordinance under Section 
14.04.160 D.1. a – g CMC are as follows: 
 
a. Fulfill the responsibilities of each generation as trustee of the environment for 

succeeding generations;  
b. Assure for all people of Washington safe, healthful, productive, and aesthetically and 

culturally pleasing surroundings;  
c. Attain the widest range of beneficial uses of the environment without degradation, 

risk to health or safety, or other undesirable and unintended consequences;  
d. Preserve important historic, cultural, and natural aspects of our national heritage;  
e. Maintain, wherever possible, an environment which supports diversity and variety of 

individual choices;  
f. Achieve a balance between population and resource use which will permit high 

standards of living and a wide sharing of life's amenities; and  
g. Enhance the quality of renewable resources and approach the maximum attainable 

recycling of depletable resources.   
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The City of Carnation has reviewed and considered the referenced proposal, the 
environmental checklist, agency comments, and other available material.  The 
environmental review indicates any potential adverse environmental impacts from the 
proposal would not be adequately mitigated through conditions imposed by authority of 
existing City of Carnation land use regulations. Therefore, a Mitigated Determination of 
Non-Significance will be issued for the proposal described herein. 
 
 
 
_________________________________ ___________________ 
Tim Woolett, Responsible Official   Date 
City of Carnation 

March 8, 2023



Modified State Environmental Policy Act (SEPA) WAC 197-11 

MITIGATED DETERMINATION OF NON-SIGNIFICANCE 
____________________________________________________________________________________ 

 

Description of Current Proposal: A proposal to construct a new 3-story affordable senior housing building 

consisting of 15 one-bedroom residential units with common areas, associated parking for 27 vehicles, and 

outdoor amenity spaces on 17,800 square feet of property in the Mixed Use (MU) zone. 

 

File Reference: SPR 22-0003, and DR 22-0004  

 

Proponent/Owner: Sno-Valley Senior Center. 

Project Contact: Roger Tucker, Environmental Works. 

 

Location of Current Proposal: The subject property is located adjacent to the north side of the Snoqualmie Valley 

Senior Center at the intersection of Stephens Avenue and Commercial Street in Carnation, Washington, and 

identified as Assessor’s Parcels No. 865830-2230 and 865830-2225. 

 

Lead Agency: City of Carnation 

 

The Lead Agency for this proposal has considered all timely comments received on the MDNS issued March 10, 

2023, and has chosen to issue this revised MDNS pursuant to WAC 197-11-340(2)(f).  Following review and 

consideration of clarifications to the environmental checklist the Responsible Official has chosen to issue this 

revised MDNS pursuant to WAC 197-11-340(2)(f).   

 

This Revised MDNS is issued under WAC 197-11-340(2)(f). There is no comment period on this Revised MDNS. 

 

 

Staff Contact: Tim Woolett, Project Planner (425) 333-4192 

 

Responsible Official: Tim Woolett, City Planner 

 City of Carnation 

4621 Tolt Avenue – P.O. Box 1238 

Carnation, WA 98014-1238 

 

 

Issuance Date: April 26, 2023. Signature: _______________________________ 

 Tim Woolett, City Planner/Consultant 

 

 

Written comments must be submitted to the City of Carnation, Carnation City Hall, 4621 Tolt Avenue, P.O. Box 

1238, Carnation, WA, 98014-1238.  No determination made pursuant Chapter 14.04 Carnation Municipal Code 

(SEPA) shall be administratively appealable. Any appeal of a determination made pursuant to said chapter shall be 

filed in King County Superior Court pursuant to applicable state law. Contact Carnation City Hall at the address and 

phone number listed above to read or ask about the procedures for SEPA appeals. 

 

cc: State of Washington Department of Ecology 
 Agencies with Jurisdiction 

 Proponent 
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CITY OF CARNATION 
ENVIRONMENTAL REVIEW AND THRESHOLD DETERMINATION 

______________________________________________________________________ 
 
DATE:   March 8, 2023 Modified April 26, 2023 
 
PROPOSAL: A proposal to construct a new 3-story affordable senior housing 

building consisting of 15 one-bedroom residential units with 
common areas, associated parking for 27 vehicles, and outdoor 
amenity spaces on 17,800 square feet of property in the Mixed 
Use (MU) zone. 

 
LOCATION: The subject property is located adjacent to the north side of the 

Snoqualmie Valley Senior Center at the intersection of Stephens 
Avenue and Commercial Street in Carnation, Washington, and 
identified as Assessor’s Parcels No. 865830-2230 and 865830-
2225. 

 
PROPONENT: Sno-Valley Senior Center. 
 
CONTACT: Roger Tucker, Senior Architect 
 Environmental Works  
 402 15th Avenue East  
 Seattle, WA 98112  
 206-787-1370 
 
FILE REFERENCE: SPR 22-0003 and DR 22-0004 
 
RESPONSIBLE 
OFFICIAL: Tim Woolett, City Planner/Consultant 
STAFF CONTACT: Jonnie Lan, Planner (425) 333-4192 
 
THRESHOLD 
DETERMINATION: This is a Mitigated Determination of Non-Significance (MDNS). 
 
TO: All Permit and Review Authorities 
 
ENVIRONMENTAL RECORD 
 
The environmental review consisted of analysis based on the following documents 
included in the environmental record. 
 

• Environmental Checklist dated November 10, 2022. 

• Site Development Review Application No. SPR 22-0003. 

• Design Review Application No. DR 22-0004. 

• Geotechnical Engineering Evaluation-Revised; prepared by Nelson Geotechnical 
Associates, Inc., November 14, 2022. 

• Drainage Report, Sno-Valley Senior Housing; prepared by CM Design Group, 
November 2022. 
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• Sno-Valley Senior Center Parking Assessment; prepared by Heath and Associates, 
Inc., Revised November 2022. 

 
The following documents are included in the environmental record by reference. 
 

• City of Carnation Comprehensive Plan  

• City of Carnation Municipal Code - Title 15 CMC 

• City of Carnation SEPA Ordinance – Chapter 15.04 CMC 

• City of Carnation Design Standards and Guidelines, 2018. 
 
Unless otherwise noted, the above information is available at City Hall, (425) 333-4192, 
and may be accessed under Development Projects at the City of Carnation website by 
visiting Departments/Planning/Development Projects. 
 

STAFF AMENDMENTS TO THE ENVIRONMENTAL CHECKLIST 
 
THE FOLLOWING SECTIONS CORRESPOND WITH RELATED CATEGORIES OF THE 

ENVIRONMENTAL CHECKLIST SUBMITTED FOR THE PROPOSAL, AND CLARIFY, AMEND, OR ADD 

TO THAT DOCUMENT. 
_____________________________________________________________________ 
 
I. PROPOSAL DESCRIPTION:  
 
The checklist description is thorough and accurate.   
 
II. PERMITS/APPROVALS REQUIRED: 
 

• Site Development Review 

• Design Review 

• Certificate of Sewer Availability  

• Certificate of Water Availability  

• Public Utility Extension  

• Right-of-Way Permit  

• Clearing, Filling and Grading Permit 

• Drainage Permit  

• Side Sewer Permit 

• Building Permits  
 
III. ENVIRONMENTAL ELEMENTS (CHECKLIST PART B) 
 
1. EARTH 
 
The Checklist description is accurate.  Any potential for adverse environmental impacts 
due to clearing, grading, or filling can be mitigated through the City of Carnation’s 
clearing and grading requirements applied through the clearing and grading permit 
approval process. As part of the site development review and design review permit 
application requirements, a geotechnical report has been submitted that includes 
conclusions and recommendations that will be imposed as conditions for clearing and 
grading permit approval unless otherwise modified by the City Engineer.  
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Based on the submitted geotechnical report, the potential for adverse environmental 
impacts to “earth” can be adequately mitigated through application of the 
recommendation set forth in the Geotechnical Report prepared by Nelson Geotechnical 
Associates, Inc.  As provided in the checklist, any anticipated impacts due to erosion can 
be mitigated through the City of Carnation’s requirement for a Stormwater Pollution 
Prevention Plan (SWPPP) and Temporary Erosion and Sedimentation Plan meeting the 
requirements of the Department of Ecology (DOE) Stormwater Management Manual for 
Western Washington, 2012, updated 2014. 
 
2. AIR 
 
In addition to the checklist description, there is always the potential for adverse 
environmental impacts due to dust emissions during construction. To mitigate this 
potential, the project proponent and/or their contractor shall control dust emissions 
during construction with watering or an equally effective non-chemical method that has 
been approved by the City of Carnation. Watering is the most used alternative, due to its 
low cost of implementation and excellent results. Water should be applied at least three 
times a day or more, depending on the atmospheric conditions. Watering should be 
done in a manner that does not cause erosion problems. This is typically accomplished 
using a mobile water tanker driven on site spraying water over the affected areas 
preventing dust from becoming airborne.  
 
To control dust emissions throughout construction, during dry periods the proponent 
shall employ the use of watering all dust generating surfaces a minimum of three times 
daily or more as needed during construction phase of the project. Alternative non-
chemical methods would be considered for approval by the City of Carnation. This 
requirement will be imposed as a condition of site development review permit and design 
review permit approval. 
 
3. WATER 
 

a. Surface Water: The checklist adequately addresses the issues of this section.   
 

b. Ground Water: The checklist description is complete and accurate. Other than 
stormwater there will be no discharge into the ground.  
 

c. Water Runoff: The checklist description is complete and accurate. City of 
Carnation standards require that all proposals treat and/or infiltrate stormwater 
runoff on site consistent with the DOE Stormwater Management Manual for 
Western Washington. Project development will be required to follow the 
recommendations and conditions of the drainage report unless otherwise 
modified by the city engineer. 
 

4. PLANTS 
 
The checklist description is accurate. Landscaping needs will be assessed through the 
site development permit review process and any requirements will be imposed as 
conditions of permit approval.  
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5. ANIMALS 
 
The checklist adequately addresses the issues of this section.  
 
6. ENERGY AND NATURAL RESOURCES 
 
The checklist adequately addresses the issues of this section. 
 
7. ENVIRONMENTAL HEALTH 
 
The checklist adequately addresses the issues of this section.  As required in 
Subsection 15.44.300 CMC, functioning mufflers will be required on construction 
equipment, and hours of construction will be limited to between 7:00 am to 7:00 pm, 
Monday through Saturday in order to mitigate the potential for adverse noise impacts to 
the surrounding properties. These requirements will be imposed as conditions of site 
development review permit approval. 
 
8. LAND AND SHORELINE USE 
 
The checklist descriptions are accurate with the following comments. The current City of 
Carnation zoning designation of the property is Mixed Use (MU), which is consistent with 
the Carnation Comprehensive Plan’s “Medium Intensity Commercial” land use 
designation. The proposed development would create fifteen (15) senior housing [multi-
family] residential units (apartments) consistent with the standards of the underlying 
Mixed-Use zone. Adjacent land uses consist of single family residential to the north and 
west of the property, commercial to the east, and the Sno-Valley Senior Center to the 
south. All surrounding land uses are consistent with their underlying zoning designation. 
 
City approval of the proposed Site Development Review and Design Review would ensure 
the proposed development’s compatibility with existing and projected land uses and plans. 
 
9. HOUSING 
 
The checklist description is accurate and complete. City approval of the proposed Site 
Development Review and Design Review would ensure the proposed development’s 
compatibility with the City of Carnation Design Standards and Guidelines.  
 
10. AESTHETICS 
 
The checklist description is accurate and complete. 
 
11. LIGHT AND GLARE 
 
The checklist description is accurate and complete. 
 
12. RECREATION 
 
The checklist description is accurate and complete. 
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13. HISTORICAL AND CULTURAL PRESERVATION 
 
The checklist description is substantially complete.  As with all land use permits in 
Carnation, as a permit requirement the project proponent and/or their contractors are 
required to stop work and immediately notify the City of Carnation and the Washington 
State Office of Archaeology and Historic Preservation if any historical or archaeological 
artifacts are uncovered during development. 
 
14. TRANSPORTATION 
 
The checklist description is accurate. As provided in the checklist, the project will 
displace 18 off-street parking spaces while providing 27 new off-street parking spaces, a 
net gain of 9 off-street parking spaces before considering the fifteen-unit senior 
affordable housing building. As required in the Carnation Municipal Code [CMC 
15.72.130], the off-street parking requirements for senior housing is one space per 
dwelling unit plus one additional space for every four units in the development. However, 
this project is submitted as an “affordable” senior housing development and may be 
considered under the standards of CMC 15.50, Affordable Housing. Subsection 
15.05.060 B. CMC provides that “projects comprised entirely of affordable senior 
housing shall provide 1.0 parking space(s) per dwelling unit. All other projects shall 
conform to the parking requirements specified in Chapter 15.72 CMC.” Currently, the 
Senior Center provides eighteen (18) off-street parking spaces that serve the center 
along with parking opportunities along the abutting public rights-of-way. The new fifteen 
(15) unit senior housing facility will require an additional eighteen fifteen (1815) off-street 
parking spaces (one per unit plus one additional space for every four spaces). The 
proposed project will eliminate the existing eighteen (18) off-street parking spaces and 
provide twenty-seven (27) off-street parking spaces, fifteen of which are dedicated to the 
proposed senior housing units, resulting in a net loss of nine (9) off-street parking 
spaces. It should be noted that there are eight (8) to nine head in parking (9) spaces in 
front (west) of the Senior Center that are in the public right-of-way of Stephens Avenue 
which are not considered in calculating off-street parking requirements.  
 
The Carnation Municipal Code [CMC 15.72.020(B)(2)] provides that the city may allow 
deviations from the parking requirements set forth in Subsection 15.72.010 (e) when it 
finds that a “…residential development is irrevocably oriented toward the elderly or other 
demographic group which, due to the driving characteristics of the group, requires fewer 
or more parking stalls than the general populace.”  
 
The submitted parking study provides numbers from similar facilities in other jurisdictions 
similar to Carnation that may support a reduction in parking requirements, however, 
those statistics do no consider growth potential that would be proportionate to their 
respective community’s future growth projections. The parking study does make a case 
for allowing some relief from the off-street parking requirements for the proposed senior 
housing. The Lead Agency must consider the impacts associated with “spill over” 
parking during peak times and special events which would result in a higher incidence of 
on-street parking; thus, displacing public parking opportunities for the city’s downtown 
district.  
 
The City of Carnation’s downtown commercial district is a pedestrian oriented district 
with limited parking in the vicinity of Tolt Avenue which is less than one block from the 
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Senior Center. Given that the provisions for public parking are on the side streets that 
are parallel and perpendicular to Tolt Avenue, there is the potential for adverse impacts 
to transportation in the form of reduced public parking opportunities.  
 
The Lead Agency finds that this potential for adverse parking impacts could be mitigated 
with the provision of additional on-street parking in the immediate vicinity that would 
compensate for any displaced parking opportunities adjacent to the project site. This 
could be done by providing up to eight five (85) angled parking spaces on the west side 
of Stephens Avenue beginning one half block south of the Senior Center and ending at 
the Entwistle Street right-of-way. Currently, there are eight (8) angled parking spaces on 
the west side of Stephens Avenue beginning at the intersection with Bird Street and 
ending mid-block at the alley. This parking area is made of a gravel surface with wheel 
stops for each angled parking space, and an infiltration trench at the right-of-way edge to 
handle stormwater runoff. 
 
To mitigate the potential for adverse impacts to public parking, the proponent should 
provide up to eight five (58) angled parking spaces along the west side of Stephens 
Avenue from the mid-block alley south to Entwistle Street. The parking spaces should be 
developed to the same standard as the existing eight (8) angled parking spaces 
beginning at the intersection with Bird Street. The proponent will consult with the City 
Engineer for details and specifications.  
 
15. PUBLIC SERVICES 
 
The checklist adequately addresses the issues of this section. Other than existing law 
enforcement and emergency services provided for the area, there is no foreseeable 
need for special emergency services resulting from the development of the subject 
proposal. 
 
16. UTILITIES 
 
The checklist adequately addresses the issues of this section. 
 

 
CONCLUSIONS AND SUBSTANTIVE AUTHORITY      

 
The environmental review indicates that there may be a potential for adverse 
environmental impacts from the proposal which may not be mitigated through conditions 
imposed by authority of existing City of Carnation land use regulations.  Therefore, a 
Mitigated Determination of Non-Significance should be required. 
 
This authority is pursuant to Section 14.04.160 B. CMC - Substantive authority—Specific 
provisions as follows: 

The city may attach conditions to a permit or approval for a proposal so long as:  
1. Such conditions are necessary to mitigate specific probable adverse 

environmental impacts identified in environmental documents prepared pursuant 
to this chapter; and  

2. Such conditions are in writing; and  
3. The mitigation measures included in such conditions are reasonable and capable 

of being accomplished; and  
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4. The city has considered whether other local, state, or federal mitigation 
measures applied to the proposal are sufficient to mitigate the identified impacts; 
and  

5. Such conditions are based on one or more policies in subsection D of this section 
and cited in the license or other decision document.  

  
Potential Significant Environmental Impacts: 
 
Based on review of the Environmental Checklist and other available material provided on 
the subject proposal, the Responsible Official for the City of Carnation has considered 
the following as potential significant adverse environmental impacts as a result of the 
subject development proposal. These impacts cannot be decisively mitigated under the 
standards in the Carnation Municipal Code and must be mitigated under the substantive 
authority of SEPA: 
 

• The potential for adverse environmental impacts to motor vehicle parking. 
 
 
Proposed Mitigation Measures: 
 
The following mitigation measures have been proposed by Development Review 
Division staff for consideration by the Responsible Official.  They are intended to 
address and mitigate to a point of non-significance the environmental impacts listed 
above. 
 
1. To mitigate the potential for adverse impacts to public parking, the proponent shall 

provide up to eightfive (85) angled parking spaces along the west side of Stephens 
Avenue from the mid-block alley south to Entwistle Street. The parking spaces 
should be developed to the same standard as the existing eight (8) angled parking 
spaces beginning at the intersection with Bird Street. The proponent shall consult 
with the City Engineer for details and specifications. 

 
Supporting Policies: 
 
City policies which address the aforementioned probable impacts are contained in the 
specific policies outlined in the City of Carnation SEPA Ordinance under Section 
14.04.160 D.1. a – g CMC are as follows: 
 
a. Fulfill the responsibilities of each generation as trustee of the environment for 

succeeding generations;  
b. Assure for all people of Washington safe, healthful, productive, and aesthetically and 

culturally pleasing surroundings;  
c. Attain the widest range of beneficial uses of the environment without degradation, 

risk to health or safety, or other undesirable and unintended consequences;  
d. Preserve important historic, cultural, and natural aspects of our national heritage;  
e. Maintain, wherever possible, an environment which supports diversity and variety of 

individual choices;  
f. Achieve a balance between population and resource use which will permit high 

standards of living and a wide sharing of life's amenities; and  
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g. Enhance the quality of renewable resources and approach the maximum attainable 
recycling of depletable resources.   

 

 
The City of Carnation has reviewed and considered the referenced proposal, the 
environmental checklist, agency comments, and other available material.  The 
environmental review indicates any potential adverse environmental impacts from the 
proposal would not be adequately mitigated through conditions imposed by authority of 
existing City of Carnation land use regulations. Therefore, a Mitigated Determination of 
Non-Significance will be issued for the proposal described herein. 
 
 
 
_________________________________ April 26, 2023________ 
Tim Woolett, Responsible Official   Date 

City of Carnation 
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SEPA ENVIRONMENTAL CHECKLIST 
 
 
Purpose of checklist: 
 
Governmental agencies use this checklist to help determine whether the environmental impacts of your proposal are 
significant. This information is also helpful to determine if available avoidance, minimization or compensatory 
mitigation measures will address the probable significant impacts or if an environmental impact statement will be 
prepared to further analyze the proposal. 
 
 
Instructions for applicants: [help] 
 
This environmental checklist asks you to describe some basic information about your proposal. Please answer each 
question accurately and carefully, to the best of your knowledge.  You may need to consult with an agency specialist 
or private consultant for some questions.  You may use “not applicable” or "does not apply" only when you can 
explain why it does not apply and not when the answer is unknown.  You may also attach or incorporate by 
reference additional studies reports.  Complete and accurate answers to these questions often avoid delays with the 
SEPA process as well as later in the decision-making process. 
 

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of time or on 
different parcels of land.  Attach any additional information that will help describe your proposal or its 
environmental effects.  The agency to which you submit this checklist may ask you to explain your answers or 
provide additional information reasonably related to determining if there may be significant adverse impact. 
 
Instructions for Lead Agencies: 
Additional information may be necessary to evaluate the existing environment, all interrelated aspects of the 
proposal and an analysis of adverse impacts.  The checklist is considered the first but not necessarily the only source 
of information needed to make an adequate threshold determination.  Once a threshold determination is made, the 
lead agency is responsible for the completeness and accuracy of the checklist and other supporting documents. 
 
Use of checklist for nonproject proposals: [help] 
 
For nonproject proposals (such as ordinances, regulations, plans and programs), complete the applicable 
parts of sections A and B plus the SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS (part D).  Please 
completely answer all questions that apply and note that the words "project," "applicant," and "property or 
site" should be read as "proposal," "proponent," and "affected geographic area," respectively. The lead 
agency may exclude (for non-projects) questions in Part B - Environmental Elements –that do not 
contribute meaningfully to the analysis of the proposal. 
 
A.  BACKGROUND [help]  
 
1.   Name of proposed project, if applicable: [help] Sno-Valley Senior Housing 
 
2.   Name of applicant: [help]  Environmental Works, Architect 
 
3.   Address and phone number of applicant and contact person: [help] 
 Roger Tucker 

Senior Architect 
Environmental Works 
402 15th Avenue East 
Seattle, WA 98112 
206-787-1370 
 

4.   Date checklist prepared: [help]  November 10, 2022 

http://www.ecy.wa.gov/programs/sea/sepa/e-review.html
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=471
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=687
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=552
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=553
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=554
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=555
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=556
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5.   Agency requesting checklist: [help]  City of Carnation 
 
6.   Proposed timing or schedule (including phasing, if applicable): [help] 
 Construction is estimated to start in late spring 2023 and completed in spring 2024.  The project is not 

phased. 
 

7.   Do you have any plans for future additions, expansion, or further activity related to or connected with 
this proposal?  If yes, explain. [help] 

 None. 
 
8.   List any environmental information you know about that has been prepared, or will be prepared, 

directly related to this proposal. [help] 
 Phase I Environmental Site Assessment was completed on 7/20/2021 by Adapt Consulting.   
 
9.   Do you know whether applications are pending for governmental approvals of other proposals directly 

affecting the property covered by your proposal?  If yes, explain. [help] 
 None.  

 
10. List any government approvals or permits that will be needed for your proposal, if known. [help] 
 The project will apply for a Construction permit, a Site Development Permit, Design Review permit, as 

well as various related permits for elements of construction such as grading, electrical, mechanical, 
etc. The project will be seeking a parking reduction waiver and permission for shared parking with the 
adjacent Senior Center. 

 
11. Give brief, complete description of your proposal, including the proposed uses and the size of the 

project and site.  There are several questions later in this checklist that ask you to describe certain 
aspects of your proposal.  You do not need to repeat those answers on this page.  (Lead agencies 
may modify this form to include additional specific information on project description.) [help] 

 The project is a three-story building with 15 one-bedroom units that are each approximately 500 
sq.ft. The project also provides common outdoor space, offices, sitting room, and laundry rooms on 
each floor. The total building’s heated area is approximately 13,000 s.f. with approximately 1,040 
s.f. of covered porches and the site area is 18,109.88.00 s.f.  
 

12. Location of the proposal.  Give sufficient information for a person to understand the precise location of 
your proposed project, including a street address, if any, and section, township, and range, if known.  
If a proposal would occur over a range of area, provide the range or boundaries of the site(s).  
Provide a legal description, site plan, vicinity map, and topographic map, if reasonably available.  
While you should submit any plans required by the agency, you are not required to duplicate maps or 
detailed plans submitted with any permit applications related to this checklist. [help] 

 The site has parcels of land 18,109.88 square feet in size total located at 31845 West Commercial 
Street, Carnation, WA.: 
 
Legal Description: 
Lots 10 through 16, inclusive, Block 17, Tolt Townsite Company Plat of Tolt, according to the Plat 
thereof recorded in Volume 20 of Plats, Page 43, in King County, Washington  
 

  
  

http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=557
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=558
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=559
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=560
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=561
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=562
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=563
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=564
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B.  ENVIRONMENTAL ELEMENTS [help] 
 
1.  Earth 
a.   General description of the site [help]  

☒ Flat  ☐ Rolling  ☐ Hilly  ☐ Steep Slopes  ☐ Mountainous 
☐ Other   

 
b.   What is the steepest slope on the site (approximate percent slope)? [help] 

The site is relatively flat----at approximately 2%-3% slope. There are some areas at 
the edges of the site at 6%-10%. 

 
c.   What general types of soils are found on the site (for example, clay, sand, gravel, peat, 

muck)?  If   you know the classification of agricultural soils, specify them and note any 
agricultural land of long-term commercial significance and whether the proposal results in 
removing any of these soils. [help] 
Nelson Geotechnical Associates completed a geotechnical report dated 9/13/2022.  The site is an 
infill urban site that has been previously developed, it is not agricultural land. A summary of the soils 
report finding is: 
 
“At the surface of each boring we encountered approximately 2- to 3.5-feet of light brown to dark 
brown, silty sand to sand with varying amounts of gravel and organics, which we interpreted as 
undocumented fill and/or topsoil. Underlying the fill soils we encountered light brown, silty fine sand 
to sandy silt in a very loose to loose condition, which we interpreted as fine-grained alluvial soils. 
Each boring terminated within medium dense or better, gravelly fine to coarse sand deposits at 
approximate depths of 14- to 20-feet below the existing ground surface.” 
 

d.   Are there surface indications or history of unstable soils in the immediate vicinity?  If so,  
describe. [help] 
No. 

 
e.   Describe the purpose, type, total area, and approximate quantities and total affected area of 

any filling, excavation, and grading proposed. Indicate source of fill. [help] 
The total affected area to be graded is approximately 20,000 s.f. Parking areas cover 
approximately 6,800 s.f. and will be excavated 3 feet below finished grade (755 cy) and 
replaced with free draining fill. Topsoil will be striped in the building areas (6,000 s.f.) and 
the area will be excavated roughly 1 foot (23 cy) to allow placement of the structural fill. 
 
Source of structural fill and location to deposit excavated non-structural soils are not 
determined at this time. 

 
f.   Could erosion occur as a result of clearing, construction, or use?  If so, generally describe. [help] 

During construction, the contractor will install and maintain erosion and sediment control BMP's as 

needed to control erosion.  After construction, the site will be stabilized by permanent stormwater 

management facilities and landscaped areas. 

 
g.   About what percent of the site will be covered with impervious surfaces after project  

construction (for example, asphalt or buildings)? [help] 
  Approximately 74% of this urban site will be covered with impervious surfaces (building, parking, 

walkways). 

 

http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=580
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=583
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=584
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=585
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=587
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=588
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=589
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=590
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h.   Proposed measures to reduce or control erosion, or other impacts to the earth, if any: [help] 

Stormwater runoff will be collected from the building roof and pavement surfaces and collected in an 

on-site underground infiltration area. The infiltration system will be a series of trench drains under 

paved areas.  

 
2. Air 
a.   What types of emissions to the air would result from the proposal during construction, 

operation, and maintenance when the project is completed? If any, generally describe and 
give approximate quantities if known. [help] 
No emissions are expected during operations.  Diesel emissions may occur during construction due to 
the use of construction equipment and earth moving. 
 

b.   Are there any off-site sources of emissions or odor that may affect your proposal?  If so,  
generally describe. [help] 
None known. 
 

c.   Proposed measures to reduce or control emissions or other impacts to air, if any: [help] 
 There are no known air impacts by this project.  
 
3.  Water 
a.  Surface Water: [help] 
 

1) Is there any surface water body on or in the immediate vicinity of the site (including 
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)?  If yes, describe 
type and provide names.  If appropriate, state what stream or river it flows into. [help] 
The Snoqualmie River is approximately .5 miles west of the site and the Tolt River is 
approximately 1 mile south of the site. 

 
2)  Will the project require any work over, in, or adjacent to (within 200 feet) the described 

waters?  If yes, please describe and attach available plans. [help] 
No. 

 
3)  Estimate the amount of fill and dredge material that would be placed in or removed 

from surface water or wetlands and indicate the area of the site that would be affected.  
Indicate the source of fill material. [help] 
None. 
 

4)  Will the proposal require surface water withdrawals or diversions?  Give general  
description, purpose, and approximate quantities if known. [help] 
None. 
 

5)  Does the proposal lie within a 100-year floodplain?  If so, note location on the site plan. 
[help] 
No. It is in a 500-year floodplain. 

 
6)  Does the proposal involve any discharges of waste materials to surface waters?  If so,  

describe the type of waste and anticipated volume of discharge. [help] 
No. 

 
 
 

http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=591
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=593
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=594
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=595
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=597
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=598
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=599
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=600
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=601
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=602
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=603
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b.  Ground Water:  
 

1)  Will groundwater be withdrawn from a well for drinking water or other purposes? If so, give 
a general description of the well, proposed uses and approximate quantities withdrawn 
from the well. Will water be discharged to groundwater? Give general description, 
purpose, and approximate quantities if known. [help] 
The project will be served by the City of Carnation municipal water service. 
 

2)  Describe waste material that will be discharged into the ground from septic tanks or  
other sources, if any (for example:  Domestic sewage; industrial, containing the 
following chemicals. . . ; agricultural; etc.).  Describe the general size of the system, the 
number of such systems, the number of houses to be served (if applicable), or the number 
of animals or humans the system(s) are expected to serve. [help] 

 None. 
  

c.  Water runoff (including stormwater): 
 
1)   Describe the source of runoff (including storm water) and method of collection 

and disposal, if any (include quantities, if known).  Where will this water flow?   
Will this water flow into other waters?  If so, describe. [help] 
Runoff from the building roofs and paved areas will be collected onsite.  Runoff from the alleys 
and runoff from the site will be infiltrated into the soils. Runoff from paved areas will be treated 
prior to entering the infiltration system.   
 

2)  Could waste materials enter ground or surface waters?  If so, generally describe. [help] 
No. 
 

3)  Does the proposal alter or otherwise affect drainage patterns in the vicinity of the site? If 
so, describe. 

 No. 
 
d.  Proposed measures to reduce or control surface, ground, and runoff water, and drainage pattern 

impacts, if any: 
Surface runoff water will be infiltrated on-site and treated as required by local regulations. 
Stormwater treatment cartridges are used for water quality treatment of stormwater from paved 
areas. No impact is expected. 

 
4.  Plants [help] 
 
a. Check the types of vegetation found on the site: [help] 
 

☒ deciduous tree:  sweetgum, poplar, big leaf maple, ornamental plum, other 
☐ evergreen tree:  fir, cedar, pine, other 
☐ shrubs 
☒ grass 
☐ pasture 
☐ crop or grain 
☐ orchards, vineyards or other permanent crops. 
☐ wet soil plants:  cattail, buttercup, bullrush, skunk cabbage, other 
☐ water plants:  water lily, eelgrass, milfoil, other 
☐ other types of vegetation 
 

http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=609
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=610
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=613
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=614
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=617
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=618
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b.   What kind and amount of vegetation will be removed or altered? [help] 

The site is covered by a parking area, three sheds and grass. There are four trees on site and along 
the perimeter. Two of the trees are not in good condition. Two trees will be removed because of the 
footprint of building and the required parking spaces. 

 
c.   List threatened and endangered species known to be on or near the site. [help] 

None known. 
 
d.   Proposed landscaping, use of native plants, or other measures to preserve or enhance 

vegetation on the site, if any: [help] 
The landscape plan will be submitted to the city as part of the design review process. The project will 
use appropriate vegetation as approved by the City of Carnation.  The plant palette will consist of 
native and adaptive plants, which will be selected to match the microclimate, drought tolerance, and 
to be responsive to the community of residents.  Some areas within the private outdoor space will be 
available for gardening. 
 

e.   List all noxious weeds and invasive species known to be on or near the site. 
None known. 

 
5.  Animals 
 
a.   List any birds and other animals which have been observed on or near the site or are known 

to be on or near the site. Examples include: [help] 
 birds:  hawk, heron, eagle, songbirds, other:         
 mammals:  deer, bear, elk, beaver, other:         
 fish:  bass, salmon, trout, herring, shellfish, other ________ 
 Deer and songbirds are known to be near/through the area        
 
b.  List any threatened and endangered species known to be on or near the site. [help] 

  None. 
 
c.  Is the site part of a migration route?  If so, explain. [help] 

  Not known. 
 

d.  Proposed measures to preserve or enhance wildlife, if any: [help] 
  None planned. 
  

e.  List any invasive animal species known to be on or near the site. 
  None known 

 
6.  Energy and natural resources 
 
a.   What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet 

the completed project's energy needs?  Describe whether it will be used for heating,  
manufacturing, etc. [help] 
The project plans on only using electricity and will not have natural gas or other fuel sources installed.  
The project will be designed to be ‘solar ready’ to make it easy to retrofit solar panels at the site.  

  

http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=619
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=620
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=621
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=623
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=624
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=625
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=626
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=628


  May 2014 

7 

 
b.   Would your project affect the potential use of solar energy by adjacent properties?  

If so, generally describe. [help] 
No. The project is only 3 stories at its tallest and immediately to the north of the site is West 
Commercial Street. The street right of way will ensure that this property does not adversely affect the 
solar potential of properties to the north. The project also has public rights of way on the east and 
west ensuring solar access for properties to the east and west.  

 
c.   What kinds of energy conservation features are included in the plans of this proposal? 

List other proposed measures to reduce or control energy impacts, if any: [help] 
The project will meet or exceed the Washington State Energy Code and the Evergreen Sustainable 

Development Standard, a ‘green’ building standard. Electric ductless heat pumps are proposed for 

heating and each unit will be exhausted with an energy recovery ventilation system. 

 
7.  Environmental health 
a.   Are there any environmental health hazards, including exposure to toxic chemicals, risk 

of fire and explosion, spill, or hazardous waste, that could occur as a result of this proposal?  
If so, describe. [help] 

 No. 
 
 

1) Describe any known or possible contamination at the site from present or past uses. 
A Phase 1 report was prepared for the site. An existing building identified in the report was 
removed and cleaned up after the Phase 1 report was completed. The Phase 1 report identifies 
evidence of an above ground oil tank – that is no longer present. It is possible that soils in that 
area may have been contaminated. Any contaminated soils will be mitigated according to WA 
state and local regulations. 

 
2) Describe existing hazardous chemicals/conditions that might affect project development and 

design. This includes underground hazardous liquid and gas transmission pipelines located within 
the project area and in the vicinity. 
None known. 

 
3) Describe any toxic or hazardous chemicals that might be stored, used, or produced during the 

project's development or construction, or at any time during the operating life of the project. 
None anticipated. 
 

4) Describe special emergency services that might be required. 
Senior housing emergency plan  
 

5) Proposed measures to reduce or control environmental health hazards, if any: 
The project does not generate any hazardous material, and will use low/no VOC materials, solid 
surface floors, and other techniques to minimize air pollution for the residents. 

b.  Noise 
 

1)  What types of noise exist in the area which may affect your project (for example: 
traffic, equipment, operation, other)? [help] 
The site is in a semi-urban location and has noise from nearby lightly trafficked streets, including 
West Commercial Street to the north and Stephens Avenue to the west. Tolt Avenue which runs 
through downtown, is a block east of the site. It is a more trafficked street but is separated from 
the site by buildings.  
 

http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=629
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=630
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=632
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=635
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2)  What types and levels of noise would be created by or associated with the project on a  
short-term or a long-term basis (for example:  traffic, construction, operation, other)? Indi- 
cate what hours noise would come from the site. [help] 
The operations of the property should be relatively quiet. There is an outdoor garden area.  
Construction will have noise impacts which will be moderated by city mandated construction 
schedules. 
 

3)  Proposed measures to reduce or control noise impacts, if any: [help] 
Communication plan with neighbors about noise impacts and transparent work hours of 

construction activities. 

 
8.  Land and shoreline use 
 
a.  What is the current use of the site and adjacent properties? Will the proposal affect current 

land uses on nearby or adjacent properties? If so, describe. [help] 
The site are two parcels developed with asphalted parking area on the western portion of 
the site and landscape area to the east.  There are public right of ways on all four sides of 
the site. Across these rights of ways are the following uses: 
East: parking and commercial buildings; South: senior center (sponsor of this project); West: 
single family homes; North: apartment buildings. 
  

b.  Has the project site been used as working farmlands or working forest lands? If so, describe. 
How much agricultural or forest land of long-term commercial significance will be converted to 
other uses as a result of the proposal, if any? If resource lands have not been designated, 
how many acres in farmland or forest land tax status will be converted to nonfarm or nonforest 
use? [help] 

  No. The Phase 1 report identifies past uses as single-family homes since 1914 as well as a small 
office building. None of these uses are remaining. 

 
1)  Will the proposal affect or be affected by surrounding working farm or forest land normal business 

operations, such as oversize equipment access, the application of pesticides, tilling, and 
harvesting? If so, how: 
No. 

 
c.   Describe any structures on the site. [help] 

There are three, one story, wood framed sheds. Each approximately 100 s.f. or less. 
 

d.   Will any structures be demolished?  If so, what? [help] 
Yes. The existing improvements will be demolished. 
 

e.   What is the current zoning classification of the site? [help] 
The site is located within a MU, Mixed Use zone. 
 

f.   What is the current comprehensive plan designation of the site? [help] 
Medium Intensity Commercial  
 

g.   If applicable, what is the current shoreline master program designation of the site? [help] 
 n/a 
 
h.   Has any part of the site been classified as a critical area by the city or county?  If so, specify. 

[help] 
 No. 

http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=636
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=637
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=639
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=640
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=641
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=642
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=643
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=644
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=645
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=646
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i.   Approximately how many people would reside or work in the completed project? [help] 
 15-19 residents in the senior housing 

1.5 staff for senior housing  
 

j.   Approximately how many people would the completed project displace? [help] 
 None. 
 
k.   Proposed measures to avoid or reduce displacement impacts, if any: [help]  
 N/A 
 
L.  Proposed measures to ensure the proposal is compatible with existing and projected land  

uses and plans, if any: [help] 
 The project will be reviewed through the City’s site development and design review processes and will 

be designed to ensure compatibility with the City of Carnation’s character and design guidelines. 
 
m.  Proposed measures to ensure the proposal is compatible with nearby agricultural and forest lands of 

long-term commercial significance, if any: 
N/A 

 
9.  Housing 
a.   Approximately how many units would be provided, if any?  Indicate whether high, middle, or low-

income housing. [help] 
15 one-bedroom apartments for low-income seniors. Eight of the units will serve 30% AMI, and the 
remaining are set aside for 50% AMI households.   
 

b.  Approximately how many units, if any, would be eliminated? Indicate whether high, 
middle, or low-income housing. [help] 
None. 
 

c.   Proposed measures to reduce or control housing impacts, if any: [help] 
There will be no negative housing impact, as the project is adding affordable housing to the city. 
 

10.  Aesthetics 
 
a.   What is the tallest height of any proposed structure(s), not including antennas; what is 

the principal exterior building material(s) proposed? [help] 
 The project will be 3 stories, approximately 41 feet from the ground to the top of the roof ridge. The 

principal exterior building materials are painted fiber cement siding, vinyl windows, painted wood trim 
and asphalt shingles. 

 
b.   What views in the immediate vicinity would be altered or obstructed? [help] 
 The project does not represent significant view obstructions from any direction. 
 
c.   Proposed measures to reduce or control aesthetic impacts, if any: [help] 

Building design is drawn from the City design guidelines and neighboring properties. Specifically, it is 

designed to relate to the adjacent Senior Center building and create a campus feeling. There is a one-

story wrap around porch on the west side to scale down the building to the single-family neighbors to 

the west. 
  

http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=647
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=648
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=649
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=650
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=652
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=653
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=654
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=656
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=657
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=658
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11.  Light and glare 
 
a.   What type of light or glare will the proposal produce?  What time of day would it mainly 

occur? [help] 
 The project’s south and west facing street façades do not have mirrored glazing to minimize impacts 

of glare to surrounding properties during mid-day and late afternoon sun periods. Exterior lighting will 
be shielded and downward facing minimizing light spillage from the property. 

 
b.   Could light or glare from the finished project be a safety hazard or interfere with views? [help] 
 No 
 
c.   What existing off-site sources of light or glare may affect your proposal? [help] 
 There is a public streetlight to the north in the West Commercial Street right of way. 
 
d.   Proposed measures to reduce or control light and glare impacts, if any:  

The exterior of the building will not be reflective, and any exterior lighting will be aimed downward with 
appropriate screening. 
 

12.  Recreation 
 
a.   What designated and informal recreational opportunities areas in the immediate vicinity? [help] 
 The project is located near Tolt MacDonald Park and campground. 
 
b.   Would the proposed project displace any existing recreational uses?  If so, describe. [help] 
 No 
 
c.   Proposed measures to reduce or control impacts on recreation, including recreation 

opportunities to be provided by the project or applicant, if any: [help] 
The project is not displacing any recreational facilities. The project will provide interior and exterior 

common area spaces on-site for the residents.  

 
13.  Historic and cultural preservation 
 
a.   Are there any buildings, structures, or sites, located on or near the site that are over 45 years 

old listed in or eligible for listing in national, state, or local preservation registers located on or 
near the site? If so, specifically describe. [help] 

 The project will not displace any historic structures. 
 
b.   Are there any landmarks, features, or other evidence of Indian or historic use or occupation? 

This may include human burials or old cemeteries. Are there any material evidence, artifacts, 
or areas of cultural importance on or near the site? Please list any professional studies 
conducted at the site to identify such resources. [help] 

 A cultural assessment of the site was performed by ASM Affiliates in September 2022. No significant 
cultural resources were identified during the assessment. 

 
c.   Describe the methods used to assess the potential impacts to cultural and historic resources on or 

near the project site. Examples include consultation with tribes and the department of archeology and 
historic preservation, archaeological surveys, historic maps, GIS data, etc. [help] 

 The cultural assessment of the site performed by ASM Affiliates included historical research and on-
site shovel probes at five locations. 

 

http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=660
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=661
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=662
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=665
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=666
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=667
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=669
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=670
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=671
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d.  Proposed measures to avoid, minimize, or compensate for loss, changes to, and disturbance to 
resources. Please include plans for the above and any permits that may be required. 

 No losses are planned. ASM Affiliates recommends archaeological monitoring of any excavation 
exceeding two feet for the western one-third of the project area (under the existing parking lot). 
Recommendations also include that ground disturbance deeper than 24-inches in the southeast 
corner of the project area should be proceeded by an archaeological investigation. Excavations 
exceeding this depth are not planned for the southeast corner of the site.    

 
14.  Transportation 
a.   Identify public streets and highways serving the site or affected geographic area and describe 

proposed access to the existing street system.  Show on site plans, if any. [help] 
 The project site abuts city right-of-way on all sides of the site. To the north is West Commercial 

Street, to the east and south are public alleys and the west is Stephens Avenue.  Pedestrian access 
to the housing will be from the main building entry on Stephens Avenue (also visible from West 
Commercial Street) and the access to the parking spaces on the south and east of the site will be 
from the alleys.  

 
b.   Is the site or affected geographic area currently served by public transit?  If so, generally 

describe.  If not, what is the approximate distance to the nearest transit stop? [help] 
 The area is served by Snoqualmie Valley Transportation (SVT), there are bus stops on Tolt 

Avenue, to the east of the site. Low or no cost van services are provided by Sound Generations, the 
Senior Center as well as Hopelink.  
 

c.   How many additional parking spaces would the completed project or non-project proposal 
have?  How many would the project or proposal eliminate? [help] 

 The project will develop 27 parking spaces for residential portion of the project. The parking will be 
shared with the Senior Center. The project will install new curb & gutter and repave portions of West 
Commercial and Stephens Avenue. Portions of both alleys will be improved. The 18 existing on-site 
parking spaces will be removed. 

 
d.   Will the proposal require any new or improvements to existing roads, streets, pedestrian, bicycle or 

state transportation facilities, not including driveways? If so, generally describe (indicate whether 
public or private). [help]  

 The project is being required by the City of Carnation to improve the alleys to the south and east. 
 
e.   Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or air 

transportation?  If so, generally describe. [help] 
 No 
 
f.   How many vehicular trips per day would be generated by the completed project or proposal? If 

known, indicate when peak volumes would occur and what percentage of the volume would 
be trucks (such as commercial and non passenger vehicles). What data or transportation 
models were used to make these estimates? [help] 

 Per the parking study prepared by Heath & Associates the estimated peak demand for the new 
building is 7 spaces. Heath & Associates analysis included on site surveys of parked vehicles as well 
as comparative models of similar projects. 

 
g.  Will the proposal interfere with, affect or be affected by the movement of agricultural and forest 

products on roads or streets in the area? If so, generally describe. 
 No 

 
  

http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=673
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=674
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=675
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=676
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=677
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=678
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h.  Proposed measures to reduce or control transportation impacts, if any: [help] 
The project is providing housing to low-income senior residents who have low rates of car ownership. 

Van services further reduces the need for car trips. 

 
15.  Public services 
a.   Would the project result in an increased need for public services (for example: fire protection, 

police protection, public transit, health care, schools, other)?  If so, generally describe. [help] 
 This project should not increase the need for public services and is located in an area currently 

served by public services. 
 
b.   Proposed measures to reduce or control direct impacts on public services, if any. [help] 

 The project will help provide housing to individuals and will connect them with social services at the 
adjacent senior center.   

  
16.  Utilities 
a.   Check utilities currently available at the site:  [help] 

☒ electricity  ☐ natural gas  ☒ water  ☒ refuse service  ☒ telephone  ☒ sanitary sewer   
☐ septic system  ☐ other  Click here to enter text. 

 
b.   Describe the utilities that are proposed for the project, the utility providing the service, 

and the general construction activities on the site or in the immediate vicinity which might 
be needed. [help] 
The project will be primarily using domestic water and sewer from the City of Carnation as well as 

electricity from Puget Sound Energy.  The project does not plan on connecting to or using natural gas. 

  

 
C.  SIGNATURE [HELP] 
 
The above answers are true and complete to the best of my knowledge.  I understand that the lead  
agency is relying on them to make its decision. 
 
  
Signature:   ___________________________________________________ 
 
Name of signee Roger Tucker 
 
Position and Agency/Organization Environmental Works  
 
Date Submitted:  November 16, 2022   

http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=679
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=681
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=682
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=684
http://sepaguidance.epermitting.org/DesktopModules/help.aspx?project=0&node=685
http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=686
RTucker
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D.  SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS [help] 
 

(IT IS NOT NECESSARY to use this sheet for project actions) 
 
Because these questions are very general, it may be helpful to read them in conjunction with the list of 
the elements of the environment. 
 
When answering these questions, be aware of the extent the proposal, or the types of activities likely to 
result from the proposal, would affect the item at a greater intensity or at a faster rate than if the proposal 
were not implemented.  Respond briefly and in general terms. 
 
 
1.   How would the proposal be likely to increase discharge to water; emissions to air; production, storage, 

or release of toxic or hazardous substances; or production of noise? 
Click here to enter text. 

 
 Proposed measures to avoid or reduce such increases are: 
 Click here to enter text. 
 
2.   How would the proposal be likely to affect plants, animals, fish, or marine life? 
 Click here to enter text. 
 
 Proposed measures to protect or conserve plants, animals, fish, or marine life are: 
 Click here to enter text. 
 
3.   How would the proposal be likely to deplete energy or natural resources? 
 Click here to enter text. 
 
 Proposed measures to protect or conserve energy and natural resources are: 
 Click here to enter text. 
 
4.   How would the proposal be likely to use or affect environmentally sensitive areas or  

areas designated (or eligible or under study) for governmental protection; such as parks,  
wilderness, wild and scenic rivers, threatened or endangered species habitat, historic or  
cultural sites, wetlands, floodplains, or prime farmlands? 

 Click here to enter text. 
 
 Proposed measures to protect such resources or to avoid or reduce impacts are: 
 Click here to enter text. 
   
5.   How would the proposal be likely to affect land and shoreline use, including whether it  

would allow or encourage land or shoreline uses incompatible with existing plans? 
 Click here to enter text. 
 

Proposed measures to avoid or reduce shoreline and land use impacts are: 
 Click here to enter text. 
 
6.   How would the proposal be likely to increase demands on transportation or public 

services and utilities? 
 Click here to enter text. 
 
 Proposed measures to reduce or respond to such demand(s) are: 
 Click here to enter text. 

http://sepaguidance.epermitting.wa.gov/DesktopModules/help.aspx?project=0&node=687
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7.   Identify, if possible, whether the proposal may conflict with local, state, or federal laws or requirements 
for the protection of the environment.  

 Click here to enter text. 
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File #: _____________________________________ 

I, ______________________________, hereby affirm that I have posted the following: 
 

 Notice of Permit Application 

 Notice of Public Hearing 

 Notice of Decision 

 Other (specify) ______________________________ 
 
 
On  the              day  of  __________________      ,  in  accordance  with  Carnation Municipal  Code 
Section 15.09.180.  I further affirm that the notice will remain in place and visible during the full 
required notice period. 
 
Notice was provided at the following location(s): 

1)             

2)             

3)             

4)             

5)             

6)             

 
I hereby affirm that the above is a true and correct statement. 
 
 
 
___________________________________ 
Signature 

 
 
 
___________________________________ 
Date 

 
 
This affidavit must be completed and returned to the City of Carnation within 7 days of posting. 
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File #: _____________________________________ 

I, ______________________________, hereby affirm that I have posted the following: 
 

 Notice of Permit Application 

 Notice of Public Hearing 

 Notice of Decision 

 Other (specify) ______________________________ 
 
 
On  the              day  of  __________________      ,  in  accordance  with  Carnation Municipal  Code 
Section 15.09.180.  I further affirm that the notice will remain in place and visible during the full 
required notice period. 
 
Notice was provided at the following location(s): 

1)             

2)             

3)             

4)             

5)             

6)             

 
I hereby affirm that the above is a true and correct statement. 
 
 
 
___________________________________ 
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Date 
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Section 15.09.180 CMC: Posting requirements. 
 For all procedures which require posting 
of notices, as set forth in Section 15.09.170, the 
following requirements shall apply: 
 A. Display Requirements. 
 1. Notice board(s) shall be placed 
by the applicant so as to achieve maximum 
visibility as follows: 
 a. At the midpoint of each abutting 
street frontage of the site, or as otherwise directed 
by the city planner, for maximum visibility to 
abutting properties and the public; 
 b. Five feet inside the street 
property line, except when the board is structurally 
attached to an existing building, provided that no 
notice board shall be placed more than five feet 
from the street property without approval of the 
planner; 
 2. When an application pertains to 
multiple sites within the city, not all of which sites 
may be known at the time of application (as is the 
case, for example, with certain types of 
telecommunications facilities), the city planner 
shall determine the number and placement of 
notice boards necessary to ensure widespread 
exposure to the public; 
 3. Notice boards shall be 
constructed and installed in accordance with the 
following specifications: 
 a. The readable face of the board 
shall be at least nine square feet in area with no 
single edge less than three feet in length; 
 b. All printing upon the board shall 
be in black text upon a white background; 
 c. The board shall contain a title 
centered at the top which reads "Notice of 
Proposed Land Use Action" in print type of at least 
three inches or greater. 
 d. The following information shall 
be printed upon the board in print type of at least 
two inches or greater: 
 i. City of Carnation, Planning 
Department; 
 ii. For Information Call: [current 
city phone number]; 
 iii. List of all project permit 
applications [i.e. conditional use permit]; 
 iv. Project Applicant Name: [name 
of applicant]; 
 v. Project Permit Case Number: 
[case number]; 
 e. The notice board shall display 
upon its face a copy of any public notice required 
by Section 15.09.170 in laminated form, or other 
means of weather protection approved by the city 
planner, such that each page of the notice is clearly 

readable to observers; 
 f. The notice board shall be 
securely mounted upon wooden or metal post(s), 
or secured to a building or structure in such a 
manner as to ensure that the top of the notice 
board is between six to eight feet above grade; 
 4. Notice boards shall be 
maintained in good condition by the applicant, 
ensuring that the public notice required by Section 
15.09.170 remains clearly visible and readable to 
observers. 
 B. Timing Requirements. 
 1. Notice boards shall be posted 
upon the property no later than three days 
following the date of issuance of any public notice 
required to be posted by Section 15.09.170; 
 2. Notice of the date, time, and 
location of any open or closed record hearing shall 
be displayed upon the notice board no later than 
ten days prior to the date set for hearing. 
 3. Notices displayed upon the 
notice board shall remain displayed until the 
expiration of the later: 
 a. For notice of application 
(Section 15.09.140), until the period for public 
comment has expired; 
 b. For notice of public hearing 
(Section 15.10.030), until the public hearing has 
been conducted; 
 c. For notice of decision (Section 
15.09.150), until the period for commencing any 
available administrative or judicial appeal has 
expired; 
 4. Notice boards shall be removed 
within fifteen calendar days after the end of any 
required notice period set forth in subsection 
(B)(3) of this section; 
 5. Removal of the notice board 
prior to the end of the notice period set forth in 
this subsection, or failure to maintain the notice 
board in accordance with subsection (A)(4) of this 
section shall be sufficient  cause for continuance 
of local project review  until the notice board is 
replaced or repaired and remains in place for 
sufficient time to provide adequate public notice 
consistent with this chapter. The timing 
requirements for issuance of a notice of decision 
may be suspended for failure to provide adequate 
public notice. (Ord. 609 § 1 (Exh. A) (part), 2000) 



 

 

 

File #: _____________________________________ 

I, ______________________________, hereby affirm that I have posted the following: 
 

 Notice of Permit Application 

 Notice of Public Hearing 

 Notice of Decision 

 Other (specify) ______________________________ 
 
 
On  the              day  of  __________________      ,  in  accordance  with  Carnation Municipal  Code 
Section 15.09.180.  I further affirm that the notice will remain in place and visible during the full 
required notice period. 
 
Notice was provided at the following location(s): 

1)             

2)             

3)             

4)             

5)             

6)             

 
I hereby affirm that the above is a true and correct statement. 
 
 
 
___________________________________ 
Signature 

 
 
 
___________________________________ 
Date 

 
 
This affidavit must be completed and returned to the City of Carnation within 7 days of posting. 
 

 

 C I T Y   O F   C A R N AT I O N  

  4621 Tolt Avenue  PO Box 1238  Carnation, WA 98014‐1238 
  Phone: (425) 333‐4192   Fax: (425) 333‐4336    www.carnationwa.gov 

A F F I D AV I T   O F   P O S T I N G
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NOTICE OF APPLICATION 
Site Development Application No. SPR-22-0003 

Design Review Application DR-22-0004 
SNO-VALLEY SENIOR HOUSING 

 
NOTICE IS HEREBY GIVEN that the City of Carnation received the following application on 
November 18, 2022, and determined the application complete on December 2, 2022. 
 
Application:  Application for Site Development Review and Design Review for a new 3-story 
affordable senior housing building consisting of 15 one-bedroom residential units with common 
areas, associated parking for 27 vehicles, and outdoor amenity spaces on 17,800 square feet 
of property in the Mixed Use (MU) zone.  
 
Location:  The subject property is located adjacent to the north side of the Snoqualmie Valley 
Senior Center at the intersection of Stephens Avenue and Commercial Street in Carnation, 
Washington, and identified as Assessor’s Parcels No. 865830-2230 and 865830-2225. 
 
Applicant:  Roger Tucker, Environmental Works. 
 
Property Owner:  Sno-Valley Senior Center 
 
SEPA:  This proposal is subject to the requirements of the State Environmental Policy Act and 
a mitigated determination of non-significance is anticipated. Additional notice of SEPA threshold 
determination will be issued at the time of threshold determination issuance.  
 
Other Permits that may be required: Right-of-way permit, building permits, public utility 
extension permit, filling and grading permit, storm drainage review permit. 
 
Public Comment:  The decision on this application will be made no sooner than fourteen (14) 
days from the date of this notice.  Any interested person may submit comments on the proposal 
within fourteen (14) days of this notice in order for staff to address the comments prior to their 
decision on the proposal.  Any person may also submit a written request to receive a notice of 
the decision once it is made. This notice is issued effective December 16, 2022, with publication 
in the Snoqualmie Valley Record, and the comment period runs fourteen (14) calendar days 
from that date, ending on December 30, 2022. All comments must reference the file number 
and applicant name. Written comments should be submitted to Tim Woolett, Project Planner at 
tim.woolett@carnationwa.gov or mailed to Carnation City Hall, 4621 Tolt Avenue, PO Box 1238, 
Carnation, WA 98014 no later than 5:00 p.m., December 30, 2022. 
 
For more information:  Information on this proposal is contained in the official file available at 
City Hall, (425) 333-4192. 
 
This notice is published pursuant to CMC 15.09.190. 
 
 
 



 
   

   
 

 
 
 

AFFIDAVIT OF MAILING 
 
 

 

I, Becky Buelna, hereby affirm  

That on December 15, 2022, I mailed true and correct copies of the following documents: 

 Notice of Application 

 Notice of Public Hearing 

 Notice of Decision 

 Other (specify):  _________________________________________ 

for the following project file number(s): SPR‐22‐0003 / DR‐22‐0004 by depositing in the United States 

mail, properly addressed and with proper postage affixed to the following addresses:  

Please see attachment. 

 

_______________________________________ 
Signature of Mailer 



ANSCHELL RUSSELL 
16430 NE 99TH ST 

REDMOND, WA  98052 
 

 
ATKINS SCOTT+ROBYN 

PO BOX 422 
CARNATION, WA  98014 

 

 
BARRON SCOTT 

PO BOX 1301 
CARNATION, WA  98014 

 

BUCK GLENN I 
PO BOX 234 

CARNATION, WA  98014 
 

 
BUCKNAKED INVESTMENTS LLC 

PO BOX 995 
CARNATION, WA  98014 

 

 
BUCKNAKED INVESTMENTS LLC 

PO BOX 995 
CARNATION, WA  98014 

 

CANTWELL ANDREW+VOYTA JENNI 
31850 W COMMERCIAL ST 

CARNATION, WA  98014 
 

 
CARNATION CITY OF 

PO BOX 1238 
CARNATION, WA  98014 

 

 
CARNATION CITY OF 

PO BOX 1238 
CARNATION, WA  98014 

 

CARNATION CITY OF 
PO BOX 1238 

CARNATION, WA  98014 
 

 
CARNATION STATION LLC 

PO BOX 297 
CARNATION, WA  98014 

 

 
COLTOM NANCY J+PRITCHARD WI 

PO BOX 253 
CARNATION, WA  98014 

 

CORRIVEAU GEOFFRY P+SUSAN L 
31734 W COMMERCIAL ST 

CARNATION, WA  98014 
 

 
CORTEZ ARACELY & MAHNKE SAM 

PO BOX 824 
CARNATION, WA  98014 

 

 
DENNIS MICHAEL 

PO BOX 684 
CARNATION, WA  98014 

 

DOS HOMBREZ LLC 
PO BOX 995 

CARNATION, WA  98014 
 

 
FALK JASON WALKEN AND WOOD 

31741 W COMMERCIAL ST 
CARNATION, WA  98014 

 

 
FEDERSPIEL JACOB M+TOVA C 

31722 W COMMERCIAL ST 
CARNATION, WA  98014 

 

FIRTH BETTYE 
SUSAN DUNHAM 

2829 LAKE LANGLOIS RD NE 
CARNATION, WA  98014 

 

 
FIRTHRUTH LLC 

9905 181ST AVE NE 
REDMOND, WA  98052 

 

 
GAVIGAN CHRISTOPHER 

31741 W COMMERCIAL ST 
CARNATION, WA  98014 

 

GIBBS RICHARD C 
PO BOX 121 

CARNATION, WA  98014 
 

 
GLADNEY CEOLA 

31751 W COMMERCIAL ST 
CARNATION, WA  98014 

 

 
GRIFFIN SANDRA 

10520 302ND WAY NE 
CARNATION, WA  98014 

 

HALIFAX REAGAN 
PO BOX 189 

CARNATION, WA  98014 
 

 
HARGROVE RAUN 

PO BOX 605 
CARNATION, WA  98014 

 

 
HUGHES NICHOLAS OLSON & GRE 

31815 W RUTHERFORD ST 
CARNATION, WA  98014 

 

IXTAPA-CARNATION INC 
PO BOX 724 

CARNATION, WA  98014 
 

 
JIM & BRENDA GIORDANO LLC 

16828 SE 28TH ST 
BELLEVUE, WA  98008 

 

 
LEES LIVING ROOM LLC 

PO BOX 1272 
CARNATION, WA  98014 

 



MURRAY JAMES WILLIAM 
4751 STEPHENS AVE 

CARNATION, WA  98014 
 

 
ORR ERICA B 
PO BOX 58 

CARNATION, WA  98014 
 

 
PIGPEN PROPERTIES LLC 

32232 NE 8TH ST 
CARNATION, WA  98014 

 

PULLEN TIMOTHY M 
PO BOX 832 

CARNATION, WA  98014 
 

 
R C ZEIGLER COMPANY INC 

PO BOX 995 
CARNATION, WA  98014 

 

 
R C ZEIGLER COMPANY INC 

PO BOX 995 
CARNATION, WA  98014 

 

R INVESTMENTS COMPANY 
PO BOX 160 

CARNATION, WA  98014 
 

 
R INVESTMENTS COMPANY 

PO BOX 160 
CARNATION, WA  98014 

 

 
RICHARDS MICHAEL R & SUSAN 

27901 NE REDMOND-FALL CITY HWY 
REDMOND, WA  98053 

 

ROMANO VITO F+DEBRA A 
PO BOX 609 

CARNATION, WA  98014 
 

 
RUSH DAVID P+SOPHIE M KATHE 

32021 NE 60TH ST 
CARNATION, WA  98014 

 

 
SAME INVESTMENT CO LLC 

636 120TH AVE NE, SUITE A-200 
BELLEVUE, WA  98005 

 

SCANDINAVIA LLC 
28901 NE CARNATION FARM RD 

CARNATION, WA  98014 
 

 
SCANDINAVIA LLC 

28901 NE CARNATION FARM RD 
CARNATION, WA  98014 

 

 
SNO-VALLEY SENIOR CITIZENS 

PO BOX 96 
CARNATION, WA  98014 

 

SNO-VALLEY SENIOR CITIZENS 
PO BOX 96 

CARNATION, WA  98014 
 

 
SNO-VALLEY SENIOR CITIZENS 

PO BOX 96 
CARNATION, WA  98014 

 

 
SNO-VALLEY SENIOR CITIZENS 

PO BOX 96 
CARNATION, WA  98014 

 

TOLT HALL ASSOC LLC 
PO BOX 297 

CARNATION, WA  98014 
 

 
TWIN FIR PROPERTIES LLC 

13426 231ST AVE SE 
DUVALL, WA  98019 

 

 
WHIPP A JOY 

31740 W COMMERCIAL ST 
CARNATION, WA  98014 

 

ZABRISKIE JONATHAN F+RAINWA 
31747 W RUTHERFORD ST 
CARNATION, WA  98014 

 

 
ZIEGLER JESSE C 

PO BOX 995 
CARNATION, WA  98014 

 

 
KING COUNTY ASSESSOR 

King Street Center 
201 South Jackson Street, Room 708 

Seattle, WA 98104 

RIVERVIEW SCHOOL DISTRICT 
ATTN: MEISHA ROBERTSON 

PO BOX 519 
DUVALL, WA  98019 

 
KING COUNTY WWTD 

King Street Center 
201 S. Jackson St., KSC-NR-5500 

Seattle, WA 98104 

 

 

 

 

 

 

 















 

 

PUBLIC NOTICE 
CITY OF CARNATION NOTICE OF SEPA  

MITIGATED DETERMINATION OF NON-SIGNIFICANCE  
 
NOTICE IS HEREBY GIVEN that a SEPA Mitigated Determination of Non-Significance is issued pursuant to Chapter 
14.04 CMC and WAC 197-11-350 effective March 10, 2023.  The City of Carnation received the following 
applications on November 18, 2022, and determined the applications complete on December 2, 2022:  

• Site Development Review Application No. SPR22-0003  

• Development Review Application No. DR 22-0004 

A public hearing is not required for this proposal pursuant to CMC 15.09.050. 
 
Applicant:  Roger Tucker, Environmental Works. 
 
Property Owner:  Sno-Valley Senior Center 
 
Description of proposal: Application for Site Development Review and Design Review for a new 3-story affordable 
senior housing building consisting of 15 one-bedroom residential units with common areas, associated parking 
for 27 vehicles, and outdoor amenity spaces on 17,800 square feet of property in the Mixed Use (MU) zone.  
 
Location of the proposal: The subject property is located adjacent to the north side of the Snoqualmie Valley 
Senior Center at the intersection of Stephens Avenue and Commercial Street in Carnation, Washington, and 
identified as Assessor’s Parcels No. 865830-2230 and 865830-2225. 
 
Requested permits: Site Development Review Application No. SPR22-0003 and Development Review Application 
No. DR 22-0004. 
 
Identification of existing environmental documents that evaluate the proposed project and location where the 
application and any studies can be reviewed: None. 
 
Statement of the SEPA threshold determination and comment period: This SEPA threshold determination of 
non-significance (DNS) pursuant to WAC 197-11-340(2) and WAC 197-11-350 is issued effective March 10, 2023, 
with a 14-day comment period ending March 24, 2023. 
 
Other permits that may be required: Right-of-way permit, building permits, storm drainage permit. 
 
The decision on this application will be made no sooner than fourteen (14) days from the issuance of this notice 
of SEPA threshold determination. This notice is issued effective March 10, 2023 with publication in the 
Snoqualmie Valley Record, and the comment period shall run fourteen (14) calendar days from that date, ending 
on March 24, 2023. Any interested person may submit comments on this MDNS within the fourteen (14) day 
comment period. All comments must reference the file number and applicant name and must be submitted to 
Carnation City Hall, 4621 Tolt Avenue, PO Box 1238, Carnation, WA 98014 no later than 5:00 p.m., March 24, 
20239. 
 
These applications and all relevant documents are available for inspection at Carnation City Hall, Monday thru 
Friday 8:00 a.m. to 5:00 p.m. Any questions regarding this proposal should be directed to the Carnation City 
Planner, (425) 333-4192. 



 

 

NOTICE OF PUBLIC HEARING 
Site Development Application No. SPR-22-0003 

Design Review Application DR-22-0004 
SNO-VALLEY SENIOR HOUSING 

 
NOTICE IS HEREBY GIVEN Notice is hereby given that the City of Carnation Hearing Examiner will hold an open 
record public hearing on Wednesday, May 31, 2023, at 10:00 AM or soon thereafter to receive and consider 
public testimony regarding the following application:  
 
Application: Application for Site Development Review and Design Review for a new 3-story affordable senior 
housing building consisting of 15 one-bedroom residential units with common areas, associated parking for 27 
vehicles, and outdoor amenity spaces on 17,800 square feet of property in the Mixed Use (MU) zone. In addition 
to meeting the requirement for Affordable Housing in Chapter 15.50 CMC this proposal will utilize the density 
incentives offered in Section 15.50.030 CMC and 15.50.040 CMC.  
 
When a primary proposal does not require a public hearing under Title 15 CMC, the utilization of density 
incentives under Chapter 15.50 CMC (Affordable Housing) shall, in addition to the requirements of this chapter, 
be subject to the decisional criteria for conditional use permits pursuant to Section 15.18.040 CMC and the Type 
III application procedures pursuant to Chapter 15.09 CMC.  
 
Project Location:  The subject property is located adjacent to the north side of the Snoqualmie Valley Senior 
Center at the intersection of Stephens Avenue and Commercial Street in Carnation, Washington, and identified as 
Assessor’s Parcels No. 865830-2230 and 865830-2225.  
 
Applicant:  Roger Tucker, Environmental Works. 
Property Owner:  Sno-Valley Senior Center 
 
SEPA:  This SEPA threshold mitigated determination of non-significance (MDNS) pursuant to WAC 197-11-340(2) 
and WAC 197-11-350 was issued effective March 10, 2023, with a 14-day comment period ending March 24, 
2023. Following review of comments, a modified MDNS was issued on April 26, 2023. 
 
Public Hearing:  An open record public hearing for this proposal pursuant to Chapter 15.10 CMC is scheduled for 
10:00 am on May 31, 2023. The hearing is open to the public. All interested persons are encouraged to listen 
and/or attend the public hearing and to provide oral and/or written comments. The public hearing will be 
conducted remotely and in person in the Council Chambers at Carnation City Hall located at 4621 Tolt Avenue in 
Carnation. Members of the public are invited to join the meeting in person in the Council Chambers or join the 
meeting remotely by visiting https://tinyurl.com/42uch9ub, Meeting ID: 280 899 214 970, Passcode: SSghZE to 
join the online meeting. 
 
Written comments should be submitted to Tim Woolett, Project Planner at tim.woolett@carnationnwa.gov or 
mailed to Carnation City Hall, 4621 Tolt Avenue, PO Box 1238, Carnation, WA 98014. Written comments will be 
accepted up until the close of the open record public hearing. Any person attending online wishing to provide 
oral testimony at the hearing is encouraged to sign in at least fifteen (15) minutes before the start of the meeting 
by using the Chat tab in the Teams online meeting application. 
 

For more information:  Information on this proposal is contained in the official file available at City Hall, (425) 
333-4192, and may be accessed under Development Projects at the City of Carnation website by visiting 
Departments/Planning/Development Projects.  
 

This notice is issued pursuant to CMC 15.09.200 and 15.10.030, and is mailed to the owners of property within 
three hundred feet of the subject property. 

mailto:tim.woolett@carnationnwa.gov












December 13, 2022 

 
Mr. Tim Woolett 
Senior Planner 
4621 Tolt Avenue 
P.O. Box 1238 
Carnation, WA 98014-1238 
 
Subject: Sno-Valley Senior Housing 
 
Dear Tim: 
 
The following comments are based on the building and parking lot layout received November 18, 2022. 
Design and construction of the Project shall conform to the Construction and Design Standards listed in 
Carnation Municipal Code 12.06.010.  The following is not a detailed review, additional requirements and 
review comments will be provided during review of the design documents.  
 
General: 

1. A topographic survey sealed by a licensed professional land surveyor is required.  The survey 
shall include the entire existing parcel and the adjacent streets and alley. 

2. All existing and proposed electric, telephone, cable, and communication lines serving the site 
shall be placed underground [CMC 15.60.350].  Overhead extensions or service lines are not 
allowed. 

3. A geotechnical report is required and shall include recommendations for: pavement section, 
earthwork, reuse of existing soils, compaction, temporary and permanent slopes, utility 
construction, stormwater infiltration capabilities, erosion and sediment control, wet weather 
work, hazardous material studies, and a level of risk for seismic-induced liquefaction. All 
geotechnical recommendations shall be included as notes in the design drawings 

4. A right-of-way permit is required for all work within the city right-of-way [CMC 15.60.030]. 
5. An application for Clearing, Filling & Grading is required if the total volume of earth moved 

including cut, fill, and regrading exceeds 50 cubic yards [CMC 15.44.200 and 15.44.210]. A spill 
prevention and control plan is also required. 

6. A traffic impact study is required and shall include a trip generation analysis and an assessment 
of appropriate off-site right-of-way traffic mitigation improvements in cases where a reduction of 
the Level of Services is anticipated.  

 
Water Connections: 

7. The proposed lot will be served from an existing eight-inch water main located in Alley “C”. The 
Developer will tap the water main and install a service line from the mainline to a new water 
meter.  The water meter shall be located within the alley right-of-way. The number and size of 
the service and fire connections will be determined during design review.  

8. The number and size of the service and fire connections will be determined during design 
review. 

9. FDC may be installed on the wall of the structure.  Fire Marshal to review FDC with fire 
sprinkler plans. 

 
Street Reconstruction: 

10. ADA compliant curb ramps shall be installed at the southeast corner of Stephens Ave and W. 
Commercial St at the northeast corner of Stephens Ave and Alley “C” and at the NE and NW 
corners of the W. Bird St and Alley “J” intersection. 
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11. An ADA compliant driveway apron shall be installed across Alley “J” at W. Commercial St. 
12. Broken or cracked sidewalk panels must be replaced along the Stephens Ave and W. 

Commercial St. frontage. 
13. Alley “C” between Alley “J” and Stephens Ave shall be overlayed after utilities are installed. 
14. Alley “J” must be reconstructed to subgrade from W. Commercial St to W. Bird Street. Alley 

grading shall avoid standing water. 
15. Trench patches across streets are not permitted. If trenching across streets, a minimum 30-

wide grind and overlay is required. There is a moratorium on cutting across the newly paved 
sections of Tolt Ave and Bird Street. Cutting of the newly paved streets shall be avoided but 
may be mitigated per city standards. 

16. Parking spaces shall conform to city code requirements, 9-ft x 19-ft and up to 20% of stalls at 8-
ft x 16-ft. 

17. If project area includes area south of Alley “C”, sidewalk construction along the Stephens Ave 
frontage is required.  

18. Street illumination of Alley intersections with West Bird Street, Stephens Ave and Commercial 
Ave are required. 

19. Parking stalls within or partially within right-of-way cannot be used to meet minimum parking 
requirements. 

 
Stormwater: 

20. A drainage permit is required for the stormwater management systems. [CMC 15.64.230] 
21. Stormwater quality and flow-control best management practices are required for the proposed 

redevelopment. A stormwater hydraulic report is required and shall comply with the 2019 DOE 
Stormwater Manual for Western Washington. Infiltration stormwater facilities shall be provided 
to control runoff including rooftops, parking areas and driveways. 

22. Flow Control facilities must be designed to include frontage improvements. 
23. Temporary Sediment and Erosion Control and grading plans are required, stormwater runoff 

from impervious surfaces shall not be directed towards City right-of-ways. 
 
Sanitary Sewers: 

24. Side sewers shall be constructed per City of Carnation Sewer Standards, a side sewer permit is 
required prior to commencing side sewer construction. [CMC 13.70.040] 

25. A dual buffer tank is required to serve the proposed facility, must be accessible, not in parking 
area. The size of the buffer tank will be determined during design review phase. 

 
These requirements are subject to change with submittal of additional information.  Please contact 
me if you have any questions. 

 
 
Sincerely, 
 

 
 
 
 

Jorge Garcia, P.E. 
HNTB Corp. 
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tswoolett@outlook.com

From: Lou Tyler <ltyler@safebuilt.com>

Sent: Wednesday, April 12, 2023 1:53 PM

To: Tim Woolett

Subject: SNO VALLEY SENIOR HOUSING BLUEBEAM SESSION 974-265-700 SAFEBUILT 

COMMENTS

Hello Tim- 

 

Here were the comments (cut and pasted). 

 

 

1. SAFEBUILT COMMENTS- LOU RE: GEOTECH REPORT REMINDER... 
 

CONCLUSIONS AND RECOMMENDATIONS  
General  
It is our opinion that the planned development within the site is generally feasible from a 
geotechnical  
standpoint.  Our explorations indicated that the site was generally underlain by a 
relatively thick layer of  
loose fine-grained alluvial deposits with competent gravelly soils at depths in the range 
of 13- to 18-feet  
below the existing ground surface. To reduce the potential for structure settlement or 
liquefaction  
hazards in the event of seismic activity, we recommend the new planned structures be 
supported on 4-inch 
diameter pipe piles to transfer structure loads to the competent gravelly soils at 
depth.  Any paved  
parking areas planned as part of the development should be supported on a modified 
subgrade, as described in the Site Preparation and Grading subsection of this report.   

 
2. SAFEBUILT SUMMARY COMMENTS LOU AND D.S ARE AS FOLLOWS: 

 
1.Applicant has requested a reduction in the number of city required parking stalls. 
Once the required number of stalls is determined by the city on the site, the building 
code related to the required number of ADA parking stalls will be applied to the site and 
occupancy type(s) as applicable during plan review(s). 
 
2.ADA accessibility will be reviewed and applied as applicable during building plan 
review(s) based on occupancy type(s).  
 
3.Required setbacks related to fire separation distance based on occupancy and 
construction type(s) to property lines and/or the public way as applicable to the building 
code will be reviewed and applied to the building during plan review(s).  
 
4.General building heights and areas based on occupancy and building construction 
type(s) will be reviewed as applicable during building plan review(s).  
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5.Fire alarms and/or fire sprinklers/fire flow as applicable will be reviewed based on 
occupancy and building construction type(s) as applicable during building plan 
review(s). 
 
6.Buildings shall not be built over property lines. The proposed project structure will 
span over multiple underling lots. A lot line elimination and/or lot consolidation should 
happen through the overall planning process to eliminate the underling lot lines for the 
overall project.  

 
3. SAFEBUILT COMMENT - LOU: WATER INTRUSION MITIGATION PER REVISED CODE 

OF WASHINGTON (RCW). 
 

•RCW 64.55.020 requires that any person applying for a building permit for construction 
of a multiunit residential building or rehabilitative construction shall submit building 
enclosure design documents to the appropriate building department prior to the start of 
construction or rehabilitative construction of the building enclosure. 

 
•Per RCW 64.55.010 (11) Such documents shall be stamped: "Stamped" means 
bearing the stamp and signature of the responsible licensed architect or engineer on the 
title page, and on every sheet of the documents, drawings, or specifications, including 
modifications to the documents, drawings, and specifications that become part of 
change orders or addenda to alter those documents, drawings, or specifications. 

 
4. SAFEBUILT COMMENT - LOU - PARKING PER ADOPTED MUNICIPLE CODE 15.72: 

 

• 15.72.010 NUMBER OF PARKING SPACES REQUIRED. 
 

5. SAFEBUILT COMMENT LOU RE: FLOOD PLAIN 
 

• VERIFICATION OF FEMA and/or city designated flood zone. The floodplain review 
and related items would be reviewed as applicable to the project such as elevation 

 

Lou Tyler 
Sr. Plans Examiner 

Phone: 206-503-5948 

1621  114th Ave SE, Ste 219 

Bellevue WA 98004 

ltyler@safebuilt.com 

 

 
 

 

 



 

 

To: Lisa Yeager, Sno Valley Senior Center (lisay@soundgenerations.org) 

 Laura Gardner, Environmental Works (lgardner@eworks.org)  

From: Jean Lin, City Planner 

Date: October 14, 2021 

Re: Sno-Valley Senior Center Housing Pre-Application Review Comments 

The following comments are based on the pre-application materials submitted for a potential 
affordable senior housing development. 
 
Proposal: The pre-application materials included two proposals for affordable senior housing – a 
proposal for 15 units and a proposal for 21 units of affordable senior housing. Both proposals include a 
new future retail store of approximately 1,325 square feet at the northeast corner of the site as well 
as 24 off-street parking spaces to be shared between the existing senior center and the proposed 
housing/retail development. At the pre-application conference meeting on May 13, 2021, the 
applicant indicated that they are interested in proceeding with the proposal for 15 units. 
 
Location:  The subject property consists of two parcels (Assessor’s Parcel No. 865830-2230 and 
865830-2225) located at the southeast corner of Stephens Avenue and W. Commercial Street, and are 
bounded by public alleys to the east and to the south. While not part of the proposed project, the 
existing senior center adjacent to the south of the site would rely on the parking provided in the 
proposed housing development to fulfill its parking requirements. 
  
Requirements: The proposed project will be reviewed for consistency with the following City 
standards, at a minimum: 

• Design Standards and Guidelines 
• Street and Storm Sewer System Standards 
• Combined Water and Sanitary Sewer Utility Technical Standards and Cross-Connection Control 

Program 
• Design and Development Standards (Carnation Municipal Code (CMC) Section 12.06.010) 
• Sewer System – Side Sewer Regulations (CMC Chapter 13.70) 
• SEPA (CMC Chapter 14.04) 
• Development Agreements (CMC Chapter 15.17) 
• Permissible Uses (CMC Chapter 15.40) 
• Density and Dimensional Regulations (CMC Chapter 15.48) 
• Affordable Housing (CMC Chapter 15.50) 
• Streets and Sidewalks (CMC Chapter 15.56) 
• Utilities (CMC Chapter 15.60) 
• Floodways, Floodplains, Drainage, and Erosion (CMC Chapter 15.64) 
• Parking (CMC Chapter 15.72) 
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https://library.municode.com/wa/carnation/codes/code_of_ordinances?nodeId=TIT15LAUS_CH15.50AFHO
https://library.municode.com/wa/carnation/codes/code_of_ordinances?nodeId=TIT15LAUS_CH15.56STSI
https://library.municode.com/wa/carnation/codes/code_of_ordinances?nodeId=TIT15LAUS_CH15.60UT
https://library.municode.com/wa/carnation/codes/code_of_ordinances?nodeId=TIT15LAUS_CH15.64FLFLDRER
https://library.municode.com/wa/carnation/codes/code_of_ordinances?nodeId=TIT15LAUS_CH15.72PA
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• Screening, Landscaping and Trees (CMC Chapter 15.76) 
 
Application Requirements:  The review process and application submittal requirements are contained 
in the CMC sections as follows: 

• Site Development Review and Major Design Review applications to construct a new structure 
and site improvements. The Site Development Review and Major Design Review are both Type 
II permit review processes in accordance with CMC Chapter 15.09 Local Project Review and 
will require public notification. The City Planner is the primary decision-maker for a Type II 
permit and decisions may be subject to appeal and/or reconsideration. Staff highly 
recommends submitting both Site Development Review and Major Design Review applications 
for consolidated permit review, where both applications are reviewed simultaneously at one 
time under a single permit processing review procedure. 

• Lot Line Adjustment application to merge the two existing parcels. The Lot Line Adjustment is 
a Type I permit review process in accordance with CMC Chapter 15.09 Local Project Review 
and will not require public notification. The City Planner is the primary decision-maker for a 
Type I permit and decisions may be subject to appeal and/or reconsideration. 

• A Development Agreement reviewed in accordance with CMC Chapter 15.17 is required for 
any proposed reduction to required parking. The Development Agreement  

• State Environmental Policy Act (SEPA) Checklist in accordance with CMC Chapter 14.04 SEPA. 
 
Other permits likely to be required, at minimum: 

• Building Permit 
• Clear and Grade Permit 
• Public Utility Extension 
• Right-of-Way Permit 
• Storm Drainage Review Permit 
• Fire Permit 

 
Comprehensive Plan/Zoning Designation: The property is currently zoned MU (Mixed Use) which is 
consistent with the Comprehensive Plan’s “Medium Intensity Commercial” land use designation as 
shown on the Future Land Use map, and includes properties in the MU zone. The MU zone is intended 
to “accommodate a mixture of certain, limited residential use, office uses and commercial 
uses…primarily in areas adjacent to the central business district, or as a transition zone between 
commercial and residential uses.” allow both residential and commercial uses…to create a buffer 
between the commercial and residential areas.” (CMC Section 15.36.020.E) 
 
The property is surrounded by multifamily apartments to the north (R24 zone), commercial uses and 
Carnation City Hall to the east (CBD zone), the Sno-Valley Senior Center to the south (MU zone), and 
single-family residences to the west (R6 zone).  
 
Density & Dimensional Standards: The following density and dimensional standards apply to the 
subject property:  

Density: 
• Minimum Density: 12 units per acre 
• Maximum Density: 24 units per acre 

https://library.municode.com/wa/carnation/codes/code_of_ordinances?nodeId=TIT15LAUS_CH15.76SCLATR
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• According to CMC Chapter 15.50 Affordable Housing, the project would be eligible for density 
incentives for affordable senior rental housing provided it meets the following requirements: 
o Housing units affordable to and reserved for rental occupancy by low-income seniors (i.e. 

households, at least one member of which is 55 years of age or older, with a combined 
income no greater than 50% of the median King County family income, adjusted for 
household size). 

o In order to take advantage of affordable housing incentives in this Chapter, the proposed 
project would be subject to a restrictive covenant for at least a 50-year period in 
accordance with CMC Section 15.50.080. 

Minimum Lot Size and Width: All lots must be a minimum of 2,500 square feet in size with a minimum 
lot width of 25 feet. 

Maximum Impervious Surface: 80% 
 
Maximum Building Height: 35 feet 

• Building(s) must have an upper-level step back of at least 10 feet deep, since single-family 
zoned property is located 60 feet to the west. 

 
Maximum Floor Area Ratio: none 

Minimum Building Setbacks:  
• Front: 0 feet  

o Garages, including carports, must be set back 20 feet from the property line. 
• Side (interior): 5 feet  
• Side (street): 0 feet 

o Garages, including carports, must be set back 20 feet from the property line. 
• Rear: 20 feet or 20% of the lot, whichever is smaller 
• Eaves, bay windows and chimneys that are permanently incorporated into the building may 

encroach up to 18 inches into the applicable setback area; provided that such features shall 
not encroach within any area covered by a public or private easement, and shall not extend 
over any lot line. Bay windows that encroach into the setback area shall be limited to 2 per 
building façade and each shall not exceed 8 feet in width. 

Parking: The proposed project is subject to parking requirements in CMC Chapter 15.72. In accordance 
with CMC Section 15.72.010.F, no parking areas on a street or other public right-of-way may be 
counted towards satisfying the parking requirements. Additionally, since the senior housing 
component will be comprised entirely of affordable senior housing, CMC Section 15.50.060.B specifies 
a reduced parking requirement of 1.0 parking space per unit for this use, and that all other uses shall 
comply with CMC Chapter 15.72. 

As part of a 2011 building permit for interior remodel and expansion of 1,548 square feet at the Sno-
Valley Senior Center, it was documented that there were 20 parking spaces (including 1 ADA stall) in 
the existing parking lot on the subject parcel that serves the Senior Center. This is an existing 
nonconforming situation, as approximately 35 spaces would have been required to comply with the 
parking requirement of 1 space per 300 gross square feet for a social assistance use. 
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Given that the proposed senior housing, existing Senior Center, and future retail use will be sharing 
the same parking facilities, it will be important to fully evaluate the cumulative parking demand for 
these uses. Staff has reviewed the preliminary proposal to reduce the parking requirement for the 
proposed project, and comments are provided in the attached document markups. 

An up to 25% modification from the required parking is allowed through a Development Agreement. 
Also see “Pending Code Amendments” section below. 

Pending Code Amendments: Please note that the City is currently in the process of amending multiple 
chapters of the Land Use Code (Title 15). If approved, these changes may potentially impact several 
aspects of the proposed project. Key changes include, but are not limited to, the following: 

• Regulations pertaining to the MU zone, including amendments to required setbacks. 
• Clarifying requirements for parking studies. 
• Amending the review process for parking modification requests. 
• Establishing processes and criteria for the review of modifications to previously approved Site 

Development Review and Design Review applications. 
• Revising permit expiration provisions for Site Development Review and Design Review 

applications. 
• Bonding requirements for site improvements. 

The staff reports and draft text changes are available via the following links: 
• https://www.carnationwa.gov/vertical/sites/%7BBC2C8B0D-6FDD-43CB-A5E7-

03E465DF30E5%7D/uploads/pb210525_agenda_packet.pdf 
• https://www.carnationwa.gov/vertical/sites/%7BBC2C8B0D-6FDD-43CB-A5E7-

03E465DF30E5%7D/uploads/pb210920_agenda_packet.pdf 

These amendments have been presented before the Planning Board through workshops and public 
hearings, and staff anticipates bringing these items for a public hearing before the City Council in early 
December, with adoption in early January 2022. 

Design Standards and Guidelines: The proposed project must comply with all applicable provisions of 
the Design Standards and Guidelines. Some key provisions applicable to this proposal are identified in 
the attached plan markups, but as there was insufficient information provided in the conceptual 
materials that were submitted, staff did not conduct a detailed review for compliance with the Design 
Standards and Guidelines. 

Environmental Review: The proposed project does not qualify for a categorical exemption under WAC 
197-11-080. A SEPA environmental checklist and review fee will be required with the Site 
Development Review and Major Design Review applications. The City will review the SEPA checklist 
and issue a threshold determination per CMC Chapter 14.04.   
 
Plan Comments: 
General: 

1. Please also see attached document markups and associated markup summaries. These 
comments would need to be addressed as part of the submittal of formal permit applications. 

https://www.carnationwa.gov/vertical/sites/%7BBC2C8B0D-6FDD-43CB-A5E7-03E465DF30E5%7D/uploads/pb210525_agenda_packet.pdf
https://www.carnationwa.gov/vertical/sites/%7BBC2C8B0D-6FDD-43CB-A5E7-03E465DF30E5%7D/uploads/pb210525_agenda_packet.pdf
https://www.carnationwa.gov/vertical/sites/%7BBC2C8B0D-6FDD-43CB-A5E7-03E465DF30E5%7D/uploads/pb210920_agenda_packet.pdf
https://www.carnationwa.gov/vertical/sites/%7BBC2C8B0D-6FDD-43CB-A5E7-03E465DF30E5%7D/uploads/pb210920_agenda_packet.pdf
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2. The comments provided are based on the early conceptual information provided and do not 
constitute a detailed review. Additional review comments will be provided with the submittal 
of formal permit applications. 

3. Please note that the City contracts with consultants for planning, engineering, and building 
services for both plan reviews and inspections. The City may also contract with additional 
consultants for peer reviews of technical reports, such as parking or transportation studies. 
Costs associated these services that are not captured in the City’s fee schedule will be billed to 
the project applicant. 

4. All existing and proposed electric, telephone, cable, and communication lines shall be placed 
underground [CMC 15.60.350].  The utility designs shall include a trench detail and continuous 
underground warning tapes installed 12 inches above each utility line.  A utility easement may 
be necessary. Overhead extensions or overhead service lines are not allowed. 

5. A topographic survey sealed by a licensed professional land surveyor is required.  The survey 
shall include the entire existing parcel and the adjacent streets and alley. 

6.  A geotechnical report is required and shall include recommendations for: pavement section, 
earthwork, reuse of existing soils, compaction, temporary and permanent slopes, utility 
construction, stormwater infiltration capabilities, erosion and sediment control, wet weather 
work, hazardous material studies, and a level of risk for seismic-induced liquefaction. 

7. A drainage permit is required for the stormwater management systems. [CMC 15.64.230] 
8. Side sewers shall be constructed per City of Carnation Sewer Standards, a side sewer permit is 

required prior to commencing side sewer construction. [CMC 13.70.040] 
9. A right-of-way permit is required for work within the City right-of-way [CMC 15.60.030].  An 

on-site pre-construction meeting shall be held before commencing work within the right-of-
way. 

10. An application for Clearing, Filling & Grading is required if the total volume of earth moved 
including cut, fill, and regrading exceeds 50 cubic yards [CMC 15.44.200 and 15.44.210]. A spill 
prevention and control plan is also required. 

11. The proposed plan shall be prepared by a professional land surveyor or engineer.  The 
proposed site plan shall include items listed in Section 15.16.080.C of the Carnation Municipal 
Code. 

12. 3-phase power availability, currently along Tolt Ave, not allowed to cut into new pavement on 
Tolt Ave or Bird Street after Tolt Ave project is completed. 

13. Safety lighting at entrances and intersections. 
14. Water and sewer Certificates of Availability are required. [CMC 13.102.040] 
15. A traffic impact study is required and shall include a trip generation analysis and an 

assessment of appropriate off-site right-of-way traffic mitigation improvements in cases where 
a reduction of the Level of Services is anticipated. 

 
Frontage Improvements: 

16. Sidewalks along Stephens and Commercial do not need to be replaced if they comply with 
ADA requirements.  ADA compliant curb ramps and driveways are required. 

17. Illumination of the east-west alley and Commercial Ave is required. 
18. East-west alley needs to be overlaid with asphalt after utilities are installed 
19. Alley on east side (running north-south) needs to be reconstructed, a requirement for this 

project. Need to address low spots, grade to avoid standing water. Existing asphalt will need 
to be removed. 
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Water Connections: 
20. The proposed lot will be served from an existing eight-inch water main located in the alley 

bisecting the property. The Developer will tap the water main and install a service line from 
the mainline to the water meter.  The new water meter shall be located within the alley right-
of-way. The number and size of the service and fire connections will be determined during 
design review.  

21. Pavement patching is not allowed, if cutting the existing pavement is necessary, an overlay, 
30-foot in width is required. [Carnation Water Standards] 

22. A 15-foot wide water easement may be necessary if water service lines for one lot cross the 
second lot. 
 

Stormwater: 
23. Stormwater quality and flow-control best management practices are required for the proposed 

redevelopment. A stormwater hydraulic report is required and shall comply with the 2014 DOE 
Stormwater Manual for Western Washington. Infiltration stormwater facilities shall be 
provided to control runoff including rooftops, parking areas and driveways. Infiltration systems 
shall be located a minimum of 10-feet from building foundations or property lines. These 
infiltration systems may be constructed concurrent with building construction. [WA 
Department of Ecology Manual] 

24. Temporary Sediment and Erosion Control plans are required, stormwater runoff from 
impervious surfaces shall not be directed towards City right-of-ways or adjacent properties. 
[CMC 15.64.220] 

 
Sanitary Sewers: 

25. The sanitary sewer improvements shall be installed by the Developer per the City of 
Carnation’s Combined Water and Sanitary Sewer Utility Technical Standards and AirVac’s 
design manual. 

26. A dual buffer tank connected to the exiting sewer main in the east-west alley is required to 
serve the proposed facility.  The butter tank must be accessible, not in parking stalls. The size 
of the buffer tank will be determined during design review phase. 
 

Note:  These comments are preliminary in nature and are subject to change upon discovery or 
receipt of new information. This review is to determine whether a use is allowable on a specific 
property, the standards by which it would be evaluated, and to provide the proponents and/or their 
agent with the process review requirements of City of Carnation. This review does not provide the 
scope of outside agency involvement. The content of this review should in no way be construed as 
an approval or an intent to approve or deny, but merely provides the means by which a proponent 
may apply for review of a specific proposal and the standards on which a decision would be based.  
 
Attachment: 

• Document markups and markup summaries 
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Date: November 10, 2022 

To:          Sno-Valley Senior Center 
  c/o Ms. Ginger Segel 

   GS Consulting 
               ginger@gsaffordablehousing.com 

From: Aaron Van Aken, PE, PTOE 

Subject: Sno-Valley Senior Center Parking Assessment 

The intent of this memo serves to provide an update to the previous parking assessment 
(7/27/2021) for the proposed Sno-Valley Senior Center development to reflect changes that have 
occurred to both the on-site parking count and proposed uses. 

PROJECT DESCRIPTION 

The project proposes for the construction of a new 3-story, 15-unit affordable senior housing 
development. The subject property, with a site address of 31845 W Commercial Street, is located 
on a cumulative 0.71-acres within tax parcel #’s: 865830-2225; -2230; -2250; & -2260. The subject 
site is bordered to the west by Stephens Avenue, to the east by an alley, to the south by W Bird 
Street and to the north by W Commercial Street. Sno-Valley Senior Center exists in the southern 
portion of the subject site, which is to remain. A total of 27 parking stalls are proposed on-site. An 
aerial vicinity is provided below and a conceptual site plan is provided on the following page. 
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Figure 1: Conceptual Site Layout 
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CITY PARKING REQUIREMENTS 
 

The table below is a parking requirement breakdown per land use as prescribed in the City of 
Carnation Municipal Code. 
 

Table 1: Parking Requirements Per City Carnation 
Use Required Parking Size Number of Parking 

Existing Senior Center 20 stalls1 8,844 sq. ft. 20 
Affordable Sr. Housing 1 per DU 15 DUs 15 

  Total 35 
  Proposed 27 

 
Based on the proposed uses and associated parking requirements, all on-site development would 
cumulatively require a total parking supply of 35 stalls. This total is 8 spaces greater than the 
proposed on-site supply of 27 stalls. It should be noted, however, that these calculations do not 
include the existing 8-9 head-in parking spaces along the Senior Center’s frontage on Stephens 
Avenue. While these spaces are typically used for the Senior Center, they are located within the 
right-of-way and are therefore not considered in the on-site determination. 
 
It should also be noted that the proposed development is for affordable senior housing and would 
have an income restriction to prospective tenants. Approximately 8 dwelling units are to be 
provided to individuals 30% below the average median income (AMI) and 7 dwelling units to 
individuals 50% below the AMI. As such, vehicle ownership and parking requirements would 
therefore likely be lower than general housing/senior housing uses given the socioeconomic 
factors associated with proposed facility. Furthermore, all unit types consist of single-bedrooms, 
which generally limits the number of residents and vehicles compared to higher room-count units. 
 
  

 
1 Required from a 2011 permit. No changes have or are proposed to occur to the senior center. 
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RESIDENTIAL PARKING DEMAND  
 
To identify parking demands associated with affordable senior housing developments located in a 
similar geographical setting, two sample sites have been located and examined for comparison. 
Contact was made with the respective property managers to obtain data on resident vehicle 
ownership rates.  
 
Location 1: 
Pacific Place Apartments – 208 Central Ave, South Bend, WA. 
Total Units: 24 affordable senior housing  
Vehicle Ownership: 10 vehicles 
Ownership Rate: 0.42 vehicles/resident 
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Location 2:  
CamBey – 50 N. Main Street, Coupeville, WA 
Total Units: 50 affordable senior housing  
Resident Parking: 24 vehicles  
Vehicle Ownership: 0.48 vehicles/resident 

 
 

Both locations exhibited a similar vehicle ownership rate for their residents. The average between 
the two sites was 0.45 vehicles per resident, or approximately half of the residents owned a 
vehicle. It should also be taken into consideration that both aerial images show approximately half 
of the parking lot as utilized during the day. For the proposed development, assuming one resident 
per each single-room dwelling unit yields 15 residents or approximately 7 vehicles on-site (15 
residents x 0.45 vehicle/resident) for the proposed project development. 
 
ITE Data 
 

In addition to the two sample locations above, forecast parking demands associated with the 
proposed affordable housing component were obtained from the Institute of Transportation 
Engineering publication, Parking Generation 5th Edition (2019). The Land Use Code (LUC) 
Affordable Housing – Senior (LUC 233) was reviewed for calculating peak parking demands. 
Table 2 below summarizes projected rates using the input variable of dwelling units. 
  

Table 2: ITE Parking Demands 

Land Use Peak Period Size Avg. 
(veh/unit) 

Parked 
Veh. 

85th %-tile 
(veh/unit) 

Parked 
Veh. 

LUC 233 10 PM – 5 AM 15 dwelling units 0.38 6 0.44 7 
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ITE data provides a similar parking ratio of 0.44 vehicles per dwelling unit for the 85th percentile 
demand. The proposed 15 dwelling units could therefore generate parking demands of 6-7 
vehicles. 
 
SNO-VALLEY SENIOR CENTER  
 
Sno-Valley Senior Center offers recreational activities and dining services for its members. 
Classes range between fitness, financial services and community lunches. Classes are held 
Monday through Friday typically between 8:00 AM to 1:00 PM with a few activities occurring 
slightly later throughout the week. A sample calendar of activities has been attached for reference. 
Attendance levels and transport modes have been discussed with staff based on pre-pandemic 
levels. Currently, the parking lot serving the Senior Center accommodates 18 spaces along with 
the 9 head-in, on-street spaces which has been described to generally meet the Senior Center’s 
parking demands for all but the largest events.  
 
Field observations of the Sno-Valley Senior Center were conducted on Thursday July 15, 2021 
between the hours of 11:00 AM to 1:30 PM. This specific time period was selected in review of the 
Senior Center’s weekly program schedule which indicated the highest weekly activity levels. In 
particular, the 12:00 PM community lunch takes place during this timeframe, which generally 
attracts the highest levels of activity based on staff comments. While attendance levels have 
recently varied due to the ongoing pandemic, class participation has been increasing and the 
Senior Center was scheduled to fully open in August of 2021. The observations would therefore 
provide a level of baseline parking, travel mode and attendance information. Further detail on 
observed patterns is discussed in the following section. As parking demands may not be 
accurately assessed at this time, attendance levels for the varying classes were requested in 
order to develop estimated parking demands. 
 
As discussed, the 12:00 PM lunch generally attracts the largest crowds averaging between 40-50 
people. Approximately 15 people (~30 percent) arrive/depart via the Center’s Hyde Shuttle service 
and few may walk or cycle (~5 percent). This leaves a balance of approximately 32 people using 
vehicles. Some people also arrive via carpooling so applying a 1.5 person/vehicle yields 
approximately 22 parking spaces needed to accommodate the community dining service. Add this 
to the 4 vehicles by on-site staff and other parking from another concurrent activity (RE-in-
Carnation ~3 space demand), results in 29 parking spaces. See appendix for parking assumptions 
and calculations for other provided activities. The community dining represents the peak parking 
scenario with all other activities resulting in significantly lower attendance and participation and 
would therefore have less parking needs. 
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Parking 
 

Parking surveys were conducted on-site and on-street at the Senior Center and along the 
surrounding streets. See image below for the parking survey limits, which were deemed an 
acceptable walking distance with respect to the Senior Center. Measurements were performed 
along the block fronts and after taking into consideration non-parking areas (driveways, 
intersections, etc.) approximately 85 on-street parking spaces were identified. Figures A & B 
illustrate the measurements and parking availability in addition to the observed utilization. 
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Observations were taken to coincide with the community Thursday peak timeframe dining activity. 
Shown below are the summaries of the parking observations: 
 

Table 3: Observed Parking Utilization – July 15-2021 
Observation Time On-Site Utilization On-Street Utilization 

1 11:30 AM 12/18 spaces 67% 23/85 spaces 27% 
2 1:00 PM 10/18 spaces 56% 20/85 spaces 24% 

 

As shown in the table above, there was open capacity for both on-site and off-site parking. The 
surrounding streets offer a considerable amount of parallel parking opportunities for short-term, 
overflow parking needs.  
 
Observations also identified two shuttles offering 
transport service. See photo (right) taken during the 
site visit. One bicyclist and two pedestrians were 
also observed to arrive to the Senior Center 
indicating use of a variety of transport modes.  
 
TOTAL PARKING DEMAND 
 
The peak demand for the residential component is 
estimated to be 7 vehicles. Seven vehicles less the 
on-site supply of 27 equals 20 on-site parking 
spaces to be used for the Senior Center. This 
amount is estimated to meet the demands for most 
of the activity throughout the day which ranges 
between 8-20 people, or approximately 5-10 parking 
spaces after accounting for 30 percent members using shuttle service, carpooling and other 
means of transport.  
 
It should be noted that excess parking would likely be needed during the larger events such as the 
community dining service which generates demands of approximately 29 vehicles. However, 
these are short-term stays with dining activity occurring typically over the span of 60 minutes or 
less. The parking surveys indicate sufficient, immediate on-street capacity to support temporary 
overflow parking needs for the Senior Center. As activities with the Senior Center primarily occur 
no later than 1:00 PM, parking supply is expected to be accommodated throughout the remainder 
of the day. 
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ADDITIONAL TRANSPORTATION OPPORTUNITIES 
 
Based on information provided by Sno-Valley Senior Center, approximately 50% of the existing 
members are local to Carnation with 30% from Duvall, 15% from Fall City and the remaining from 
other nearby areas. To provide additional transport assistance, Sno-Valley Senior Center offers 
shuttle service to all members. One shuttle currently travels north to Duvall and a second shuttle 
service runs south to Fall City. Parking demands are thereby reduced as members can utilize 
services provided by the shuttle transport. Similarly, residents residing in the proposed apartment 
building could also utilize the shuttles or other nearby transit. Moreover, project residents would 
also have ability to schedule a shuttle trip in advance for personal travel such as doctor’s 
appointments or shopping. As all units are income-restricted, residents may further not feel the 
need to own and maintain a vehicle knowing they have shuttle service to meet mobility needs.  
 
In review of King County Metro’s/Snoqualmie Tribe’s Snoqualmie Valley Shuttle, the nearest stops 
are provided approximately 200 feet east of the subject site at the intersection of SR-203 & W Bird 
Street. The shuttle provides services between North Bend and Duvall, connecting project 
residents to commercial, recreational and medical opportunities throughout the Snoqualmie 
Valley. Weekday service is provided from 5:35 AM – 9:09 PM with approximately 90-minute 
headways. No weekend service is currently provided. Refer to King County Metro’s Schedules & 
Maps for more detailed information. With transit availability in the immediate vicinity of the site, 
income-restricted residents could be expected to utilize services as an alternative to private 
vehicle ownership.  
 
RECOMMENDATION  
 
It is recommended that the Senior Center continually monitor operations and parking demands 
subsequent to development activity. The Senior Center may also want to educate its members on 
the benefits of alternative transport modes should parking demands become constrained. 
Education may consist of encouraging or incentivizing walking, cycling or carpooling. An example 
may be preferred or guaranteed parking for carpooling arrivals. The Senior Center can also post a 
community board to facilitate use of shuttle or connect members seeking to share transportation. 
The site could take advantage of shared parking as the Senior Center’s needs peak between 
8:00-1:00 PM while residential needs typically peak from 8:00 PM to 6:00 AM. 
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CONCLUSION 
 
Sno-Valley Senior Housing proposes for the development of a new 3-story, 15-unit affordable 
senior housing facility. A total on-site parking supply of 27 stalls is proposed to accommodate both 
the proposed used as well as the existing Senior Center. Per City code, the affordable senior 
housing component would require one parking space per unit or 15 parking spaces. However, as 
shown by two comparable sites based on their residents’ rate of vehicle ownership and further 
corroborated using ITE data, approximately half of the residential units would be expected to have 
a vehicle translating to seven parking spaces. 
 
Per CMC 15.17.030 Development Standards – Flexibility, a permissible range of parking 
modification of up to 25 percent may be considered through a development agreement. The 
findings presented herein are shown to support a 25 percent reduction with respect to the 
affordable senior living parking requirements. Assuming said reduction would yield a required on-
site parking supply of 11 parking spaces (1 space/unit x 15 units x 75% = 11.25). This equates to 
0.73 spaces/unit, which is higher than the >0.5/unit found via local sampling and ITE data. 
Additional residential parking not used by the estimated 7 spaces taken by residents could then be 
used for visitor parking or shared with the Senior Center. Visitors typically come in the later 
afternoon to evening when the Senior Center has few programs that would demand parking.  
 
The total on-site parking supply with the above reduction equals: 
 
Affordable Senior Housing 15 spaces x 75% = 11 
Senior Center = 20 
Total = 31 
 
With a supply of 27 on-site parking spaces, the proposal is short by 4 spaces. These 4 spaces are 
recommended to be accommodated via a shared parking agreement as the residential component 
may not utilize all 11 parking spaces and, conversely, the Senior Center’s parking demands peak 
mid-afternoon and require little to no parking in the evenings/nights. The Senior Center peaks on 
weekdays around 12:00 PM, which may result in overflow parking to Stephens Avenue, W Bird 
Street, etc. However, these streets were shown to have plenty of capacity to support short-term 
parking needs during the critical overflow timeframe. Outside the weekday community lunch 
offering, classes held at the Senior Center typically range between 8-20 guests, translating to ~5-
10 parking spaces after accounting for shuttle transport, carpooling and non-motorist activity. This 
range, in addition to the proposed affordable housing parking demands, is expected to be 
accommodated on-site indicating acceptable parking provisions. 
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However, the Senior Center is recommended to monitor parking arrangements to determine the 
adequacy of the provided parking. Should parking become an issue, the Senior Center could look 
into increasing shuttle runs and encouraging member use of the shuttle and/or carpooling as a 
way to decrease parking demands on-site.  
 
The parking as provided is expected to reasonably accommodate day-to-day needs of all on-site 
uses while taking into consideration opportunities to share underutilized parking. Over constructing 
parking leads to increased housing costs and impervious areas while lowering the number of 
livable dwelling units that are in demand to the area. With income restrictions and on-demand 
shuttle service opportunities, prospective tenants can forgo the operational and maintenance costs 
associated with privately owned vehicles and still have access to reliable transportation services.  
 
Based on the analysis above, the following mitigation is recommended: 
 

1. Applicant to complete a development agreement pursuant to CMC 15.17.030 so as to 
modify and reduce the required minimum on-site parking provisions for the affordable 
senior living units. A 25% reduction is within the permissible range and shown to be 
supported herein. 
 

2. Sno-Valley Senior Center is recommended to continually monitor parking usage and 
demands and, if necessary, educate members on alternative transportation options. The 
Senior Center could provide preferential parking for carpooling and encourage the use of 
the shuttle service. The Senior Center could also facilitate carpooling through a community 
board or member newsletter in order to increase community involvement and reduce 
single-occupant arrivals.   

 
Please call if you require additional information. 
 
Aaron Van Aken, PE, PTOE 
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Monday Tuesday Wednesday Thursday Friday Saturday Sunday
8:00 AM ‐ Table Tennis 6 0 6 0 0 0 0
8:30 AM ‐ Bastyr Naturopathic Clinic 0 0 0 0 6 0 0
8:45 AM ‐ Online Yoga (Online Only) 0 0 0 0 0 0 0
9:00 AM ‐ Continental Café  0 6 0 0 0 0 0
9:00 AM ‐ Enhance Fitness 20 0 20 0 20 0 0
9:00 AM ‐ Hiking Group 0 0 0 0 6 0 0
10:00 AM ‐ Move it Mondays (Online Only) 0 0 0 0 0 0 0
10:00 AM ‐ Handwork Group 0 0 0 4 0 0 0
10:30 AM ‐ In Person Yoga 15 0 0 0 0 0 0
11:00 AM ‐ Brain Fitness 0 0 0 15 0 0 0
12:00 PM ‐ Re‐in‐Carnation Open 0 0 8 8 8 8 0
12:00 PM ‐ Community Dining Lunch 50 50 50 50 50 0 0
1:00 PM ‐ Artist Open Studio 4 0 0 0 0 0 0
1:00 PM ‐ Book Club 6 0 0 0 0 0 0
1:00 PM ‐ Kinship Group 0 0 3 0 0 0 0
4:00 PM ‐ Chai & Chat (Online Only) 0 0 0 0 0 0 0

PEAK HOUR
Total Attendees 50 50 58 58 58 8 0
Shuttle: Attendee Proportion ‐ 30% 15 15 17.4 17.4 17.4 2.4 0
Non‐Motorist: Attendee Proportion  ‐ 5% 2.5 2.5 2.9 2.9 2.9 0.4 0
Passenger Vehicle: Attendee Proportion ‐ 65% 32.5 32.5 37.7 37.7 37.7 5.2 0
4 Staff Parked ‐ All Day 4.0 4.0 4.0 4.0 4.0 4.0 4.0
 Total Vehicles Parked* 25.7 25.7 29.1 29.1 29.1 7.5 4.0

*Assumes a vehicle occupancy rate of 1.5 occupants per vehicle for all attendees

Average Attendance per Activity
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Exhibit 16 
 
 
Staff Finding 
The proposed parking arrangement between the existing senior center and the proposed senior housing 
project would be defined as satellite parking pursuant to CMC 15.72.080 A.  As such, the two uses being 
on separate abutting properties will need to provide an agreement and acknowledgement that the 
continuing validity of the Site Development Review and Design review applications with affordable 
housing density bonus depends upon the continuing ability to provide the requisite number of parking 
spaces, as does the present level of parking accommodations for the operation of the senior center.  
 
 
Condition 
Prior to final certificate of occupancy, the proponents shall present satisfactory written evidence that the 
uses for each property have the permission of the owners for the reciprocate use of the satellite parking 
spaces as described in this development proposal. The parties must also sign an acknowledgment that 
the continuing validity of these permits and the current level of parking accommodations for the senior 
center depends upon continuing ability to provide the requisite number of parking spaces collectively 
provided on both properties. This requirement does not bar the proponents from submitting any other 
alternative acceptable to the city attorney that would accomplish the desired outcome of assuring 
adequate parking for both properties. 
 
 
 
Code reference- 
 
15.72.080 - Satellite parking. 

A. If the number of off-street parking spaces required by this title cannot reasonably be provided on the 

same lot where the principal use associated with these parking spaces is located, then spaces may be 

provided on adjacent or nearby lots in accordance with the provisions of this section. These off-site 

spaces are referred to in this section as satellite parking spaces. 

B. All such satellite parking spaces must be located within one thousand feet of the building housing the 

use associated with such parking. Satellite parking to serve uses in any zones other than the CBD may 

not be located in the CBD. 

C. A party wishing to take advantage of the provisions of this section must present satisfactory written 

evidence that the party has the permission of the owner or other person in charge of the satellite 

parking spaces to use such spaces. The party must also sign an acknowledgment that the continuing 

validity of the permit depends upon continuing ability to provide the requisite number of parking 

spaces. 

D. Persons who obtain satellite parking spaces in accordance with this section shall not be held 

accountable for ensuring that the satellite parking areas from which they obtain their spaces satisfy 

the design requirements of this chapter. 
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Senior Center: Core Programs
Fitness/Health & 

Wellness

Support Groups & CounselingAdult Education, social programs and 
Trips

Community Dining to-go or 
dine in

Transportation



SVSH Project Background
There are at least 1,000 householders over 

the age of 65 living alone in Snoqualmie 
Valley, representing 4.7% of the total Sno-
Valley households.

There is no affordable housing available 
for seniors and veterans in the Snoqualmie 
Valley as a result, long-time residents are 
being displaced from their homes.



SVSH Project Goals
Provide stable, affordable independent 

living for local seniors and veterans 
Improve community health and wellness
Be sustainable in the long run. The project will 

not require future fundraising or Senior Center financial 
support once built. Capitalized reserves are built into the 
budget

Provide housing close to the Senior Center 
for easy access to food, transportation, 
health services.



SVSH Program Summary
Eight of the units will serve seniors with 

incomes at or below 30% of the area 
median income (AMI)

Seven units will serve at or below 50% AMI
Five of the units are reserved for income-

qualified veterans
Amenities include outdoor garden space, 

front and back porches, two common 
lounges, and laundries on every floor.



View of Front Porch from Stephens Avenue



Overall Site Plan



Site Plan



First Floor Plan



Aerial View
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