
 

 

NOTICE OF LAND USE DECISION 
PRELIMINARY UNIT LOT SUBDIVISION APPLICATION NO. ULS-23-0001 

SITE DEVELOPMENT REVIEW APPLICATION NO. SPR 22-0001 
DESIGN REVIEW APPLICATION NO. DR 22-0001 

FORTWEST, LLC 
 
PERMIT REQUEST:  Unit Lot [short] Subdivision/Site Development Review/Design Review  
 
FILE NUMBER:  ULS 23-0001/SPR 22-0004/DR 22-0006 
 
APPLICANT:  Fortwest, LLC 
 
LOCATION: The subject property is located at 4299 Stossel Avenue and identified as Assessor’s Parcel 

No. 865730-0062. 
 
PROPOSAL: Applications for a four lot Unit Lot Subdivision, Site Development Review, and Design 

Review approval to demolish an existing single-family structure and construct two new 
two-unit, two-story townhouse structures to be located on a 10,493 square foot lot in the 
residential 24 (R24) zoning district. Both proposed two-story townhouse units will front 
Stossel Avenue with vehicular access through a newly constructed private alley at the rear 
of the property. 

 
DECISION: Approve with conditions (see Planning Department Staff Report with Decision signed 

September 6, 2023). 
 
ISSUANCE DATE: September 6, 2023. 
 
SEPA: The proposal is proposal is categorically exempt from the requirements of the State 

Environmental Policy Act (SEPA) pursuant to WAC 197-11-800(1)(b) and WAC 197-11-
800(6)(d). 

 
APPEAL PROCEDURE: The applicant for a project permit, owner of property to which a project permit decision 

is directed, and/or any other person aggrieved or adversely affected by the decision on a 
Type I or II permit may appeal a final decision by filing an appeal for an open record appeal 
hearing before the Hearing Examiner. Said appeal must be filed within fourteen (14) 
calendar days following the date of issuance of this notice of decision. Appeals and the 
appeal fee, if applicable, shall be delivered to the planner or city clerk, as prescribed by 
Section 15.11.010, by mail or personal delivery before 5:00 p.m. on the last business day 
of the appeal period.  A notice of the appeal must be filed with the City of Carnation 
Planning Department at 4621 Tolt Avenue, Carnation Washington by 5:00 P.M. on 
September 20, 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.   

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

mailto:tim.woolett@carnationwa.gov


 

 

CITY OF CARNATION 
FINDINGS, ANALYSIS, CONCLUSIONS, AND DECISION 

PRELIMINARY UNIT LOT SUBDIVISION APPLICATION NO. ULS-23-0001 
SITE DEVELOPMENT REVIEW APPLICATION NO. SPR 22-0001 

DESIGN REVIEW APPLICATION NO. DR 22-0001 
FORTWEST, LLC 

 
 
1. PROJECT INFORMATION: 

 
A. Property Owner:  Fortwest, LLC 
 Applicant: Shane Fortney 
  P.O. Box 522 
  Woodinville, WA 98072 
 
B. Proposal:  Applications for a four-lot Unit Lot Subdivision, Site Development Review and Design 

Review approval to demolish an existing single-family structure and construct two new two-unit, 
two-story townhouse structures to be located on a 10,493 square foot lot in the residential 24 
(R24) zoning district. Both proposed two-story townhouse units will front Stossel Avenue with 
vehicular access through a newly constructed private alley at the rear of the property. The unit 
lot subdivision provides “an alternative method of subdividing individual cottages, duplex, and 
townhouse units on a parent site, while applying only those density and dimensional standards 
to the parent site as a whole, rather than to individual unit lots resulting from the subdivision.” 
[CMC 15.16.461-Purpose]  

 
Future permits that may be required include, but are not limited to, building permits, 
mechanical permit, plumbing permit, fire permit, clearing and grading permit, drainage review, 
side sewer installation, water installation, and right-of-way permit. All future permitting must be 
consistent with the standards of the R24 zone and the conditions of this approval. 

 
C. Project History 
 

The applications for Site Development Review and Design Review were submitted together on 
February 9, 2022, and subsequently determined incomplete. Upon receipt of additional 
information on April 5, 2022, the applications were determined complete on April 19, 2022.  
Following discovery of insufficient setback issues associated with the proposed alley, the project 
was held for revisions which were resubmitted as a four-unit townhouse building and 
determined complete on August 25, 2022. Following a correction to the City’s Municipal Code, a 
revision back to the applicant’s original proposal was submitted along with an application for 
Unit Lot Subdivision and determined complete on July 14, 2023.   
 
Public notice was issued by mail to adjacent property owners on July 14, 2023, and published in 
the Snoqualmie Valley Record on July 21, 2023. The notice of application sign was posted on July 
19, 2023. The fourteen-day comment period commenced on July 21, 2023, for this application 
and ended on August 4, 2023.  

 
2. Site Description: 
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A. Location: The subject property is located at 4299 Stossel Avenue and identified as Assessor’s 
Parcel No. 865730-0062. 

 
B. Size and Description: The property consists of a single 10,493 square foot Assessor’s parcel 

situated such that it abuts the west side of Stossel Avenue (front), and the south side of Eugene 
Street (north side yard). The use of the property has been single-family residential.  The 
property is flat with landscaping consistent with a single-family residential lot.  

 
C. Access: The property will continue to be accessed from the south side of Eugene Street.  
 
D. Comprehensive Plan/Zoning Designation: The property is currently zoned Residential 24 (R24), 

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

 
E. Existing Development: The property is currently developed with a single-family residence (to be 

demolished).   
 

F. Critical Areas: The property is not located within any known or mapped critical areas.  
 

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

 
H. Shorelines:  The subject property is not within 200 feet of a shoreline’s ordinary high-water 

mark; floodways or contiguous floodplain areas landward 200 feet from such floodways.  
 
3. Agency Comments: A request for comment on the applications was distributed to the parties listed 

below.  
 

A. Building Official: The Building Department has not commented on the proposal as of the date of 
this decision.  

 
B. Public Works Department: The Public Works Department has not commented on the proposal 
as of the date of this decision.  

 
C. City Engineer:  The City Engineer returned comments dated August 11, 2023, providing 

comments and 30 conditions [Exhibit 5].  
 
D. Eastside Fire and Rescue: The Fire District has not returned a response to the request for 

comment as of the date of this decision. However, in their review of the first submittal the Fire 
District provided the following: 
1) Please provide fire flow information from fire hydrant.  
2) Fire sprinkler requirements TBD based on fire flow calculations.  

 
4. Public Notice: Public notice was issued by mail to adjacent property owners on July 14, 2023, and 

published in the Snoqualmie Valley Record on July 21, 2023. The notice of application sign was 
posted on July 19, 2023. The fourteen-day comment period for this application ended on August 4, 
2023.  

 
5. Public Comments:  There were public comments received from an adjacent neighbor in response to 

the notice of the applications for site development review and design review applications.  The 



 

APPLICATION NOS. ULS 23-0001, SPR 22-0001, AND DR 22-0001 
STOSSEL COURT – FORTWEST, LLC 

Page 3 of 22 
 

 

comments highlighted concerns over the need for a vegetated buffer between their existing single-
family residence to the south, which is built on or near the property line, and the proposed 
development. They also express concern that any fencing would prevent emergency fire egress from 
basement window wells and prevent them from accessing the north side of their house for 
maintenance, and the need for an easement to access their building for maintenance.  
 
Because this proposal is not multi-family, a landscape buffer is not required; however, the project 
proponent intends to construct fencing along the property line. To mitigate these concerns and for 
the purpose of life safety and access for ongoing maintenance to the north wall of the residence to 
the south, any fencing should allow reasonable access for maintenance to the residence. An 
easement should be agreed upon between the project proponent and the adjacent property owner 
to the south to ensure reasonable access along that common boundary between the two 
ownerships. The easement should remain in effect until such time as the existing building is partially 
or fully demolished, remodeled in a manner that it can be drawn back from the property line. 
Because the existing single-family residence south of the subject property was constructed in the 
1940s and is a non-conforming use in the R24 zoning district the likelihood of demolition for future 
multi-family development exists. As such, the agreed upon easement between the parties need not 
be placed on the final plat and need only to be filed with the King County Auditor. 

 
6. CRITERIA FOR APPROVAL. Review and City approval for a Development Review Permit requires 

consistency with the following: 
 
1. The City of Carnation Comprehensive Plan; 
2. City of Carnation Municipal Code, Title 15 CMC; 
3. The standards for land divisions in Chapter 15.16 CMC; 
4. Site Development Review, Chapter 15.18 CMC; 
5. Design Standards and Guidelines, Chapter 15.18 CMC; 
6. Floodways, Floodplains, Drainage, and Erosion, Chapter 15.64 CMC; 
7. The Critical Areas Code, Chapter. 15.88 CMC; 
8. Shoreline Management, Chapter 15.92 CMC; 
9. The Environmental Policy Code, Chapter 14.01 CMC; 
10. The Public Health, Safety, Welfare, Use and Interest, Chapter 58.17 RCW. 

 

 
STAFF FINDINGS, ANALYSIS, AND CONCLUSIONS 

 
2. RELATIONSHIP WITH LAND USE REGULATIONS: 

 
1. The City of Carnation Comprehensive Plan. 

 
Staff Finding: The Comprehensive Plan’s “High Density Residential” Land Use Designation for the 
site is consistent with the current Residential 24 (R24) zoning designation (reference 
Comprehensive Plan’s Future Land Use Map). The Land Use Element of the Comprehensive Plan 
provides that the High Density Residential land uses “…include a zone that would provide for 
high density single family development such as cottage housing at approximately 12 units per 
acre, and a zone that provides for multi-family developments (apartments) but would also allow 
cottage or townhouse higher density single family residential development.” Consistency with 
the standards for the R24 zoning designation would ensure consistency with the Carnation 
Comprehensive Plan. 
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Staff Conclusion: The R24 zone allows for residential uses consistent with this proposal. 
Compliance with the standards for unit lot subdivisions, site development review, and the 
Design Standards and Guidelines for development in the R24 zoning designation will ensure 
consistency with the Carnation Comprehensive Plan. 
 

2. The City of Carnation Municipal Code. 
 
Staff Finding:  The R24 districts are designed primarily to accommodate a range of housing types 
including townhouse, cottage and multifamily developments at a scale that is appropriate to the 
city of Carnation [CMC 15.36.010.C.]. Townhomes are listed as a “permitted use” in the R24 
zone and are subject to the design standards and guidelines as they apply. The proposal would 
satisfy the maximum allowable residential density in the R24 zone which is 24 units per net acre. 
In addition to the development standards provided in Title 15 CMC, the project is subject to unit 
lot subdivision, site development review, and design review application approval. Further 
detailed discussion of the requirements of the Carnation Municipal Code are provided below 
findings of consistency with these applications are provided below.  
 
Staff Conclusion: The proposed townhomes are a “permitted use” in the underlying R24 zone 
and this proposal would satisfy the maximum allowed residential density subject to the 
applicable development standards.  
 

3. Conformance with Chapter 15.16 CMC:  
 

This proposed subdivision is subject to the requirements of Section 15.16., Part IV of the 
Carnation Municipal Code – Unit Lot Subdivisions. The provisions for unit lot subdivisions with 
staff findings are enumerated as follows: 
 

a. The purpose of unit lot subdivisions is “…is to allow an alternative method of subdividing 
individual cottages, duplex, and townhouse units on a parent site, while applying only 
those density and dimensional standards to the parent site as a whole, rather than to 
individual unit lots resulting from the subdivision.” [CMC 15.16.461-Purpose].  
 

Staff Finding: This proposed unit lot subdivision is a review of the proposed division of property 
for townhouse units on a parent site while applying only those density and dimensional 
standards to the parent site as a whole.  
 
Staff Conclusion: This unit lot subdivision review is the appropriate method for subdivision 
review of the townhouse development as reviewed and approved herewith Site Development 
Review permit application SPR 22-0001 and Design Review application DR 22-0001. 

 
b. “The types of existing development that may use the unit lot subdivision process include 

duplexes, cottage housing developments, townhouse developments, or combinations 
thereof” [CMC 15.16.463-Applicability]. 
 

Staff Finding: The proposal subject to this review is a division of property for the purpose of 
townhouse development consisting of two two-unit townhouse buildings for residential 
occupation.  
 
Staff Conclusion: This application is for the division of land into unit lots for a proposed 
townhouse development.  
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c. “Unit lot subdivisions… of four or fewer lots shall be processed as short plats and all 

others shall be processed as formal subdivisions according to the associated permit types 
in CMC Chapter 15.09. Concurrently with an application for a unit lot subdivision, the 
applicant shall submit for city approval a development plan demonstrating compliance 
with the applicable requirements of this part. The development plan shall be processed 
using the same procedures applicable to the unit lot subdivision” [CMC 15.16.465 
Application procedure]. 
 

Staff Finding: This four-lot unit lot subdivision is subject to the review requirements for short 
subdivisions, a Type II permit process in accordance with Chapter 15.09 CMC et seq. The Type II 
permit process requires a City Planner decision.  
 
Staff Conclusion: This review is conducted in accordance with the review requirements for a 
Type II permit pursuant to CMC 15.09 et seq.  
 

d. The general regulations set forth in CMC 15.16.467.A. requires that unit lot subdivisions 
shall satisfy the following: 
1. Lot and density standards applicable to the underlying zoning district (as applied to 

the parent site and not to individual unit lots).  
2. CMC 15.96.060 for any duplexes.  
3. CMC 15.96.080 for any proposed cottage units.  
4. Townhouse design standards within the Carnation Design Standards and Guidelines 

for any townhouse buildings.  
5. Other provisions of this title as applicable to the development. 
 

Staff Finding: This four-lot unit lot subdivision is a division of land for the purpose of townhouse 
development on a parcel of property where the density and dimensional standards apply to the 
parent site as a whole. The applicable standards for site development review and design review 
are reviewed concurrently herein as a single proposal with this unit lot subdivision application.  
 
Staff Conclusion: This proposal satisfies the general regulations set forth in CMC 15.16.467.A. 
 

e. As provided in CMC 15.16.467.B., portions of the parent site “…not subdivided for 
individual unit lots shall be owned in common by the owners of the individual unit lots, or 
by a homeowners' association comprised of the owners of the individual unit lots located 
within the parent site. A homeowners' association shall be created for the maintenance 
of any shared required outdoor area or other open space, shared parking areas, and 
other common use areas, buildings, and utilities within the development.  
 

Staff Finding: The area not subdivided as individual unit lots consists of the tract of land 
encompassing the private access alley, infiltration facilities, and landscape areas along the west 
24 feet of the parent parcel. All areas not subdivided for individual unit lots will be owned in 
common by the owners of the individual unit lots, or by a homeowners' association comprised 
of the owners of the individual unit lots located within the parent site. As a requirement of final 
unit lot subdivision approval, a homeowners' association will be created for the maintenance of 
any shared required outdoor area or other open space, shared parking areas, and other 
common use areas, buildings, and utilities within the development. 
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Staff Conclusion: The requirement for a homeowners' association will be created for the 
maintenance of any shared required outdoor area or other open space, shared parking areas, 
and other common use areas, buildings, and utilities within the development will satisfy the 
requirements of CMC 15.16.467.B. 

 
f. CMC 15.16.467.C. that “Maximum impervious area of the aggregate buildings and other 

hard surfaces located upon the parent site shall not exceed the maximum impervious 
area permitted by the underlying zone. “  
 

Staff Finding: The maximum allowed impervious surface coverage is 80% for townhomes and 
multi-family. The proposal would result in impervious surface coverage of approximately 74.75 
percent as provided in the Stossel Court Hard Surface Summary [Exhibit 4].  

 
Staff Conclusion: The maximum impervious of the aggregate buildings and other hard surfaces 
located upon the parent site will not exceed the 80 percent maximum permitted area for the 
underlying R24 zone.  

 

g.  As provided in CMC 15.16.467.D. “Individual unit lots are subject to applicable setback 
requirements in CMC Chapter 15.48 Table 1, except for interior side yard lot lines, 
provided that:  
1. Detached buildings on separate individual unit lots shall be located no less than ten 

feet apart.  
2. Lots located on the perimeter of a unit lot subdivision are subject to the interior side 

yard lot lines set forth in CMC Chapter 15.48 Table 1.”  
 

Staff Finding: Detached building separation of the individual unit lots is shown as 10.9 feet on 
the site plan [Exhibit 2]. The proposed rear yard setbacks for the unit lots is 24 feet from the rear 
property line. The minimum allowable rear yard setback is 20 feet. The proposed front yard 
setback is 10 feet which satisfies the minimum requirement of 10 feet for proposals with rear 
alley access. This proposal has rear alley access, so the proposal satisfies the front yard setback 
requirements.  The building side yard setback (interior) to the south is 5 feet which satisfies the 
minimum side yard setback requirements. However, it should be noted that the single-family 
residence on the adjacent property to the south has a near zero side yard setback along that 
common boundary. Prior to building permit issuance, the Eastside Fire and Rescue permit 
reviewer must sign off on the building separation from the adjacent residence to the south.  The 
proposed building side yard (street) setback to the north adjacent to Eugene Street is ten (10) 
feet. Eugene Street is not an arterial, therefore the proposal satisfies the minimum 10-foot side 
yard (street) setback requirements. 
 
Staff Conclusion: The proposal will satisfy the building separation and setback requirements for 
townhouse development and the underlying R24 zone.  

 
h. As provided in CMC 15.16.467.E. “As applicable, access easements, joint use and 

maintenance agreements, and covenants, conditions and restrictions identifying the 
rights and responsibilities of property owners and/or the homeowners' association shall 
be executed for use and maintenance of common garage, parking and vehicle access 
areas; on-site recreation; landscaping; utilities; common open space; exterior building 
facades and roofs; and other similar features, and shall be recorded with the county 
auditor's office. Each unit-lot subdivision shall make adequate provisions for ingress, 
egress and utilities access to and from each individual unit lot created by reserving such 
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common areas or other easements over and across the parent site as deemed necessary 
to comply with all other design and development standards generally applicable to the 
underlying zoning district and consistent with the unit lot subdivision's approved 
development plan.”  
 

Staff Finding:  As a requirement of final unit lot subdivision approval, covenants, conditions and 
restrictions (CC&Rs) creating a homeowners' association must be created. The CC&Rs will 
provide for the use and maintenance of common private alley, infiltration and drainage facilities, 
and landscaping tract; and any other common areas on-site recreation; landscaping; utilities; 
common open space; exterior building facades and roofs; and other similar features and will be 
recorded with the county auditor's office. The final unit lot subdivision (plat) will make adequate 
provisions for ingress, egress, and utilities access to and from each individual unit lot created by 
reserving such common areas or other easements over and across the parent site as deemed 
necessary to comply with all other design and development standards consistent with the 
approved development plan (SPR 22.0001 and DR 22.0001) [Exhibit 2]. 
 
Staff Conclusion: The requirement for a homeowners' association with provisions for the 
maintenance of any shared required outdoor area or other open space, shared parking areas, 
and other common use areas, buildings, and utilities within the development and the easement 
provisions on the final plat will satisfy the requirements of CMC 15.16.467.E. 
 

i. CMC 15.16.467.F. provides that “Notes shall be placed on the plat recorded with the 
county auditor's office to acknowledge the following:  
1. Approval of the design and layout of the development plan was granted by the 

review of the development, as a whole, on the parent site (stating the subject project 
file number if applicable);  

2. Subsequent platting actions, additions or modifications to the structure(s) may not 
create or increase any nonconformity of the parent site as a whole, and shall 
conform to the approved development plan;  

3. If a structure or portion of a structure has been damaged or destroyed, any repair, 
reconstruction or replacement of the structure(s) shall conform to the approved 
development plan;  

4. Additional development of the individual lots may be limited as a result of the 
application of applicable development standards to the parent site.”  

 
Staff Finding: The above notes will be imposed as conditions for final unit lot subdivision 
approval.   
 
Staff Conclusion:  With the above requirements imposed as conditions of final unit lot 
subdivision approval, the proposal satisfies the CMC 15.16.467.F.  
 

4. Site Development Review (CMC Chapter 15.18) 
 

15.18.160 - Applicability.  
A. Site Development Review. 

1. Applicability: Site development review shall be required for any of the following: 
a. New construction of four thousand or more square feet, excluding single-family 

dwellings. 
2. Site development review permits shall be a Type 2 permit. 
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Staff Finding: A Site Development Review is required for any new construction of four thousand 
or more square feet, excluding single-family dwellings (CMC Subsection 15.18.160.A.1.a). The 
proposed development is greater than 4,000 square feet; therefore, Site Development Review is 
required.  
 
Staff Conclusion: This proposal includes the consolidated review of an application for unit lot 
subdivision, site development review, and design review. 
 
B. 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: 
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 R24 zone, landscaping (CMC 15.76), streets and sidewalks (CMC 15.56), utilities (CMC 
15.60), and parking (CMC 15.72). 

 
The R24 zone allows townhouse developments as a “permitted use” subject to the requirement 
of Title 15 CMC including, but not limited to the Density and Dimensional standards for 
development in the R24 zone are provided in CMC 15.48. The maximum allowable residential 
density for residential development in the R24 zone is twenty-four (24) units per net acre. The 
property is assessed by King County Assessor for 10,493 square feet in area (.2409 acres) and 
surveyed (per the submitted preliminary short plat) as 10,263 square feet (.2356 acres). 
Considering the 3.245 square foot tract for access, parking, infiltration and drainage, and 
landscaping, the net acreage would consist of the 7,018 square feet of unit lots which could 
have a maximum of four townhouse unit lots pursuant to Subsection 15.48.020 CMC. This 
proposal is for four residential townhouse unit lots.  
 
Setbacks are addressed above in the findings for unit lot subdivisions on page 6 of this report. 
The proposed building height as measured pursuant to CMC 15.48.060.A.1 is 24.4 feet, which 
satisfies the building height limits for lots located between 20 to 60 feet from a single-family 
zone. 
 
Streets and sidewalks (CMC 15.56) and Utilities (CMC 15.16): Any project requiring a land use 
permit or building permit must satisfy the requirements of CMC 15.56.170.A. stating that except 
as provided in CMC 15.56.170.C., “…no land use or building permit shall be issued by the City 
unless or until the half of the public rights-of-way upon which the same abuts are deemed fully 
improved or guaranteed to the standards of the City and offered for dedication to the public.”  
 
As required by the city Engineer, frontage improvements on Eugene Street are required. Eugene 

Street is classified as a Collector requiring a half-street section of a 10-ft wide traveled lane, 9-ft 

parking lane, curb, gutter and 6-ft wide cement concrete sidewalk.  

The City Engineer has provided comments and conditions in their correspondence dated August 
11, 2023 [Exhibit 5] 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 [conditions 7 through 7.30].  
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The applicant will be required to pay impact fees for transportation, schools, and parks.  Due to 
the improvement requirements for abutting street frontages, the existing safe walking 
conditions for students who walk to and from schools will be enhanced. 
 
Utilities (CMC 15.60):  The City’s water and sewer systems have adequate capacity to serve the 
proposed unit lot subdivision.  Certificate of Water Availability and Certificate for Sewer 
Availability have been issued.  The new units will be subject to connection charges for both 
water and sewer.  The city does not have a storm sewer system, and storm water will be 
infiltrated on-site for the new development.  Puget Sound Energy provides gas and electricity to 
this area. 
 
In accordance with Section 15.60.010 CMC, “…any case in which a developer installs or causes 
the installation of water, sewer, electrical power, natural gas, telephone, cable television, or 
other types of utility facilities and intends that such facilities shall be owned, operated, or 
maintained by a public utility or any entity other than the developer, the developer shall transfer 
to such utility or entity the necessary ownership or easement rights to enable the utility or entity 
to operate and maintain such facilities.  
 
Every principal use and every building lot within a land division must have available to it a 
telephone service cable, and a source of electric power, each adequate to accommodate the 
reasonable needs of such use and every lot within such subdivision. An easement must be 
provided and graphically illustrated on the final [unit lot] plat for any utilities not within a public 
right-of-way and over property other than which the utility serves. 
 
In accordance with Section 15.60.300.A. CMC (Lighting requirements) …all public streets, 
sidewalks, and other common areas or facilities in subdivisions created after the effective date of 
this chapter shall be sufficiently illuminated to ensure the security of property and the safety of 
persons using such streets, sidewalks, and other common areas or facilities.  
 
Prior to performing any work within a public right-of-way, the person performing the work shall 
obtain a right-of-way permit from the Public Works Director, who may condition the permit as 
necessary to protect the public health, safety, and welfare [CMC 15.60.030]. 
 
As provided in CMC 15.60.350, “…all existing, extended, and new electric power lines (not to 
include transformers or enclosures containing electrical equipment including, but not limited to, 
switches, meters, or capacitors which may be pad mounted), telephone, gas distribution, cable 
television, and other communication lines in or adjacent to any land use or building permit 
approved after the effective date of this chapter shall be placed underground in accordance with 
the specifications and policies of the respective utility service providers and located in 
accordance with the city's "Design and Construction Standards and Specification," or as 
otherwise specified by the city engineer. Even in the event the distribution line originates from a 
point opposite any public roadway from the new construction the service lines shall be placed 
beneath said roadway by means of boring or surface excavation across said roadway.” As a 
condition of final unit lot subdivision approval, all existing, extended, and new electric power 
lines, telephone, gas distribution, cable television, and other communication lines in or adjacent 
to the proposed project shall be placed underground in accordance with the specifications and 
policies of the respective utility service providers and located in accordance with the city's 
"Design and Construction Standards and Specification," or as otherwise specified by the city 
engineer. 
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As provided in the analysis of CMC 15.16.350 above, all utility lines must be extended to the 
property prior to final plat approval. As provided in CMC 15.60.370, in cases where the 
developer installs or causes to be installed any utility line within the city, or connects to existing 
facilities within the city, the developer shall, as soon as practicable after installation is complete, 
and before acceptance of any utility line, furnish the city with a printed and an AutoCAD 
computer disk (or other format acceptable to the city engineer) copy of a drawing that shows 
the exact location of such utility lines. Such drawings must be verified as accurate by the utility 
service provider. Compliance with this requirement is a condition of this permit approval. 
 
The City Engineer has provided comments and conditions in their correspondence dated August 
11, 2023 [Exhibit 5] that adequately address utility installation in conformance with the City of 
Carnation Combined Water and Sanitary Sewer Utility Technical Standards [conditions 7 through 
7.30].  
 
Parking (CMC 15.72): As required in the Carnation Municipal Code [CMC 15.72.130], the off-
street parking requirements for townhouse development are the same as multifamily 
development which is based on the number of bedrooms.  The proposed townhouse units are 
each four bedrooms; therefore, the parking requirements for the four townhouse units would 
be 2 per dwelling unit plus one additional space for every four units in the development [CMC 
15.72.130; Table VI – Table of Parking Requirements]. This four-unit townhouse development 
would require eight parking spaces. As shown on the site plan [Exhibit 2], there are two garage 
parking spaces per unit and one guest parking space at the end of the private alleyway.  
 
Landscaping (CMC 15.76): The landscaping requirements of CMC 15.76.040 applies to all non-
single-family residential uses, unless otherwise noted in Table 1. Perimeter Landscaping 
Requirements. This proposed development is “attached single family”.  There are no noted 
landscaping requirements for single family uses adjacent to other single family uses. The north 
side yard and front yard are adjacent to public rights-of-way, the south side yard is adjacent to a 
single-family use in the R24 zone, and the rear yard/alley is adjacent to a single-family use in the 
R24 zone. Landscaping will be further addressed in the findings for Design Review below. 
 
Staff Conclusion: The proposed site development plan as conditioned herein conforms with the 
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;  

 
Staff Finding: The conditions of the September 9, 2021, 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 dated August 11, 2023 [Exhibit 5] 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. 
 
Staff Conclusion: As proposed and conditioned herein, appropriate provisions 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. 
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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: The proposed townhouse development is listed in Chapter 15.40 CMC as a 
“permitted use” in the R24 zone. 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. Further, the proposal meets the 
requirements of the applicable codes and ordinances which include, but are not limited to, the 
density and dimensional regulations for the R24 zone (CMC 15.48); streets and sidewalks (CMC 
15.56), utilities (CMC 15.60) screening, landscaping, and trees (CMC 15.76); parking (CMC 
15.72); and standards for streets and utilities (Street and Storm Sewer System Standards, Water 
and Sewer Technical Standards).  

 
Staff Conclusion: As provided in the forgoing analysis, the proposed four-unit townhouse 
development would satisfy this review criterion as conditioned herein.  
 

5. Conformance with the Carnation Design Standards and Guidelines:  
 
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: The design standards apply to all non-single-family development in R24 zoned 
properties. Additionally, CMC 15.96.040 references the Carnation Design Standards and 
Guidelines as required for new multi-family projects in Carnation.  
 
As noted herein, the proposed townhouse development is not a “multi-family” development as 
defined in CMC 15.08.010, Definitions, which states that “Multi-family… means a residential use 
consisting of a building containing three or more dwelling units...” The proposal is composed of 
two residential structures each containing two townhouse units. Because the proposed 
buildings do not contain three or more dwelling units, this proposal is described as “attached 
single family residential” as supported in the definition of “Townhouse” which states in part 
“…means a single-family dwelling attached in a row of at least two dwelling units.”  
 
Staff Conclusion: The subject property is situated within the R24 zone and within the Design 
Overlay area shown in Figure 1 of the Carnation Design Standards and Guidelines. As a result, 
the project for four townhouse units in two separate structures is limited to review for 
consistency with the Design Standards and Guidelines for townhouse development through 
design review.  
 
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.  
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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 involves a four-lot unit lot subdivision to divide the subject property 
for construction of four residential townhouse units, two units in each of the proposed two 
buildings.  
 
Staff Conclusion: This proposal to develop four townhouse units in two separate buildings is 
new construction [CMC 15.18.250 B.1.] 

 
C. 15.18.320 - Decision.  

A. A written record of decision shall be prepared in each case. The record may be in the 
form of a staff report or other written document and shall indicate whether the 
application shall be 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 and building plans were submitted with the application for Design 
Review which is subject to this review for consistency with the standards for Townhouse design 
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;  
 

The site plan has been reviewed for consistency with the site development review standards 
and the standards for unit lot subdivision. The following provisions are the applicable design 
standards and guidelines for townhouses in Chapter 5 of the Carnation Design Standards and 
Guidelines adopted September 25, 2005, and amended October 2018: 

 
D. Chapter 5 - Townhouse Design. 

 
The following is a review of the applicable standards from Chapter 5 for townhouse design. 
 
All townhouses within Carnation are subject to the following supplemental standards.  
Intent  

• To provide livable and pedestrian-oriented townhouse designs that can be well 
integrated into Carnation’s neighborhoods.  

Standards  
5.1 Landscaping.  
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Townhouses are subject to the landscaping standards as set forth in Chapter 15.76 CMC.  
5.2 Setbacks.  

See Chapter 15.48 CMC for minimum building and garage setbacks for the applicable 
zone.  The minimum setbacks set forth in Chapter 15.48 CMC Table 1 apply to 
development frontage and external side and rear setbacks of the entire townhouse 
development.  

• Provide a planted area in front of each pedestrian entry of at least 20 square feet in 
area, with no dimension less than four feet. 

5.4 Façade transparency.  
Transparent windows and/or doors are required on at least eight percent of the facades 
(all vertical surfaces of street facing. 

5.6 Access and parking:  

• Off-street parking standards for townhouses are set forth Chapter 15.72 CMC as a 
type of multifamily residential use.  

• Internal driveway standards: 
- Must meet minimum widths and other standards such as turning radii of any city 

adopted International Fire Code  
- Minimum building separation along uncovered internal drive aisles must be 24 

feet.  The purpose is to provide adequate vehicular turning radius, allow for 
landscaping elements on at least one side, and to provide adequate light and air 
on both sides of the dwelling units and vehicle areas, which often function as 
usable open space for residents.  

- Upper level building projections over vehicle areas are limited to three feet, and 
must comply with provisions above 

5.7 Usable open space. Townhouse dwellings must provide open space at least equal to ten 
percent of the habitable floor area. The required open space may be provided by one or 
more of the following:  

• Private ground level open space that is directly adjacent and accessible to dwelling 
units.  Such space must have minimum dimensions of at least 12 feet on all sides 
and be configured to accommodate human activity such as outdoor eating, 
gardening, toddler play, etc.  Street setbacks may be used to meet this standard, 
provided they are defined with a fence (meeting standards of Chapter 15.76 CMC).  

• Balconies, roof decks, or porches. 
5.8 Building design.  

• Townhouse articulation. Townhouse buildings must comply with multifamily building 
articulation standards as set forth in Standard 4.3.4 except that the articulation 
intervals must be no wider than the width of units in the building. Thus - if individual 
units are 15 feet wide, the building must include at least three articulation features 
for all facades facing a street, common or other shared open space, and common 
parking areas at intervals no greater than 15 feet.  

• Repetition with variety. Townhouse developments must employ one or more of the 
following “repetition with variety” articulation guidelines:   
- Reversing the elevation of two out of four dwellings.  
- Providing different building elevations for external (units on the end or corner of 

a building) townhouse units (versus internal units) by changing the roofline, 
articulation, windows, and/or building modulation patterns. 

- Adding a different dwelling design or different scale of the same design, such as 
adding a one-story version of the basic dwelling design where two-stories are 
typical (or a two-story design where three stories are typical)  



 

APPLICATION NOS. ULS 23-0001, SPR 22-0001, AND DR 22-0001 
STOSSEL COURT – FORTWEST, LLC 

Page 14 of 22 
 

 

- Other design treatments that add variety or provide special visual interest, such 
as different cladding materials, window sizes and groupings, roof slopes, porch 
designs, balconies, etc. While the variable use of color on buildings can be 
effective in reducing the perceived scale of the building and adding visual 
interest, color changes alone are not sufficient to meet the purpose of the 
standards. 

 
Section 5.1 – Townhouse design - landscaping 

 
Staff Finding: Townhouses of more than three units in a building are subject to landscaping 
requirements in CMC 15.76. The submitted site plan [Exhibit 2] provides landscaping that would 
satisfy the requirements of Chapter 15.76 CMC. Prior to final unit lot subdivision approval, a 
final landscaping plan must be submitted to the City Planner for review and approval.  
 
Staff Conclusion: The proposal complies with the applicable design standards for landscaping.  
 

Section 5.2 – Townhouse design – setbacks 
 
Staff Finding: Setbacks in CMC 15.48 apply to the development frontage and external side and 
rear setbacks of the entire townhouse development.  See discussion of conformance with 
setbacks described above in the findings for unit lot subdivisions and site development review. 
 
Conclusion: The proposal meets the design standard for setbacks.  
 

Section 5.4 – Townhouse design - façade transparency 

Staff Finding: Transparent windows and doors are required on at least 8 percent of the façades 
of the townhouse buildings. In Providing 22.2percent glazing, this project satisfies the 8 percent 
requirement.  
 
Staff Conclusion: The proposal meets the design standard for façade transparency.  
 

Section 5.6 – Townhouse design – access and parking 
 

Staff Finding: Access and off-street parking is subject to multi-family parking requirement of two 
spaces per unit plus one space per four units in CMC 15.72 and the standards for alleys in the 
City of Carnation Street and Storm Sewer System Standards Chapter 2, Section 1.5., and Section 
3.2.   
 
Staff Conclusion: The proposal meets the design standards for access and parking with the 
provision of nine off street parking spaces and construction to the standards of the City of 
Carnation Street and Storm Sewer System Standards. 
 

Section 5.7 – Townhouse design – usable open space 
 

Staff Finding: Townhouse dwellings must provide open space at least equal to 10% of habitable 
floor area, which may take the form of balconies, roofs, decks, or porches. Such space must 
have minimum dimensions of at least 12 feet on all sides and be configured to accommodate 
human activity. This standard would apply only to the townhouse buildings. 
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The habitable floor area of each townhouse unit is approximately 1,145 square feet, with private 
open spaces of 234 square feet for each unit, 936 square feet cumulatively. The open spaces are 
provided in the 12' x 19.5' “outdoor space” that includes 7' x 19.5' covered patio (each unit), 
satisfying the minimum dimensions of 12 feet on all sides and are at least 10% of habitable floor 
area for each unit. 
 
Staff Conclusion: The proposal meets this design standard for usable open space. 

 
Section 5.8 – Townhouse design – building design 

 
Staff Finding: New building facades visible from the street and common open space will be 
articulated with windows, or other architectural elements. Articulation intervals may be no 
wider than the width of units in the building. Repetition with variety is required. This standard 
would apply only to the townhouse buildings. 
 
The proposed design incorporates building modulations by popping out gable ends on the 
second floor and recessing the plane with the main entrances. Articulated window paneling on 
the upper floors and changes in cladding materials in conjunction with the application of an 
accent color for the façade. The combination of these features achieves the desired intent of 
providing visual interest and reducing the perceived scale of the building. Prior to building 
permit issuance, any exterior paint colors shall be approved by the City Planner upon finding it 
satisfies the Acceptable Building Colors of the Carnation Design Standards and Guidelines. 
 
The proposed design demonstrates repetition with variety in that the townhouse buildings 
incorporate features that sufficiently distinct from each other while still having many elements 
in common that serve to unify the building design.  
 
Staff Conclusion: The proposal meets this design standard for building design. 
 
6. Floodways, Floodplains, Drainage, and Erosion, Chapter 15.64 CMC. 

 
Staff Finding: The property is not shown to be located within the mapped 100-year floodplain. 
Drainage and erosion control are addressed in the requirements of the City Engineer in their 
comments dated August 11, 2023 [Exhibit 5]. 
 
Staff Conclusion:  The requirements of Chapter 15,64; Floodplains, Drainage, and Erosion 
Control have been addressed and conditioned to ensure consistency with the requirements 
therein for drainage and erosion control.  
 
7. The Critical Areas Code, Chapter. 15.88 CMC. 

 
Staff Finding: There are no known or mapped critical areas on or near the site.  
 
Staff Conclusion: The requirements of the City of Carnation Critical Areas Code are not 
applicable to this proposal. 
 
8. Shoreline Management, Chapter 15.92 CMC. 
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Staff Finding: The subject property is not within 200 feet of any shorelines of the State; thus, it 
is not within the jurisdiction of the Carnation Shoreline Master Program or the requirements for 
shoreline management provided in Chapter 15.92 CMC.  
 
Staff Conclusion: The requirements of the Carnation Shoreline Master Program and 
requirements for shoreline management provided in Chapter 15.92 CMC are not applicable to 
this proposal. 
 
9. The Environmental Policy Code, Chapter 14.01 CMC. 

 
Staff Finding:  This proposed four (4) lot unit lot [short] subdivision is not a further subdivision of 
a lot platted under RCW 58.16 or RCW 58.17 within the past five years, does not contain 
wetlands or tidelands, and is not abutting a shoreline; and the proposed residential townhouse 
units do not exceed four single family residential units.  Therefore, the proposed four lot unit lot 
subdivision, site development review, and design review are categorically exempt from 
environmental review pursuant to WAC 197-11-800(1)(b) and WAC 197-11-800(6)(d). 
 
Staff Conclusion: This proposal is categorically exempt from the requirements of the State 
Environmental Policy Act (SEPA) pursuant to WAC 197-11-800(1)(b) and WAC 197-11-800(6)(d). 
 
10. Public Health, Safety, Welfare, Use and Interest, Chapter 58.17 RCW. 
 
Staff Finding: The above findings of consistency with the requirements for unit lot subdivisions 
subject to the conditions herein demonstrate the proposal’s meeting the requirements for the 
public health, safety, welfare, use, and interest as articulated in RCW 58.17.110.  
 
Staff Conclusion: The proposed unit lot subdivision provides for the public health, safety, 
welfare, use and interest as required in Chapter 58.17 RCW. 

 
DECISION 

 
Following review of the subject Unit Lot Subdivision, Site Development Review, and Design Review 
permit applications for conformity with the City of Carnation Comprehensive Plan, Municipal Code, and 
other applicable ordinances, laws and policies, applications number ULS 23-0001, SPR 22-0001 and DR 
22-0001 are hereby granted APPROVAL subject to the following conditions: 
 
1. This preliminary unit lot subdivision shall be valid for a period of five (5) years as specified by 

Chapter 58.17 RCW, including any future amendments thereto. If any condition is not satisfied and 
the final unit lot subdivision, hereinafter referenced as final [short] plat, is not recorded within the 
approval period, the preliminary [short] plat shall be null and void. If all conditions have been 
satisfied and all required documents have been submitted within the approval period, the 
department may grant a single extension of up to ninety (90) days to obtain additional information 
for the processing and recording of the final plat documents. 

 
2 The final plat shall be in substantial conformance with the submitted preliminary unit lot subdivision 

map as modified through preliminary approval [Exhibit 1]. The complete plat number and existing 
(parent) parcel numbers must appear at the top right corner of the final plat as follows:  

FINAL PLAT NO. ULS 23-0001 
ASSESSOR’S PARCEL NO. 865730-0062 
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3. The project development shall be in conformance with the approved development plan under Site 
Development Review Application No. SPR 22-0001 and Design Review Application No. DR 22-0001 
[Exhibit 2].   

 
4. A final plat must be approved by the city prior to recording.  An electronic version of the final plat 

shall be submitted to the City of Carnation.  
 
5. After recordation of the final map with the King County Auditor, one copy of the recorded final plat 

shall be provided to the City of Carnation’s City Planner. 
 
6. Notes shall be placed on the plat recorded with the county auditor's office to acknowledge the 

following:  
6.1. Approval of the design and layout of the development plan was granted by the review of the 

development, as a whole, on the parent site under City of Carnation land use files No. SPR 
22-0001 and DR 22-0001. All future development shall be in conformance with the approved 
development plan unless otherwise modified though a revised development plan in 
conformance with the requirements of Title 15 CMC. 

6.2. Subsequent platting actions, additions or modifications to the structure(s) may not create or 
increase any nonconformity of the parent site as a whole, and shall conform to the 
approved development plan. 

6.3. If a structure or portion of a structure has been damaged or destroyed, any repair, 
reconstruction or replacement of the structure(s) shall conform to the approved 
development plan. 

6.4. Additional development of the individual lots may be limited as a result of the application of 
applicable development standards to the parent site.  

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

set forth by the in his comments dated August 11, 2023 [Exhibit 5] as follows: 
 

Note: 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. 

 
Water: 

7.1. The proposed townhouse units will be served from an existing eight-inch water main located 
on Stossel.  Each unit shall have a separate connection to the water main and water meter.  
The water services shall be designed consistent with the City’s Combined Water and 
Sanitary Sewer Utility Technical Standards.  The Developer shall provide all materials and, 
tap the water main and install the service line within the right-of-way to the meter boxes.  A 
30-ft long overlay of Stossel is required centered on the trench patch(s). 

 
7.2. The existing fire hydrant at the intersection of Stossel and Eugene St shall be replaced with a 

new hydrant compliant with city standards. 
 
7.3. The Fire Marshall will determine and approve fire system requirements. 

 
Stormwater: 
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7.4. Drainage system shall be designed and installed to control on-site runoff including rooftops 
and driveways for both lots. If the on-site soils are conducive to infiltration, the infiltration 
system shall be consistent with the requirements of the 2019 DOE Stormwater Manual for 
Western Washington however, permeable pavement is not allowed [CMC 15.64.190.C].   
Infiltration stormwater facilities shall be designed to infiltrate 100% of the 50-year 
developed runoff event utilizing the following DOE correction factors; Site variability of 0.8, 
uncertainty 0.40, maintenance 0.50.  

 
7.5. Stormwater runoff from impervious surfaces shall not be directed towards City rights-of-

way. 
 
7.6 In-situ testing is required to determine the existing soils’ infiltration capacity. [DOE Manual].  

On-site infiltration systems for rooftop drainage and alley may be constructed in concurrent 
with building construction. 

 
7.7. Flow Control facilities must be designed to include stormwater runoff from the frontage 

improvements. 
 
7.8. A Technical Information Report shall be submitted and include calculations for the sizing of 

the infiltration facilities. 
 
7.9. The HOA shall be responsible to maintain the Plat’s stormwater facilities through a drainage 

covenant recorded against the title of the underlying property.  The covenant shall include 
but not limited to HOA operation and maintenance of stormwater facilities. [CMC 
15.64.190.F.3]. 

 
Sanitary Sewer: 

7.10. The proposed lot will be served from an existing vacuum sewer mains on Stossel or Eugene.  
A valve pit cannot handle more than 3 gallons per minute which limits the number of houses 
that can connect to a valve pit.   

 
7.11 One valve pit may serve two units, two valve pits may be connected to the existing sewer 

main on Stossel Ave to serve the four units proposed.  
 
7.12. Gravity side sewers must be six-in diameter, installed at 2% slope. Sewer facilities shall be 

designed and installed consistent with the City’s Combined Water and Sanitary Sewer Utility 
Technical Standards.  Applicable city standard details and notes shall be included in the 
utility plan.   

 
7.13. Preliminary vacuum sewer design shall be sent to Aqseptence group for review.   

 
Street Reconstruction: 

7.14. Street and storm sewer system improvements shall be consistent with the City’s 2018 Street 
and Storm Sewer System Standards, WSDOT Standard Plans and Standards for Road, Bridge, 
and Municipal Construction and the 2014 DOE Stormwater Manual for Western 
Washington. All streets shall be crowned at the pavement centerline. Permeable pavement 
or sidewalks are not allowed. [CMC 15.56.100A, CMC 15.56.060, CMC 15.56.090] 

 
7.15. If trenches are necessary across either Eugene or Stossel, the street(s) shall be 

reconstructed with a minimum 30-foot wide grind and overlay.  
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7.16. Frontage improvements on Eugene Street are required. Eugene Street is classified as a 

Collector requiring a half-street section of a 10-ft wide traveled lane, 9-ft parking lane, curb, 
gutter and 6-ft wide cement concrete sidewalk.  

 
7.17. The proposed residential driveway shall be Type 1, consistent with WSDOT Standard Plan F-

80.10-4. Driveway width shall not exceed 18-feet wide or be less than 10-feet wide. [CMC 
15.56.050] 

 
7.18. No portion of a cement concrete driveway shall be within 5-feet of the adjacent property 

lines. [Carnation Street Standards]  
 
7.19. Reconstruct the existing curb ramp at the southwest corner of the Eugene St/Stossel Ave NE 

intersection to meet current ADA requirements. Ramps shall be aligned to the 
corresponding ramp across the street. If disturbed, street signage shall be replaced with 
new signs and metal posts. 

 
7.20. The southwest curb radii at the Eugene St/Stossel Ave intersection shall be reconstructed to 

match the Eugene street section. 
 
Construction Activities: 

7.21. The geotechnical engineer of record shall observe street and utility construction and shall 
conduct on-site material sampling and compaction testing to verify compaction for roadway, 
and utility trenching meets recommended compaction criteria. 

 
7.22. Dust generated during construction activities shall be controlled by wetting the dust sources 

of exposed soils and washing truck wheels before trucks leave the site.  Mud and dirt shall 
not be tracked onto public rights-of-way. 

 
7.23 Effective erosion control and sediment measures shall be designed, installed, and 

maintained to minimize the discharge of pollutants.  A temporary sediment pond shall be 
designed and constructed as part of the sediment control measures. 

General: 
7.24. All existing and proposed electric, telephone, cable, and communication lines shall be placed 

underground from the existing distribution lines to the proposed townhouses.  The utility 
designs shall include a trench detail and continuous underground warning tapes installed 
12-inches above each buried utility line. [CMC 15.60.350] 

 
7.25 Building permits will not be issued before the utility services are stubbed out to the property 

line. 
 
7.26 Approval of the following city permits, and corresponding drawings are required before 

construction activities are allowed to proceed: 

• Drainage Permit 

• Side Sewer Permit  

• Water Service Installation  

• Water Availability 

• Sewer Availability 

• Clearing, Filling & Grading Permit if required per Carnation Municipal Code 15.44.20 – 
15.64.210. 
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• Right-of-Way Permit 
 
7.27. Partial closure of Eugene Street or Stossel will require a traffic control plan that must be 

included with the Right-of-Way Permit application. 
 
7.28. Construction performance and maintenance guarantees shall be provided in accordance 

with City of Carnation Street and Storm Sewer System Standards.  Before utility extension 
and right-of-way permits are issued, the applicant shall furnish the City a performance bond 
to guarantee the full and complete construction and installation of the right-of-way 
improvements. [CMC 15.16.740]   

 
7.29. The Developer shall transfer ownership of accepted water and sewer facilities installed by 

the Developer to the City of Carnation through a Bill of Sale prior to final recording.  The Bill 
of Sale shall include but not limited to the legal description of the development and material 
quantities of water and sewer facilities installed. [CMC 15.60.010] 

 
7.30. A pre-construction meeting with the Contractor(s) shall be held before commencing work 

under the permits listed above.  The Contractor(s) connecting to city water and sewer 
systems shall have similar experience and pre-approved by the city’s public works 
superintendent.  

 
Detailed design drawings are not required at this time, detailed design drawings by a 
professional engineer are required and shall be submitted after preliminary plat approval. These 
requirements may change, or new requirements imposed with submittal of additional 
information. 

 
8. Prior to building permit issuance, the Eastside Fire and Rescue permit reviewer must sign off on the 

seven-foot building separation from the adjacent residence to the south.   
 
9. Prior to building permit issuance, exterior paint colors shall be approved by the City Planner upon 

finding it satisfies the Acceptable Building Colors of the Carnation Design Standards and Guidelines. 
 
10. For the purpose of life safety and access for ongoing maintenance to the north wall of the adjacent 

residence to the south, any fencing must allow reasonable access for maintenance to the single-
family residence on the abutting residence to the south. An easement must be agreed upon 
between the project proponent and the adjacent property owner to the south to ensure reasonable 
access along that common boundary between the two ownerships. The easement should remain in 
effect until such time as the existing building is partially or fully demolished, remodeled in a manner 
that it can be drawn back from the property line. The agreed upon easement between the parties 
need not be placed on the final plat and needs only to be filed with the King County Auditor. 

 
Public Facilities 
10. A School Impact Fee as imposed by the Riverview School District for each individual unit lot shall be 

assessed at the time of building permit issuance and paid prior to final certificate of occupancy.. 
 
11. A Parks Impact Fee for each individual unit lot shall be assessed at the time of building permit 

issuance and paid prior to final certificate of occupancy. 
 
12. A Transportation Impact Fee for each individual unit lot shall be assessed at the time of building 

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

and regulations prior to issuance of approval. 
 
14. In the event that the US Postal Service will provide mail delivery to any of the proposed lots, mail 

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

 
15. Prior to final plat approval, all existing, extended, and new electric power lines, telephone, gas 

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

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

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

 
17. All easements shall be provided and graphically illustrated on the final unit lot subdivision [plat] for 

any utilities not within a public right-of-way and over property other than which the utility serves. 
 
18. As applicable, access easements, joint use and maintenance agreements, and covenants, conditions 

and restrictions identifying the rights and responsibilities of property owners and/or the 
homeowners' association shall be executed for use and maintenance of common garage, parking 
and vehicle access areas; on-site recreation; landscaping; utilities; common open space; exterior 
building facades and roofs; and other similar features, and shall be recorded with the county 
auditor's office. Adequate provisions for ingress, egress and utilities access to and from each 
individual unit lot created by reserving such common areas or other easements over and across the 
parent site as deemed necessary to comply with all other design and development standards 
generally applicable to the underlying R24 zone and consistent with the unit lot subdivision's 
approved development plan shall be shown and noted on the final plat.  

 
19. All areas not subdivided for individual unit lots shall be owned in common by the owners of the 

individual unit lots, or by a homeowners' association comprised of the owners of the individual unit 
lots located within the parent site. 

 
20. The CC&Rs document shall be provided with the final plat submittal.  The City’s review and approval 

of the CC&Rs document does not imply the City will assume any responsibility for enforcing private 
covenants between the lot owners nor maintaining any roads or other amenities not specifically 
dedicated to the City on the public’s behalf. 

 
21. Responsibility for the maintenance and operation of any common facilities including, but not limited 

to roadside drainage facilities, shall be determined prior to final plat approval.  Said facilities may be 
maintained and operated by the land divider, a lot owners' association, a public agency or a private 
agency consistent with applicable state requirements. Any maintenance provisions including, but 
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not limited to, maintenance schedule, technical details, specifications, and obligations shall be 
provided in the CC&Rs and referenced as a note on the final plat.  

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

information provided by the applicants, or their authorized representative proves inaccurate.  
 
23. As provided in condition number 1 of this approval, a final plat that meets all the requirements of 

Sections 15.16.340 CMC and 15.16.350 CMC and of this decision shall be submitted to the City for 
processing and approval within five (5) years of the date of this preliminary unit lot subdivision 
approval.  The final plat may be presented to the City at any time during the period of preliminary 
approval.  The preliminary approval shall be null and void unless a final plat is approved and 
recorded during the original five (5) year approval period. 

 

 
 
SIGNED THIS _6th__ DAY OF _September_____, 2023. 
 

____________ 
Tim Woolett, City Planner/Consultant 
City of Carnation 
 
 
Exhibits  
1. Stossel Court Preliminary unit lot subdivision [Plat]. 
2. Stossel Court Site plan. 
3. Stossel Court Building Plan Set. 
4. Stossel Court Hard Surface Area Summary. 
5. City Engineer comments dated August 11, 2023. 
 
 
Any other documents, ordinance, statute, law or reference to case law, or other article referenced 
herein shall be incorporated by reference into this record. 
 
 
 
 

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

herein shall be incorporated by reference into this record.  
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HARD SURFACE AREA SUMMARY
DRIVEWAY:  2,504 SF

ROOFS:   4,578 SF

PATHWAYS/PATIOS:  580 SF

TOTAL HARD SURFACE AREA:  7,662 SF

TOTAL SITE AREA: 10,250 SF

HARD SURFACE AREA COVERAGE: 7,662/10,250 = 74.75%
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August 11, 2023 

Tim Woolett 
City Planner 
4621 Tolt Avenue 
P.O. Box 1238 
Carnation, WA 98014-1238 
 
 
Subject: Stossel Court Preliminary Review 
 
Dear Tim: 
 
The following comments are based on the Stossel Court drawings dated June 15, 2023.  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. 
 
Water: 

1. The proposed duplex units will be served from an existing eight-inch water main located on 
Stossel.  Each unit shall have a separate connection to the water main and water meter.  The 
water services shall be designed consistent with the City’s Combined Water and Sanitary 
Sewer Utility Technical Standards.  The Developer shall provide all materials and, tap the water 
main and install the service line within the right-of-way to the meter boxes.  A 30-ft long overlay 
of Stossel is required centered on the trench patch(s). 

2. The existing fire hydrant at the intersection of Stossel and Eugene St shall be replaced with a 
new hydrant compliant with city standards. 

3. The Fire Marshall will determine and approve fire system requirements. 

Stormwater: 
4. Drainage system shall be designed and installed to control on-site runoff including rooftops and 

driveways for both lots. If the on-site soils are conducive to infiltration, the infiltration system 
shall be consistent with the requirements of the 2019 DOE Stormwater Manual for Western 
Washington however, permeable pavement is not allowed [CMC 15.64.190.C].   Infiltration 
stormwater facilities shall be designed to infiltrate 100% of the 50-year developed runoff event 
utilizing the following DOE correction factors; Site variability of 0.8, uncertainty 0.40, 
maintenance 0.50.  

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

6. In-situ testing is required to determine the existing soils’ infiltration capacity. [DOE Manual].  
On-site infiltration systems for rooftop drainage and alley may be constructed in concurrent with 
building construction. 

7. Flow Control facilities must be designed to include stormwater runoff from the frontage 
improvements. 

8. A Technical Information Report shall be submitted and include calculations for the sizing of the 
infiltration facilities. 
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9. The HOA shall be responsible to maintain the Plat’s stormwater facilities through a drainage 
covenant recorded against the title of the underlying property.  The covenant shall include but 
not limited to HOA operation and maintenance of stormwater facilities. [CMC 15.64.190.F.3]. 

Sanitary Sewer: 
10. The proposed lot will be served from an existing vacuum sewer mains on Stossel or Eugene.  A 

valve pit cannot handle more than 3 gallons per minute which limits the number of houses that 
can connect to a valve pit.   

11. One valve pit may serve two units, two valve pits may be connected to the existing sewer main 
on Stossel Ave to serve the four units proposed.  

12. Gravity side sewers must be six-in diameter, installed at 2% slope. Sewer facilities shall be 
designed and installed consistent with the City’s Combined Water and Sanitary Sewer Utility 
Technical Standards.  Applicable city standard details and notes shall be included in the utility 
plan.   

13. Preliminary vacuum sewer design shall be sent to Aqseptence group for review.   

Street Reconstruction: 
14. Street and storm sewer system improvements shall be consistent with the City’s 2018 Street 

and Storm Sewer System Standards, WSDOT Standard Plans and Standards for Road, Bridge, 
and Municipal Construction and the 2014 DOE Stormwater Manual for Western Washington. All 
streets shall be crowned at the pavement centerline. Permeable pavement or sidewalks are not 
allowed. [CMC 15.56.100A, CMC 15.56.060, CMC 15.56.090] 

15. If trenches are necessary across either Eugene or Stossel, the street(s) shall be reconstructed 
with a minimum 30-foot wide grind and overlay.  

16. Frontage improvements on Eugene Street are required. Eugene Street is classified as a 
Collector requiring a half-street section of a 10-ft wide traveled lane, 9-ft parking lane, curb, 
gutter and 6-ft wide cement concrete sidewalk.  

17. The proposed residential driveway shall be Type 1, consistent with WSDOT Standard Plan F-
80.10-4. Driveway width shall not exceed 18-feet wide or be less than 10-feet wide. [CMC 
15.56.050] 

18. No portion of a cement concrete driveway shall be within 5-feet of the adjacent property lines. 
[Carnation Street Standards]  

19. Reconstruct the existing curb ramp at the southwest corner of the Eugene St/Stossel Ave NE 
intersection to meet current ADA requirements. Ramps shall be aligned to the corresponding 
ramp across the street. If disturbed, street signage shall be replaced with new signs and metal 
posts. 

20. The southwest curb radii at the Eugene St/Stossel Ave intersection shall be reconstructed to 
match the Eugene Street section. 

Construction Activities: 
21. The geotechnical engineer of record shall observe street and utility construction and shall 

conduct on-site material sampling and compaction testing to verify compaction for roadway, 
and utility trenching meets recommended compaction criteria. 

22. Dust generated during construction activities shall be controlled by wetting the dust sources of 
exposed soils and washing truck wheels before trucks leave the site.  Mud and dirt shall not be 
tracked onto public rights-of-way. 

23. Effective erosion control and sediment measures shall be designed, installed, and maintained 
to minimize the discharge of pollutants.  A temporary sediment pond shall be designed and 
constructed as part of the sediment control measures. 
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General: 
24. All existing and proposed electric, telephone, cable, and communication lines shall be placed 

underground from the existing distribution lines to the proposed townhouses.  The utility 
designs shall include a trench detail and continuous underground warning tapes installed 12-
inches above each buried utility line. [CMC 15.60.350] 

25. Building permits will not be issued before the utility services are stubbed out to the property 
line. 

26. Approval of the following city permits, and corresponding drawings are required before 
construction activities are allowed to proceed: 

• Drainage Permit 

• Side Sewer Permit  

• Water Service Installation  

• Water Availability 

• Sewer Availability 

• Clearing, Filling & Grading Permit if required per Carnation Municipal Code 15.44.20 – 
15.64.210. 

• Right-of-Way Permit 

27. Partial closure of Eugene Street or Stossel will require a traffic control plan that must be 
included with the Right-of-Way Permit application. 

28. Construction performance and maintenance guarantees shall be provided in accordance with 
City of Carnation Street and Storm Sewer System Standards.  Before utility extension and right-
of-way permits are issued, the applicant shall furnish the City a performance bond to guarantee 
the full and complete construction and installation of the right-of-way improvements. [CMC 
15.16.740]   

29. The Developer shall transfer ownership of accepted water and sewer facilities installed by the 
Developer to the City of Carnation through a Bill of Sale prior to final recording.  The Bill of Sale 
shall include but not limited to the legal description of the development and material quantities 
of water and sewer facilities installed. [CMC 15.60.010] 

30. A pre-construction meeting with the Contractor(s) shall be held before commencing work under 
the permits listed above.  The Contractor(s) connecting to city water and sewer systems shall 
have similar experience and pre-approved by the city’s public works superintendent.  

 
Detailed design drawing are not required at this time, detailed design drawings by a professional engineer 
are required and shall be submitted after preliminary plat approval. These requirements may change, or 
new requirements imposed with submittal of additional information. 
 
 
Sincerely, 
 
 
 
 
 
Jorge Garcia, P.E. 
HNTB 


