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CITY OF OAK HARBOR AGENDA

PLANNING COMMISSION May 27, 2014
REGULAR MEETING 7:30 P.M.
CITY HALL
ROLL CALL: FAKKEMA WASINGER
JENSEN PETERSON
FIKSE FREEMAN
SCHLECHT
Page 4
1. Approval of Minutes — April 22, 2014
2. Public Comment — Planning Commission will accept public comment for items not
otherwise on the agenda for the first 15 minutes of the Planning Commission meeting.
Page 7
3. BECKETT LANDING SUBDIVISION- Public Hearing

“Beckett Landing” is a proposed subdivision on 4.90 acres located south of the terminus
of NW Prow Street, north of the existing and proposed Island Place development, and
west of the Paragon Place development and Heller Road. The applicant proposes 22
single-family detached lots, with associated street and utility improvements and native
vegetation areas. The Planning Commission will conduct a public hearing and potentially
make a recommendation to City Council.

P%Iq 39 _ _

4. WATER SYSTEM PLAN — Public Hearing
The City of Oak Harbor is updating its Water System Plan of which the Water Use
Efficiency program is a part. A Water System Plan and Water Use Efficiency program is
required to be adopted by the City every six years by the Washington State Department
of Health for all public water systems. The purpose of the Plan and Efficiency program is
to preserve state water resources and provide long-term maintenance of public water
supplies. Staff will present information on the city water supply, current status of the
Water Use Efficiency program and the goals proposed for the program as it continues to
the public and the Commission. An essential component of the program is the water rate
structure. Public comment is invited especially from water system customers. Materials
supporting the rationale for water efficiency goals can be viewed at the Development
Services Department at Oak Harbor City Hall, 865 SE Barrington Drive. This Planning
Commission meeting will also serve as the informational meeting for consumers as
required by WAC 246-290-100(8). Planning Commission is expected to accept
comments in a public hearing for this item.

Page 46

5. 20%4 COMPREHENSIVE PLAN AMENDMENT = SCENIC VIEWS - Public Meeting
Staff will continue the discussion related to Scenic Views within Oak Harbor. Staff will
present various goals and policies currently within the Comprehensive Plan that either
support or conflict with ideas surrounding the preservation of scenic views.

Page 58 ) )

6. Mé)ICAL MARIJUANA — Public Meeting
A moratorium is presently in place prohibiting the establishment of medical marijuana
collective gardens and marijuana dispensaries in Oak Harbor. Last month staff briefed
the Planning Commission on the current status of medical marijuana law in Washington
state. Staff will once again brief the Commission on this matter.
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PLANNING COMMISSION
REGULAR MEETING

CITY HALL — COUNCIL CHAMBERS
April 22, 2014

ROLL CALL: Present: Keith Fakkema, Ana Schlecht, David Fikse, and Bruce Freeman
Absent: Sandi Peterson, Greg Wasinger and Kristi Jensen
Staff Present: Development Services Director, Steve Powers; Senior Planners,
Cac Kamak and Ethan Spoo

Chairman Fakkema called the meeting to order at 7:35 p.m.

PUBLIC COMMENT:
None present for comment.

MINUTES: MR. FREEMAN MOVED, MR. FIKSE SECONDED, MOTION CARRIED TO
APPROVE THE FEBRUARY 25, 2014 MINUTES AS PRESENTED.

2014 COMPREHENSIVE PLAN AMENDMENT = SCENIC VIEWS - Public meeting

Mr. Kamak presented the staff report summarizing the actions taken to-date regarding the
scenic views study initiated in 2012 which began with a public outreach effort that solicited
photos from citizens on scenic views within Oak Harbor. Criteria were developed to assist in the
selection of views for preservation which led to the selection of 9 potential views for
preservation. Over the next few Planning Commission will begin considering draft
regulations/guidelines tailored specifically for each view.

Planning Commission Discussion

Commissioners asked staff if there were any mechanisms in place now should a development
or redevelopment application be submitted today. Staff indicated that the Shoreline Master
Program has a section on scenic views which would apply to properties within 200 feet of the
Ordinary High Water Mark. For properties outside of that there are no regulations for scenic
views today other than a general requirement in site plan chapter of the Municipal Code
regarding impact on views. Mr. Fikse cautioned against restricting property owner rights and
pushing business out of the business districts.

MARITIME USES - Public meeting

Mr. Kamak presented the staff report that presented background on the Maritime land use designation
which was adopted in 2012 to foster development on lands adjacent to the Marina. Since zoning
regulations are necessary to implement the intent of the Maritime land use designation, the Planning
Commission discussed the basic framework for zoning regulations in early in 2013. Staff’'s next step is
to draft regulations for Planning Commission review in May.

Planning Commission Discussion

Mr. Freeman asked staff to provide a map of the Marina area showing the property lines and
what areas the City owns and State owns to help with their discussion about future
redevelopment possibilities and zoning regulations.

MEDICAL MARIJUANA — Public meeting

Mr. Powers presented the staff report presenting background information on medical marijuana
related uses. The City Council imposed a six-month moratorium on the establishment of
medical marijuana dispensaries, collective gardens and the licensing and permitting thereof.

Planning Commission
April 22, 2014
Page 1 of 2



The Council voted to extend the moratorium on February 4, 2014 to await results of the pending
legislation which sought to align the recreational marijuana law with those for medical marijuana
but the 2014 Legislative session concluded without any such alignment. The lack of action at
the State level has left Oak Harbor and other communities without any clear legislative direction
to consider. Mr. Powers noted that recently the State Court of Appeals upheld the City of Kent’s
prohibition of collective gardens, ruling that collective gardens are not legal under Washington’s
current law. But it is likely that the ruling will be appealed to the State Supreme Court.

Mr. Powers welcomed Planning Commission’s preliminary thoughts and stated that staff’s goal
is to present additional information to the Planning Commission’s May meeting.

ADJOURN: 8:30 p.m.

Minutes submitted by: Katherine Gifford

Planning Commission
April 22, 2014
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Memo

To: Members of the Planning Commission

Cc: Steve Powers, Development Services Director
From: Ethan Spoo, Senior Planner

Date: 4/9/2014

Re: Beckett Landing Subdivision — Staff Report

PURPOSE

This staff report summarizes the preliminary plat and critical areas applications for the proposed Beckett
Landing subdivision. This is a Review Process IV, quasi-judicial proceeding intended to have Planning
Commission review the preliminary plat, accept public comment, and make a recommendation to the City
Council. As a quasi-judicial proceeding, the hearing is subject to the Appearance of Fairness Doctrine, due
process, and limitations of open record hearings contained in Chapters RCW 42.36 and 36.70B.

PROJECT INFORMATION

Developer/Builder: Seattle Pacific Development, LLC

Location: South of the existing terminus of NW Prow Street, north of the approved Island Place Planned
Residential Development, west of the existing Paragon Place development and east of the terminus
of NW Riggings Lane.

Comprehensive Plan Designation: Medium Density Residential
Zoning: R-2 Limited Multi-family Residential

Site Area: 4.90 Acres

Lots: 22

Density: 4.49 dwelling units per acre

Open space provided: 0.41 acres

PROJECT DESCRIPTION

The proposal is a 22-lot subdivision on 4.90 acres (see Attachment A, Beckett Landing Preliminary Plat). The
applicant is seeking preliminary plat approval to subdivide the site and create associated street, sidewalk,
landscape strip and pedestrian access improvements. If the preliminary plat application is approved, as
recommended subject to the conditions of approval in Attachment B, the applicant will proceed to the next step
of the approval process which is the submittal of detailed civil engineering construction drawings.

Public, residential streets are proposed to serve the development. The project will extend the existing stub of
NW Prow Street from north to south through the subdivision to provide connections to the Meadowridge
development to the north and to Phase 2 of the approved Island Place development to the south. In addition,
the applicant is also proposing to extend NW 7" Avenue to the western property boundary for eventual



connection with NW Upsala Drive. In the interim, the applicant will provide a temporary turnaround for
emergency vehicles on the west side of the site.

The preliminary design of the site was influenced by the requirement to preserve the portion of the wetland at
the southwest corner of the site, as well as the need to connect with the existing street system. That wetland is a
category lll wetland (category | are highest quality wetlands and category IV are lowest quality) with standard
70-foot required wetland buffer extending from the edge of the wetland. State law, as well as the City’s critical
areas code (Title 20), starts with the premise that wetlands will be preserved. The applicant does not propose
any alteration to the wetland. The applicant has, however, applied for a critical area permit to reduce the size of
the required wetland buffer from 70 feet to 40 feet using a combination of incentives available in the code such
as infiltrating stormwater in the adjacent raingarden, protecting the wetland from light and noise using a fence,
and replanting the wetland buffer with native trees and shrubs to enhance its quality. The applicant's wetland
consultant, Wetland Resources, Inc., provided a Buffer Enhancement Plan (Attachment C) showing how they
propose to install additional trees and shrubs in the buffer and maintain them for five years until established.

The applicant is also proposing to preserve 10 percent of the site area as native vegetation, as required by the
City’s code. These native vegetation areas are located in the rear yards of lots 16-20, in the wetland buffer in
Tract 998, and in Tract 999 bordering lots 11-15. See Attachment D - Landscape Plans.

APPLICATIONS UNDER REVIEW

The application review before the Planning Commission contains the following two applications with further
discussion of their review criteria below:

1. Preliminary Plat
2. Critical Areas Permit

PRELIMINARY PLAT

The City’s code (OHMC 21.20.080) and state law establish criteria for the review of preliminary plats under
OHMC 18.20.260. Planning Commission reviews the preliminary plat and makes a recommendation to the City
Council after taking comments in a public hearing. Since the ultimate approval authority for preliminary plats is
the City Council, the review criteria address the City Council, but Planning Commission uses the same criteria to
make its recommendation. Below, staff are providing responses to the review criteria to assist Planning
Commission in its decision. Please also see Attachment A, which is the Beckett Landing Preliminary Plat.

The City Council shall inquire into the public use and interest proposed to be served by the
establishment of the subdivision and dedication(s). It shall make written findings:

(&) Whether appropriate provisions have been made for, but not limited to, the public health,
safety and general welfare, for open spaces, drainage ways, transit stops, potable water
supplies, sanitary wastes, parks and recreation, playgrounds, schools and schoolgrounds,
and all other relevant facts, including sidewalks and other planning features that assure
safe walking conditions for students who walk to and from school.

Response:

e Public health, safety and general welfare: The applicant is making provisions to prevent impacts to
public health in the preliminary plat including providing connections to the pubic sewer and water
system for each lot, channeling stormwater runoff away from buildings where it could damage
structures, enhancing the quality of the wetland buffer, and providing safe and efficient streets. The
applicant is meeting City subdivision requirements as regards to utilities and vehicle/pedestrian



circulation which will help ensure the public health, safety and general welfare of residents of the
subdivision. See Attachment E - Beckett Landing Preliminary Site/Utilities Plans.

There is a septic drain field and private force main on the subject property serving the Heathrow
Apartments on the properties to the west and north of the Beckett Landing property. Staff is
proposing that a condition of approval be applied to the preliminary plat approval requiring that the
septic drain field and force main be decommissioned in accordance with State and County
regulations prior to the issuance of building permits. This condition will protect public health by
ensuring that the drain field is decommissioned in accordance with applicable regulations. The
septic drain field and private force main are shown on Attachment F.

Open spaces: There is no minimum open space requirement for preliminary plats. Nevertheless,
the applicant is providing passive open space surrounding the wetland to protect it as required by
state and city code. This open space provision will provide aesthetic and environmental benefits to
the future residents of the subdivision. Finally, the applicant will pay community and neighborhood
park impact fees which will be used to construct new parks and park capital facilities within Oak
Harbor to serve the residents of this subdivision.

Drainage Ways: The sole natural drainage on the site is a depressional wetland located at the
southwest corner of the site. This wetland receives runoff and groundwater from the site during
times of heavy rainfall. The applicant is proposing to preserve this wetland and enhance the buffer
around it with additional plantings. In addition, stormwater runoff from the impervious surfaces on
the site will be channeled to and treated in the onsite raingarden adjacent to the wetland. During
times of heavy rainfall, the raingarden and overflow spreader may release treated stormwater to
the wetland. Staff is recommending that a condition of approval be applied requiring that the
applicant meet all city standards when submitting construction drawings, thereby requiring the
applicant’s raingarden design to also meet applicable standards. (see Attachment B). Through this
condition of approval and the proposed preservation of the wetland, the applicant is making
appropriate provisions for drainage ways onsite and mitigating impacts to the drainage ways from
proposed development through the treatment of stormwater.

Transit stops: Island Transit serves the site within walking distance. There is a transit stop along
Heller Street near the intersection of Crosby Avenue within % mile served by routes 2, 9, and 10.
The site, thus, has a high level of transit service.

Potable water: as previously mentioned, each lot within the subdivision will be connected to the
City’s public water system which is a high quality system meeting state quality requirements. The
City has planned for and can accommodate the growth in population on the subject site to serve it
with potable water.

Sanitary wastes: Each lot within the site will be served by the City’s solid waste service.

Parks and recreation, playgrounds: The applicant will pay a neighborhood and community park
impact fee to help offset the City’s cost of providing park and recreation facilities to the residents of
the subdivision.

Schools and school grounds: The Oak Harbor School District will serve the residents and children
of the proposed subdivision for educational needs from kindergarten through grade 12. The
residents of the subdivision will contribute to the funding of the school district through the payment
of property taxes.



e Other relevant facts, sidewalks, safe routes to school: The applicant is proposing to provide
sidewalks on both sides of the public streets within the subdivision. In addition, the applicant will
provide a pedestrian/bike connection from the eastern terminus of NW 7" Avenue south toward the
Island Place development. The pedestrian/bike connection will help create an interconnected,
multimodal transportation system and shorten walking distances to school facilities.

(b) Wether the public use and interest will be served by the platting of the subdivision and
dedications(s)

Response: The public interest for this property is represented in the City of Oak Harbor Comprehensive Plan,
which designates this site for medium-density residential development. The applicant is proposing to subdivide
the site to allow for future construction of single-family residences, which is an allowed use in the R-2 Limited
Multifamily Residential zone, which implements the City’s comprehensive plan. In addition, the applicant is
proposing public facilities to serve the lots such as public water, sewer, and roads, which will help ensure that
the public interest is served through the provision safe, efficient utilities and transportation.

CRITICAL AREAS PERMIT

The applicant is proposing to reduce the size of the standard 70-foot wetland buffer for the category Il wetland
onsite to 40 feet using incentives and buffer averaging. To do so, the applicant needs approval of a critical areas
permit in compliance with OHMC Title 20. The applicant has submitted a Wetland Report (B&A, Inc, dated
September 23, 2014), an Addendum to Wetland and Buffer Enhancement Reports (Wetland Resources, Inc.
dated March 11, 2014), and a Buffer Enhancement Plan (Wetland Resources, Inc. dated March 11, 2014).
Together, these documents demonstrate compliance with the City’s critical areas code and show how the
applicant will enhance the wetland buffer with additional native species, maintain these plantings, and monitor
them for success. Staff is recommending approval of the applicant’s critical areas permit request.

STATE ENVIRONMENTAL POLICY ACT

A Mitigated Determination of Non Significance (MDNS) was issued by the Director on April 4, 2014 for the
project (see Attachment G). The SEPA Official issued a revised SEPA MDNS on April 21, 2014 to add a
condition addressing the decommissioning and removal of the septic drain field and private force main on the
property based on comments received during the SEPA MDNS comment period. With the mitigation measures
described in the determination, all of the anticipated environmental impacts from the proposed subdivision
project will be mitigated to a level of non-significance. The mitigation measures include complying with the City’s
critical areas regulation for the wetland, installing City-approved street lights, installing a traffic calming device
along Prow Street, and decommissioning the private force main and septic drain field in accordance with State
and Island County regulations.

CONCLUSION

Based on the information provided by the Applicant and the review and analysis conducted through the
application process, staff find the Applicant has sufficiently addressed the requirements of the OHMC relating to
preliminary plats and critical areas permits. Staff recommends that Planning Commission recommend approval
of the preliminary plat and critical areas permit subject to the conditions of approval in Attachment B.

RECOMMENDATIONS

1. Conduct the public hearing
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2.

3.

Forward a recommendation to City Council for approval of the preliminary plat and critical areas permit
for Beckett Landing subject to the conditions of approval as stated in Attachment B.

Adopt Findings of Fact (see Attachment H).

ATTACHMENTS

1.

2.

Attachment A — Preliminary Plat Map dated March 24, 2014
Attachment B — Conditions of Approval

Attachment C — “Buffer Enhancement Plan”, Sheet 1/1, Wetland Resources, Inc. dated March 25,
2014.

Attachment D — “Landscape Plans”, Sheets L1-L6, Origin Design Group, dated March 24, 2014.

Attachment E — “Beckett Landing Preliminary Site/Utilities Plans” Sheets C1.0 — C3.0, SDA, dated
March 24, 2014

Attachment F — Preliminary Plat showing drain field and force main.
Attachment G — SEPA MDNS, dated April 4, 2014

Attachment H — Planning Commission Findings of Fact
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STREET) AND RUNS NORTH TO CROSBY ROAD). ASSOCIATION. (H.0.A.). THE NATIVE VEGETATION THAT FALLS WITHIN THE LOT BOUNDARY OF c1 39.47 | 25.00 90°27°32" HAZARD AREA. LEGAL DESCRIPTION
’ HALL BE OWNED AND MAINTAINED BY THAT LOT IN WHICH IT IS CONTAIN c2 39.07 | 25.00 89°32'28" 3) ALL LOT AREAS ARE GROSS AREAS UNLESS OTHERWISE NOTED.
2) BASIS OF BEARING: BEARING SYSTEM IS BASED UPON THE NAD ANY LOT SHALL BE O D MAINTAINED B ED. 228
. TEMPORARY TURN AROUND c3 33.06 25.00 75'46'28" 4) FIRE HYDRANT(S) TO BE INSTALLED WITHIN THE SUBDIVISION AS DIRECTED THAT PORTION OF THE SOUTH 276 FEET OF THE SOUTHWEST
1927 COORDINATE SYSTEM NORTH ZONE AS PER MEADOWRIDGE, DIV, THE TEMPORARY TURN AROUND LOCATED AT THE WEST END OF N.W. 7TH AVENUE SHALL BE c4 42.30 | 25.00 96'56'47" BY THE FIRE MARSHALL. QUARTER OF THE NORTHWEST QUARTER OF SECTION 34
NO. 1, VOL. 13, PG. 110-111. EXTINGUISHED AND THE IMPROVEMENTS SHALL REMOVED BY THE OWNER OF LOT 7, ONCE N.W. c5 22.51 | 175.00 722'07" 5) BUILDING SETBACKS ARE 20’ FRONT YARD, 5’ & 12’ SIDE YARDS, 20’ TOWNSHIP 33 NORTH, RANGE 1 EAST OF THE W.M., AS
3) CONVERSION TO WASHINGTON COORDINATE SYSTEMS, NORTH ZONE 7TH AVENUE IS EXTENDED WESTERLY. THE SIDEWALK, LANDSCAPING AND NECESSARY STREET c6 31.56 | 12500 | 1422755” REAR YARDS, 15' REAR YARD NEAR WETLAND BUFFER IN TRACT 998, & 15' MEASURED PARALLEL TO THE SOUTH LINE OF THE FOLLOWING
(NAD 83/91), A ROTATION OF (00°01°27") TO THE SOUTH LINE AS IMPROVEMENTS WILL HAVE BEEN COMPLETED PRIOR TO BUILDING PERMIT ISSUANCE FOR LOT 7. c7 21.95 | 175.00 1344706 SETBACKS ON FLANKING STREETS. ’ DESCRIBED TRACT:
CALLED OUT AS N 8800°39” W TO ACHIEVE A BEARING OF N NATIVE VEGETATION AND NATIVE VEGETATION BUFFERS~(N.V.E. NATIVE VEGETATION EASEMENT) C8 27.78 | 175.00 90545 6) 10° UTILITIES EASEMENT ABUTTING ROAD FRONTAGE ON ALL LOTS AND ’
88°02°06” E AS SHOWN ON THE NORTH LINE OF THE PLAT OF ISLAND & (N.V.B. NATIVE VEGETATION BUFFER) THE NATIVE VEGETATION AND THE NATIVE VEGETATION Cc9 21.88 175.00 7°09°52" TRACTS AT TIME OF RECORDING. THE WEST 773.95 FEET OF THE EAST 1033.95 FEET AS
PLACE DIV. %,O(‘ f xgé 575,’?\2-% ggﬁ;,fgz "DATA ID#SLUG. ELEV=135.52 g%g,;'g@ST ?ZELEUF;%%N V//%'HmEITRHEN?);%,I?VA%PS;\@ETEfR;%EI HO%%%NgZ/S\LLS HgéLNgwi’?VEA?geAL OF %’,‘3 ’2‘22 722‘33 ’g:gg:ﬁ‘;: 7) ADJOINING LOT DATA INFORMATION TAKEN FROM THE PROPERTY AND TAX MEASURED FROM THE CENTER OF HELLER ROAD IN THAT
3 CONVERSION: N THIS VIGINITY SUBTRAGT 3,261 T0 NAVD 1988 T0 VEGETATION WITHIN THESE AREAS. TRIMMING AND TREE REMOVAL WITHIN THE NATIVE c12 1795 | 2500 | 410540° S D B e i Paoor: QUARTER OF SECTION 54 TONNSHIP 33 NORTH, TANCE 1|
ACHIEVE NGVD 1929 " VEGETATION AREAS SHALL ONLY OCCUR SUBJECT TO CITY OF OAK HARBOR STANDARDS (OHMC Ci3 4567 | 5200 504329 8) FOR LINE OF DEVELOPMENT ACTIVITY AND PROJECT CLEARING LIMITS SEE EAST OF THE WM. LYING SOUTH OF CROSBY RO Ag GE 1
6) TBM: BOLT HEAD ON TOP OF F.H., LOCATED IN THE NW 19.46.140(11)), Ci4 2017 | 52.00 | _271321" b diok o S s o '
) TBM: H., STREET TREES AND PLANTER STRIPS T %35 1T 5200 ORIy 9) TWO OFF-STREET PARKING SPACES ARE REQUIRED FOR EACH s IN ISLAND COU
INTERSECTION CORNER OF 925 AVE W. & 160TH NW STREET, STREET TREES PLANTED IN THE DESIGNATED LANDSCAPE STRIP ALONG FRONTAGE OF ALL 16 2200 T 5200 61547 SINGLE—-FAMILY DWELLING UNIT. THE SPACES CAN BE DRIVEWAY OR GARAGE ITUATE IN ISLAND COUNTY, WASHINGTON.
EL=161.72 LOTS, IN. ACCORDANCE WITH THE APPROVED LANDSCAPE PLAN ASSOCIATED WITH THE c17 01 T 5200 262209 SPACES. EACH SPACE MUST BE 9' WIDE BY 20’ LONG.
7) DATUM: NAVD 88 3_,9 5/20// Rl:_S/DENﬂAL PLAT OF BECKETT LANDING, SHALL BE MAINTAINED BY THE PROPERTY OWNERS Ci8 53.85 52.00 5919'50" 10) PROJECT SHALL BE CONSTRUCTED IN ONE PHASE.
/Dﬁ/"’t = ' * OF LOTS DIRECTLY ADJACENT TO THE LOCATION OF THE STREET TREES. THE REPLACEMENT OF 19 22.06 | 52.00 31357 11) NO PLAT MONUMENT / SIGNAGE IS PROPOSED FOR THIS SUBDIVISION GRAPHIC SCALE
DRAINAGE, GRADING—AND—tANDSCAPE NOTES! STREET TREES FOR THESE THAT HAVE DIED IS THE RESPONSIBILITY OF THE ADJACENT : : 243135 ‘
PROPERTY OWNERS. THE LOCATION AND TREE SPECIES FOR REPLACEMENT TREES MUST BE IN ¢20 21.66 | 25.00 49'37'55" 12) WELLS TO BE ABANDONED IN ACCORDANCE WITH DEPARTMENT OF <9
CONFORMANCE WITH THE APPROVED LANDSCAPE PLAN FOR THE PLAT OR AS APPROVED BY c21 24.54 | 175.00 802100 ECOLOGY REQUIREMENTS. THIS WELL DOES NOT SERVE ANY ADJACENT Q)\“
THE DIRECTOR AND SHALL NOT OBSTRUCT THE TRAVEL LANE OR PARKING STALLS AT FULL €22 25.31 | 175.00 817°06 PROPERTY OR ANY OTHER PROPERTY. 40 0 40 80 @C N
MATURITY. IF PROPERTY OWNERS DO NOT MAINTAIN STREET TREES, THE CITY OF OAK HARBOR c23 35.47 | 125.00 16'15'37" 13) MAINTENANCE OF THE IRRIGATION AND IRRIGATION WATER COSTS FOR SCALE: 1" = 40" ™ )
MAY CHOOSE TO MAINTAIN THESE TREES AND INVOICE THE ADJACENT PROPERTY OWNER FOR C24 56.38 | 125.00 25'50'31" THE PLANTER STRIPS IN PUBLIC RIGHT OF WAY SHALL BE PAID BY THE : = Q\%b‘ o
THE COST OF THE WORK. c25 3.36 175.00 1°05°56" HOMEOWNER'S ASSOCIATION (HOA) “»‘ ’\'\%‘L\ei‘i“'\\\“
OWNERSHIP AND MAINTENANCE OF TRACTS IF ASSOCIATION IS DISSOLVED 26 62.44 | 175.00 2026'36" FON et
THE TRACTS WITHIN THIS SUBDIVISION SHALL BE OWNED AND MAINTAINED BY THE HOMEOWNER c27 13.13 | 175.00 417'59" M
ASSOCIATION. (H.0.A.). FOR ANY REASON THE THE HOMEOWNERS ASSOCIATION FOR THIS c28 38.29 | 125.00 17'32'59" AND PRELIMd{g‘ Y SUBDIVISION
SUBDIVISION IS DISSOLVED THE MAINTENANCE AND RESPONSIBILITY OF THE TRACTS SHALL RUN €29 36.98 | 175.00 12°06'25" ESOL UTIONS oF OF
WITH AND BE TIED TO LOTS 1 THROUGH 22 OF THIS SUBDIVISION. 030 509 T 12500 515357
PUBLIC ROAD DEDICATION BECKETT LANDING
UPON RECORDING THIS SUBDIVISION, THE ROADS AND STREETS AS SHOWN HEREON SHALL BE
DEDICATED AS PUBLIC STREETS TO THE CITY OF OAK HARBOR PER OHMC 21.40.040 Civil Engineering LAND USE CONSULTANTS ‘
Project Management % Design « Planning « Management IN THE SW 1/4 OF THE NW 1/4 OF SHEET
: . 3605 Colby Avenue ~ Everett, WA 98201 SECTION 34, T.33 N., R.1 E., WM. 1
Planning ORCA Land Surveying e (425) 255-438 - fx (425 258-161 CITY OF OAK HARBOR OF
1724 W. Marine Drive; Suite 140; Everett, Washington 98201 3605 COLBY AVENUE, EVERETT, WA 98201 ISLAND COUNTY, WASHINGTON 2
Office (425) 486-6533 Fax: (425) 486-6593 www.sdaengineers.com 425-259-3400 FAX: 425-258-1616 /
PRQJECT: 2012—-060 | DWG BY: RILM REV: 3—-21—-14 j
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ATTACHMENT B

Conditions of Approval
General

1. The applicant’s civil engineering construction drawings, landscape plans, land clearing plans,
grading plans, and final plat drawing shall be in general conformance with the approved preliminary plat
drawing titled “Preliminary Subdivision of Beckett Landing,” Sheet 1 of 2 dated March 24, 2014.

2. The applicant’s engineering construction drawings and final plat shall be in general conformance
with the approved “Buffer Enhancement Plan, Sheet 1/1” by Wetland Resources Inc. dated March 25,
2014.

Landscaping

3. Prior to construction permits being issued, the applicant shall submit detailed landscape and
irrigation plans in compliance with OHMC 19.46.

4, The applicant shall post a three year maintenance bond to ensure landscaping completion and a
minimum plant survival of 80 percent at the end of three years. The type of bond shall be approved by
the City and must be submitted on forms supplied by the City of Oak Harbor. The approved bond shall
be posted with the Development Services Department prior to the issuance of a building permit. The
bond amount shall be 150 percent of a landscaping maintenance bid amount submitted and approved
by the City. The bid amount must include labor and materials.

5. Prior to final plat approval, the applicant shall submit covenants for the commonly owned native
vegetation areas which describe how these areas are to be preserved and maintained. The maintenance
provisions shall at a minimum describe cutting, trimming, topping, pollarding procedures and removal of
non-native vegetation, trash and debris.

6. Prior to final plat approval, the applicant shall provide easements for all native vegetation areas
contained within private lots which describe how these areas are to be preserved and maintained. The
maintenance provisions shall at a minimum describe cutting, trimming, topping, pollarding procedures
and removal of non-native vegetation, trash and debris.

Plat Drawing

7. Prior to approval of final plat, the applicant is required to submit a copy of all proposed deed
restrictions and covenants.

8. The applicant shall include dedication language on the face of the final plat as stated in OHMC
21.40.040.
9. Prior to approval of final plat, the applicant shall delete the existing language on the face of the

plat referencing maintenance by the City of the pedestrian trail easement in Tract 999 and replace it
with the following language: "The pedestrian bike connection is contained within a publicly accessible
easement. All improvements and landscaping within the easement shall be maintained by the
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ATTACHMENT B

homeowners association. If fencing is installed along the length of the pedestrian bike connection it shall
be no more than 6 feet high when adjacent to the side yard areas of adjacent lots and no more than 3
feet high adjacent to front yard areas of adjacent lots. Fencing shall not be installed within 10 feet of the
terminus of the pedestrian/bike connection at either end."

10. Prior to approval of civil engineering construction drawings, the applicant shall show bollard
lighting at both ends of the pedestrian/bike connection for illumination and safety. The bollard lighting
shall be shown on the construction drawings.

11. Prior to approval of civil engineering construction drawings, the applicant shall show signs at
both entrances of the pedestrian connection indicating that it is publicly accessible to bikes and
pedestrians, but that motorized vehicles are prohibited. Such signs shall be depicted on the construction
drawings and located in the adjacent landscape strips so as to limit the probability of conflicts with
pedestrians and bikes.

Critical Areas

12. The applicant shall submit wetland and buffer monitoring reports in years 1, 3, and 5 after initial
planting to the City of Oak Harbor, Development Services Department. These reports must meet the
recommendations contained in the Addendum to Wetland and Buffer Enhancement Report" and the
Buffer Enhancement Plan, sheet 1/1 dated March 11, 2014 and submitted to the City on March 25,
2014.

13. Prior to approval of final plat, the applicant shall submit a financial guarantee to ensure that the
buffer enhancement plan is fully implemented and meeting performance standards. Guarantees shall be
in the form of a surety bond, performance bond, assignment of savings account, or an irrevocable letter
of credit guaranteed by an acceptable financial institution with terms and conditions acceptable to the
city. Guarantees shall remain in effect for a minimum of five years until the city determines, in writing
that the standards bonded for have been met, to ensure that the required mitigation has been fully
implemented and demonstrated to function. Depletion, failure, or collection of bond funds shall not
discharge the obligation of an applicant or violator to complete required mitigation, maintenance,
monitoring, or restoration.

14. The applicant shall place permanent native growth protection area signs as depicted on the
Buffer Enhancement Plan by Wetland Resources, dated March 25, 2014. These signs shall be placed in
three locations around the perimeter of the wetland adjacent to proposed lots 7, proposed lot 8 and
Tract 997.

15. Prior to final plat approval, the applicant shall install a 6-foot high solid fence along the
proposed buffer perimeter line to block noise and light and provide added protection from humans and
pets.

Engineering
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ATTACHMENT B

16. Following approval of the Preliminary Plat, construction plans must be submitted to and
approved by the Engineering Department prior to commencing any construction activities. These plans
must include all street and frontage improvements (including sidewalk, curb, gutter, paving, traffic
control, storm drainage, and street illumination), all pedestrian tract improvements (lighting, pathway,
landscaping), and all existing and proposed utilities including, but not limited to water, sewer, storm
drainage (including a site drainage analysis), power, telephone, cable, and gas. All proposed
improvements must meet the City of Oak Harbor standards for materials and installation practices.
(Note to applicant: based on the final design of the stormwater treatment and flow control facilities,
Tract 997 and/or the setbacks from the stormwater facilities may have to increase in size.)

17 Prior to final plat approval, the applicant shall grant an easement to the City of Oak Harbor
which shall contain the proposed temporary turnaround on the west side of the site. This easement shall
be granted for the purposes of pedestrian and vehicle travel. No improvements for lots 7 and 8
including, but not limited to driveways, landscaping, buildings, or fences shall be constructed within the
easement for the temporary turnaround. The easement shall be reflected on the final plat drawing.

18. Prior to issuance of construction permits, the applicant shall submit civil engineering
construction drawings showing the proposed temporary improvements within the temporary
turnaround area on the west side of the site. The temporary improvements shall include:

a. Curb, gutter, and sidewalk around the perimeter (circumference) of the temporary
turnaround. The sidewalk shall be constructed of 6-inch thick concrete for the sidewalk to
accommodate the loads of an emergency vehicle.

b. Asphalt pavement section in accordance with City Standards.

19. No portion of the temporary turnaround on the west side of the site shall be north of the face of
the curb along the north side of N.W 7th Avenue.

20. After extinguishment of the turnaround easement, and prior to issuance of a building permit for
lot 7, the owner of lot 7 shall be responsible for the removal of the asphalt pavement section and
concrete improvements from the easement area, restoration of appropriate areas to grass, and
installation of pavement, curb, gutter, sidewalk, planter strip, (including irrigation if present in adjoining
planter strip) street trees and other necessary appurtenances to complete the road frontage section in
alignment with a westerly extension of N.W. 7th Avenue.

21. The applicant must decommission or abandon in-place the existing private septic pressure line
and drain field on the property in accordance with Island County Health Department and State of
Washington Department of Health requirements prior to the issuance of construction permits on the
subject site.
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NATIVE GROWTH PROTECTION AREA
SIGN INSTALLATION GUIDELINES

NOT TO SCALE
TYPE 1 SIGN

PROTECTION AREA  |[=—reflective background.

1. NGPA signs shall be placed no greater than 50 feet apart around the perimeter

Minimum placement shall include one sign per any lot that borders the Native
Growth Protection Area, unless otherwise approved

2. Sign placement shall be subject to the approval of the City. Alternative sign

3. All signs must be secure and permanent.

BUFFER ENHANCEMENT PLAN

As part of the proposed 25-foot reduction of the on-site wetland buffer, the applicant will
enhance 8,760 square feet of the remaining buffer area with a diversity of native species.
The area to be enhanced is currently vegetated sporadic red alder, Douglas fir and
salmonberry. Portions of the buffer buffer area to be enhanced is degraded and devoid
of native understory. Plans for enhancement will include removal of existing trash and
invasive species and then planting the designated areas with the recommended species
listed below.

The proposed plant spacing takes into account the existing native vegetation in the
buffer area. Some light pruning of desirable native vegetation may be necessary to make
space for new plantings. Plant spacing will be on 100% of the area planted to trees on
approximate 12' centers, and 20% of the area planted to native shrubs on 6' centers. All
new plantings will be flagged with brightly colored ribbon. A minimum 2-foot diameter,
2-inch thick ring of mulch will be placed at the bases of each of the plantings. Plant
quantities may be adjusted upon installation, if it is determined that the disturbance area
is smaller or larger than anticipated. The following plant species are proposed:

Buffer Enhancement Planting Plan (8,760 square feet)

Common Name Latin Name Size Spacing Quantity
{i} Douglas fir Pseudotsuga menziesili 1 gal 12’ 20
() Western red cedar 7#uja plicata 1 gal 12’ 20
-% Sitka spruce Picea sitchensis 1 gal 12’ 20
& Western hazel Corylus cormuta 1 gal 6’ 8
@ Vine maple Acer circinatum 1 gal 6’ 8
® Snowberry Symphoricanpos albus 1 gal 6’ 14
e Salal Polystichum munitum 1 gal 6’ 12
£+ Nootka rose Rosa nutkana 1 gal 6’ 8

12"x 18" Aluminum sign with white

Install one per protected feature
in a conspicuous place.

Minimum of two galvanized or stainless
steel wood lag bolts to firmly secure sign.

4' X 4' pressure treated wooden
post with 1/2" chamfer at top.

Magnetic locator pin (e.g., pipe, rebar,
20 penny nail, etc.) placed 8-12" from
post along NGPA line.

Quick-set concrete

Compacted native material

PLANT iINSTALLATION GUIDELINES

Prune diseased and
broken branches

Compacted topsoil
water thoroughly,
fertilize as req'd

Lath stakes driven
securely in to the ground

Prune diseased and

broken branches Planting pit min.

I

Water basin with twice size of root :
3-4" of mulch v
i I e
Planting hole min. i
twice size of root ball 6" mi,jt— B || o———
> s,

Water basin with 3-4" mulch

Unglazed planting pit surface

"_1/2 topsoil, 1/2 native soil,
water thoroughly, fertilize

SHRUB PLANTING DETAIL TREE PLANTING DETAIL
No Scale No Scale

FENCING

A solid 6-foot fence will be constructed along the proposed buffer that borders the two
lots to the north. This fence will block noise and light away from the wetland and
buffer areas as well as keep people and pets out of the buffer area.

NGPA SIGNS

In the city of Oak Harbor, regulated streams, wetlands and their buffers are designated
collectively as Native Growth Protection Areas (NGPA). Native Growth Protection
Areas are to be left undisturbed in their natural state.

The city requires the posting of signs along the NGPA boundary that designate the
presence of the NGPA. Signs shall be placed at approximately 50-foot intervals
around the perimeter of the NGPA. Minimum placement shall include one per lot that
borders the NGPA. Exact sign language shall be approved by the City. An example
of NGPA sign language is as follows:

NATIVE GROWTH PROTECTION AREA

DO NOT7 DISTURB

CONTACT C/ITY OF OAK HARBOR REGARDING USES, RESTRICTIONS, AND
OPPORTUNITIES FOR STEWARDSH/IP

Signs shall be constructed of aluminum or similar durable material. The signs shall be
secured to minimum 6’ x 4” x 4” pressure treated posts buried a minimum two-foot
deep in quick setting concrete.

PROJECTS GOALS, OBJECTIVES AND PERFORMANCE STANDARDS
The following goal, objectives and performance standards will be evaluated to ensure
success of the mitigation project.

Goal:

The goal of this project is to enhance 8,760 square feet of the remaining wetland
buffers on the site with a diversity of native conifers and shrubs to mitigate the loss of
2,993 (2,258 + 735) square feet of wetland buffer habitat. The enhancement plantings
are intended to improve habitat diversity/function, vegetative screening, wetland
protection, and restore previously degraded portions of the buffer. The project goals
will be achieved if the enhancement area meets the following definitions of success:

Performance Standards:

* Year 1: 100% survival of plantings, 40% cover by native trees and shrubs, & less
than 10% cover of invasive species;

* Year 3: 80% survival of plantings, 60% cover by native trees and shrubs, & less than
10% cover of invasive species; and

* Year 5: 80% survival of plantings, 80% cover by native trees and shrubs, & less than
10% cover of invasive species.

Note: tree/shrub cover percentages may include native pioneer species and existing
native species in addition to planted species.

PLANTING NOTES

Timing: Plantin the early spring or late fall. Planting shall not be done in the
summer unless the applicant supplies a temporary irrigation system. Order plants
from a reputable nursery. Care and handling of plant materials is extremely important
to the overall success of the project. All plant materials recommended in this plan
should be available from local and regional sources, depending on seasonal demand.
Some limited species substitution may be allowed, only with the agreement of the
consulting wetland professional.

Plant Distribution: The plants shall be arranged in a pattern with the appropriate
numbers, sizes, species, and distribution to achieve the desired vegetation coverage.
The actual placement of individual plants shall mimic natural, asymmetric vegetation
patterns found on similar undisturbed sites in the area. Spacing of the plantings may
be adjusted to maintain existing vegetation with approval from the consulting wetland
professional.

Mulch: Wood chips shall be used for mulching in the areas planted to trees and
shrubs. All existing vegetation is to be removed from a two-foot diameter area at each
planting site. Wood chips are to be placed in this two-foot diameter area at a depth of
three to four inches, and not within 2” of the plant stem.

Inspections: A certified wetland professional shall inspect the plantings described in
this plan. Due to the physical condition of the site, unusual or hidden site situations,
minor adjustments to the original designs may be required prior to and during planting.
These decisions will be made on-site by the City representative and/or the consulting
wetland professional.

Plant Marking: Lath staking or other marking device, such as brightly colored
surveying ribbon, shall be placed on or near each installed tree and shrub to assist in
locating the plants during maintenance and monitoring.

CLEARING/GRADING, TIMING & TESC
Please refer to the project engineer's plans for detailed information on clearing and
grading on this site.

Construction activities within and adjacent to the wetland areas shall be done during
the dry season, from approximately June to late September.

Prior to beginning any development or mitigation activities, construction or siltation
fencing shall be installed as described in the grading plan construction drawings. A
pre-construction meeting between the City, the consulting wetland professional,
contractor and equipment operator(s) will be held prior to any mitigation activities to
inspect the location of siltation fencing.

All sedimentation control facilities shall be kept in place and functioning until
vegetation is firmly established. Refer to site engineer's TESC plan for all erosion and
sedimentation control details.
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PRE-CONSTRUCTION MEETING

A pre-installation site mzeting shall occur between the consulting biologist, the
contractor, and the landscaper prior to construction. Details of planting the mitigation
area shall be discussed during this pre-installation site meeting.

PROJECT MONITORING PROGRAM
Requirements for monitoring project
Monitoring reports, including a final report, shall be completed during Years 1, 3, & 5.

Purpose for Monitoring

The purpose for monitoring this mitigation project shall be to evaluate its success.
Success will be determined if monitoring shows at the end of 5§ years that the goals
and performance standards stated above are being met. If the project does not meet
the definition of success, the City may extend the bonding period. The property owner
shall grant access to the mitigation area for inspection and maintenance to the
contracted landscaper or wetland specialist and the City biologist during the period of
the bond or until the project is evaluated as successful.

Methodology

During the each inspection, the planted vegetation will be monitored within each
mitigation area. Monitoring vegetation involves measuring plant species establishment,
survival, vigor, and vitality. The percentages of spatial cover of the dominant species
for each of the three plant community layers are estimated in each planting area.
Wildlife monitoring is limited to species heard or observed during the site visits.
Monitoring of vegetation shall be done annually between August 1 and October 30
(prior to leaf drop), unless otherwise specified.

The following data shall be recorded for each data site:
-Species present

-Aerial cover by native and non-native species
-Quantity of dead plants

-General observations

Photo points

Permanent photo points will be established within the mitigation areas. Photographs
will be taken from these points to visually record condition of the enhancement area.
Photos shall be taken annually between August 1 and October 30 (prior to leaf drop),
unless otherwise specified.

MAINTENANCE MEASURES

The planting areas may require periodic maintenance during the monitoring period.
Maintenance may include, but will not be limited to: removal of competing grasses and
invasive vegetation (by hand if necessary), irrigation, replacement of plant mortality
and/or the replacement of mulch. Aggressive control of invasive grasses may be
required in the restoration areas. Chemical control, if necessary, shall be applied by a
licensed applicator following all label instructions.

CONTINGENCY PLANNMING

If 20 percent of the plants are severely stressed during any of the inspections, or it
appears 20 percent may not survive, additional plantings of the same species may be
added to the planting area. Elements of a contingency plan may include, but will not
be limited to: more aggressive weed control, pest control, mulching, replanting with
larger plant material, species substitution, fertilization, soil amendments, and/or
irrigation.

PERFORMANCE BONDING

A performance bond shall be provided to the City for the period of five years from the
completion of the project, for the estimated cost for plant materials/labor, maintenance
and monitoring. Annual monitoring reports and seasonal maintenance will be required
to assure the success of this enhancement plan. The bond shall be released at the
end of five years, only upon successful determination for all portions of this mitigation
project. The following is an estimate of plant materials, labor, maintenance and
monitoring. This does not represent a bid to install:

Estimated cost of installing 110 one-gallon plants ($10.50/plant)  $1,045.00
Estimated cost of maintenance ($400.00/year for five years) $2,000.00
Estimated cost of monitoring ($900.00/year for Years 1, 3 & 5) $2,700.00
Estimated Cost of Project/Bond Amount $5,745.00
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Seattle Pacific Homes
Attn: Nate Perkl
120 SW Everett Mall Way, #100
Everett, WA 98204

BECKETT LANDING
CITY OF OAK HARBOR, WASHINGTON
.. (Portion of Section 34, Township 33N, Range 1E, W.M.)

BUFFER ENHANCEMENT PLAN

%,
2,
%

16

SHEET 1/1




ATTACHMENT D

A/ =N
GENERAL NOTES IN THE S.W. 1/4 OF THE N.W. 1/4 OF SECTION 34, TOWNSHIP 33 @
THE GENERAL CONTRACTOR IS TO PROVIDE SUBGRADES 4" BELOW HARD SURFACES NORTH, RANGE 1 EAST, W.M.
PLUS/MINUS .1 FOOT. -PROJECT SITE
ALL ROUGH GRADING SHALL BE POSITIVE, DRAINING AWAY FROM ALL STRUCTURES. :
ALL STONES LARGER THAN 1.5” DIAMETER SHALL BE REMOVED FROM THE GROWING :;,. >
MEDIUM. WHIDBEY o
(2}
TOPSOIL SHALL BE PLACED AT A MINIMUM DEPTH OF 8" IN ALL LAWN AND BED E
AREAS. ~
‘ | X
TOPSOIL SHALL BE TILLED INTO THE EXISTING SUBGRADE TO ELIMINATE SOIL -
INTERFACE PROBLEMS. ) ’ K
| 1 .
ALL BED AREAS TO RECEIVE 2” OF FINE GROUND FIR OR HEMLOCK BARK, udl f 5
COMPOSITION MULCHES ARE NOT AN ACCEPTABLE ALTERNATIVE. | o j 5 ) Z "
| w [ S =
TREES AND SHRUBS ARE TO BE PLANTED AT A DEPTH 3/4” HIGHER THAN THE = l W l VICINITY MAP <
LEVEL THAT THEY WERE GROWN IN THE NURSERY. o . > ,
< j %, 1"=2000
BARK MULCH IS NOT TO BE PLACED ABOVE THE ROOT CROWN. 8 | 2/ %
2
ALL PLANTS SHALL AT LEAST CONFORM TO THE MINIMUM STANDARD ESTABLISHED o g’ ; / ( 8
BY THE AMERICAN ASSOCIATION OF NURSERYMEN. | E e — > ® o
| < TBM, BOLT HEAD T / Z (%
LAWN AREAS ARE TO BE HYDROSEEDED WITH VAN DEN AKKER'S EMERALD VELVET ON TOP O 14 | /_ = (—D— 7] s
MIX PER MANUFACTURER’S SPECIFICATIONS, OR APPROVED EQUAL. REMOVE ALL — \ ,“ﬁ B _— ~4 9
STONES LARGER THAN 1” FROM LAWN AREAS. 10 J ~ m = 9
RO R TNW 7 ~ / " < (=]
SUBSTITUTIONS ARE STRONGLY DISCOURAGED. IF PLANT AVAILABILITY IS A PROBLEM, .o~ N.W. QUARTERDECK Ltqgﬂiévg\’ / ; e ,02-53} @ 32
CONTACT THE LANDSCAPE ARCHITECT FOR SOURCES OR ACCEPTABLE ALTERNATIVES. OAK HARBOR WEs | _— : —W—““‘}ngoo 39" W 1oner T W ”1“ ET | =43.53  © ) gg
A T view .- ————— e & Z100. . a
IF THE SITE WORK IS DIFFERENT THAN SHOWN ON THE LANDSCAPE PLAN, OR oAk JAZBQQGG%G aarry | ) 5 e roudh o .;«:““ : SW N 889059" W 5051 . | 2q
POOR SOILS AND DEBRIS ARE DISCOVERED, REQUIRING CHANGES TO THE EX. DUPLEX J - S/DEW:’ML&@_V@{{_ S % \N. \8TH AVENUE R — /?000/ FO MARTINEZ EX. SF. o
LANDSCAPE PLAN, CONTACT THE LANDSCAPE ARCHITECT FOR INSTRUCTION. B o AT DLLEN % ST , —— L ——1 ot e, / s N B A z
7 UARTERDECK 1 p ) / b N e ——eee s WA 9827 e
THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR MAINTAINING THE LANDSCAPE O HARGOR. WA 98277, o €151, 4%&%% > £x, o8 8 13820 ! ; J/ e £x s 17387\ \ S1me vy CALOMELL [ ex s | | ERNESTO 62
’ — 5 ¢3>/ N = =165 16/ WPV H
DURING INSTALLATION, UNTIL FINAL ACCEPTANCE BY THE OWNER'S REPRESENTATIVE. —— / ;,:/ a,__[ T y, ,EFZ?TW : \g ; jﬁg%ﬁ ptij) /' | L { y IE 165.7)5(/5 W8"PVC) ouc' 1 gg@?’éw\ \ L OAKR et 8T
e T . sF  (E=154.36(E12°PVC -
THE LANDSCAPE CONTRACTOR SHALL WARRANTY ALL MATERIALS AND WORKMANSHIP T N e S N R ‘\ o Eﬂtcgf—,ggfgm A R /o ESauRTA - L\
FOR A PERIOD OF ONE YEAR, FROM THE TIME OF FINAL ACCEPTANCE. o /{ EX SFR \ 7l | 6 | 5 3 E? /5_154 43( 2°PvC) \ r"j ‘OA7 HARBOR\WAA;§277IOA ffjﬁggﬁachAg%;W\ EX SFR\ | I
8 —_— - THOMAS FLOWE 21 |
- D) 7/?/\(7 g\ | \ 3 f— 1 | A
DURING THE WARRANTY PERIOD, THE LANDSCAPE CONTRACTOR WILL NOT BE | M| 771 g aumremeeok 1p) , Jr— B A A%éé%‘éﬁﬁﬁi%’}éf S l ;4 v \ 2 5 ]
RESPONSIBLE FOR PLANT DEATH CAUSED BY UNUSUAL CLIMATIC CONDITIONS, O [ o Fence o’ HARBOR, WALQ%’%f 755 W QU P TERDEeK L. | OAK HARBOR\WA 98277 ot . 2 MD-O%/D/G@ o No\\ \ \ ‘ [;( srr TS P S v v
VANDALISM, THEFT, FIRE, OR POOR MAINTENANCE PRACTICES. THE LANDSCAPE . e T ey wasezry T (Ssa 6 woomgnce, | [T OB < | ) 1o 3 5 I\ et /N AN /A
ARCHITECT SHALL HAVE SOLE AUTHORITY TO DETERMINE THE CAUSE OF DEATH. | S T Nor e A \ \ R , ko
ot By ot L < : Vg e\ e \«»f o
: 13 .9 N. 0. F
— PLANT COUNTS PROVIDED ARE ESTIMATES ONLY. CONTRACTOR IS RESPONSIBLE FOR - w Rhg pAR -/ ; = \\ _ TN L’”E\ ) - IS 3
CALCULATING ALL FINAL AREA AND COUNTS. 1 Z W i ' ol fPVE.
| EX. GRAVEL AREA 780 N MW(SC?TLX:\ZW / ' @ 20’ .
OAK HARBOR, WA 98277 © : : 20" Bl : ,ZOQ';D \7s7 ww
g L( [ 6,002 SF. "@”’5 g'[“-—%\ S WG
MAINTENANCE NOTES PER OHMC 19.46.050 < SEes B VP | @ BRYEN \

. . » O o > C\‘ﬁ 98 S.F. S Y ‘® \ STATE OF
Maintenance of required landscape areas. e V) £ LAWNYARD o e S X 4 X § / @ "‘"\ : 17297;” WASHINGTON
(1) Maintenance of Cultivated Areas. . 1/ 4+ — J ?gowc v7uu b 186, 5.70) réi ) O i LICENSED

\ 5T - = — . N
: S i — N 1 [ LANDSCAPE ARCHITECT
(a) General. The owner of land subject to this chapter shall be responsible for < _ 7/ ,<§ }1 2‘ """ 2'!'_" TR, ' 10] | ! i,
the maintenance of said land in good condition so as to present a healthy, — = — ¥ 01""" T 204 = 3’( yd e 1) N ’
neat, and orderly landscape area. T oAk TiARBOR WEeT VR X =~ 4+ = @ ’,.Ex /2" RE YSTAL LOWE
fuoasEnar TV QLS TR0 M RIGGING LANE J - . N w/LLkciLe LICENCE NO. 1206
(b) Maintenance of Plants. All landscaping and screening areas shall be H _ Y [k — -t 3 R I _ EXPIRES ON FEB 27 2015
maintained in a healthy, growing condition. Broken, dead, or dymg trees, shrubs, SR N S ¥ | 3 A . ® 7 [ TR 1 \ / \
or other plants shall be replaced. All landscaping and screening shall be kept e R £X)LAWN/YARD St — — s X ; 6+4+0%S - L. 2 |
free of trash and weeds. \_1&‘{‘%‘7" VE// / SR K /> %ﬁ , - &;.ﬁ © u” n
“ it EX. LAWN/YARD ) 1 ' . T ," p ]v T%g 7S?. !. : 1'2(-5 2 (\é
(c) Tree Removal. It shall be the responsibility of each private property owner to \ d — ) N / VACANT \ @ ; : e Vol ® ﬁ/ ‘ N /2’ EX
remove any dead, diseased, or dangerous trees or shrubs, or part thereof, il ”*\\ / : ) 7] : ( , (3 * ” F % PR g B 699 N.w. r
located on private property which overhang or interfere with traffic control N Lo : v 6,057 S.F /) L g Y s R o éhj < / OAK HARE
devices, public sidewalks, rights—of—way, or property owned by the city. The city EY. DUPLEX PN | wesst 0 ] E cT/go7 |l ™ , ; / ) b’i | - T \ / . /[ eNE / —
shall have the authority to order the removal and possible replacement of any % AN e T 15' Bsgy E : , S 1M LR L &@ : 122 L o8 e /
such trees or shrubs. o N _ o | 40657 s g S ®(10) 139 o BN - f@ Y // /|
_— ' o " 6014 SF.5 @0 A e I LA A
(d) Pruning. - A N E\RAW NV.B. ~ o PO Shy §'5002 éFg : 1 /@ 5 \\ ’é,ssg S CRE )
OAK HARBOR WEST viEw® ° TRACT 998 ' ( (I BROKEN 1 *“E’\Rgomr me , -k +. "% 10 ¢ 3 ‘\ | I ] ! EX. D Z
(i) All pruning should be accomplished according to good horticultural standards. ' o PRGOS OING LaNE ET%N5%5R%SERVE N - J'}-X — 7 18 B '%. I : e T e, _ R - *“3’-’\'}‘;1 ~—
Trees shall be pruned only as necessary to promote healthy growth; 290.00 #4277 AT »,,,,-,;xlﬂ/—’“‘x'”ﬂ%é, — /), A o By 30 BB Q’ s "-'.A-»"",""—’ 57 \ oAk HiAre 0
N Ry |\ &+ Vo : SR 2 L TRACT| | Pf Rsc g
(ii) Unless special approval is provided, trees shall be allowed to attain their o oo o ™ l./(l:J ‘ @ 07 999f | Z o
normal size and shall not be severely pruned or “hat racked”in order to 4/ For E %%Q ﬁ%ﬁ{’“m’ D Y \ — [ A— o) ,/_7,576 S.F.\ <
permanently maintain growth at a reduced height; 4 gg;fw*?mw om TN en meporr 1S // : N[8800°38" w 7739’ i0] \V B. L ) ] LUl
FILED WITH THIS APPLICATION j / / / { PROPOSED 10’ /WIDEr/ [ / ’ ”?7\ / , r— o
(iii) Trees may be periodically pruned or thinned in order to reduce the leaf ) y /ﬁEDESTRIAN TRAIL @ %§ &/ EX. 3/4 1P. / w L <
mass and stimulate further branching. / ' WITHIN JHE EASEMENT | 21, A VACANT l 3 O
TRACT H A TRACT e W . 4 3 EX. 08 181J LEl—7 RacT ¢ o < —
(e) Mowing. Grass shall be mown as required in order to encourage deep root WETLAND RESERVE DEL[/IR 1 c | T T e / =iz :%3 }\ ) [ - A i w 0
growth and therefore the preservation of irrigation water. - '0_) ! /f_ 177.79(SE6"PVC) - WARGARET T ! %
. 77 I > 643 NW. Orrop (‘74 o
(f) Edging. All roadways, curbs, and sidewalks shall be edged when necessary in ) = N / | § 04k HARBO//\;FO{;Z FLace s O
order to prevent encroachment from the adjacent grass areas. P £ 1 o Ly Toac g < 17 E LLl
e P S TE / o
Power trimmers shall not be used to trim grasses around trees since they will e 73 E I pIV. N T A , ISLAND PLACE. p ! e e X m
quickly remove bark causing deterioration and eventual death of the tree. /l // N\% P\,A.C;\JE(L pLATY 78 BOOK 13, P ngo-N%77 | O
P / SLANpENDIT l
(g) Watering. All watering of planted areas shall be managed so as to: / l 0 » | I | s \-' '8 ;
' . 71
(i) Maintain healthy flora;
(ii) Make plant material more drought—tolerant; IMP E[\)VIO US C1 / CUE 1 T]O NS
(i) Avoid excessive turf growth;
(v) Minimize f " TOTAL PAVED IMPERVIOUS = 2.2 ACRES
iv) Minimize fungus growth; APP :
. TOTAL LOT SIZE = 4.9 ACRES SEATIFII.CE:':";T(;I;FIC DEVELOPMENT, LLC
(v) Stimulate deep root growth; GRAPHIC SCALE 120 SW EVERETT MALL WAY, SUITE #100
EVERETT, WA 98204
(vi) Minimize leaching of fertilizers; 50 25 5 100 CONTACT: NATE PERKL
(vii) Minimize cold damage. m DATE:
( IN FEET ) DECEMBER 4, 2012
Watering of plants and trees should always be in sufficient amounts to "_50’ ]
thoroughly soak the root ball of the plant and the surrounding area, thereby 17=50 ODG JOB NO.: 12-013
promoting deep root growth and drought tolerance. DRAWN BY: KL
Whenever possible, automatic irrigation systems should be installed and operation .
should occur between the hours of 12:00 midnight and 6:00 a.m. Irrigation RECEIVED CHECKED BY: KL
during these hours helps to reduce fungus growth and loss of water due to
evaporation. MAR 24 2014
If an irrigation system is installed it shall be regularly maintained to eliminate CITY OF OAK HARBOR“ . I-AN DSCAPE PLAN
waste of water due to loss of heads, broken pipes, or misjudged nozzles. (Ord. Development Services Deparime
1615 § 1, 2011; Ord. 1555 § 20, 2009).
SHEET
Trees within vision clearance triangles (30’ of a street intersection and 25’ of a L_1
driveway) need to be limbed up to 8’ above the ground. OF 6
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ATTACHMENT D

\ ‘ >
IN THE S.W. 1/4 OF THE N.W. 1/4 OF SECTION 34, TOWNSHIP 33 o
NORTH, RANGE 1 EAST, W.M.
ra
LANDSCAPE PLANTING SCHEDULE %
TREES N A N A A R /v.'/}/v ' / | , . \ S
- - / w
SYMBOL QY __ BOTANICAL/ COMMON NAME SIZE CONDITION 765 NW QUARIFGRECY Lo ! OAK HARBOR\ WA 98277 | 4 CH/\T\//\/OLF/\/Z /\/E EN C/E}/ | l’ L
| S N OAK HARBOR, TYF. , \752\ Tfé’E(Ej PRVgTC%‘gT\%NgENCE EX. SHED.
@ 3 Acer circinatum / VINE MAPLE 1 1/2" caL. B&B, SPACING AS o ' N6_WOOD FENCE ON LINE 7LINE 4 CHA//\/L/MK FENCE, )
SHOWN ‘ - 7 /\/\QF LINE
e R E e =
35 Tilia cordata / LITTLE LEAF LINDEN 2" CAL  BaB, 30° OC. St DOy o - <
BRANCHED @ 6' HT. / \ \ ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, >~ R \ .'.
\ \ Q} /\ \ G:} ) \\ N Mk 3
.................... \ @’/\\,/ \\ 77@ \ \ “1 @ %
% 3 Chamaecyparis nootkatensis 'Pendula’ / WEEPING ALASKA CEDAR 8" HT. gﬁgw NSPACING AS \ 137 \\ L CTJ' \\ @ \E :' k4 ?5
\ 73@ 3ef % V[ é’D) \ \l R (ZD é s
Wy, ' gt 127 \: J Ll Q
;;\ /é- 3 Pseudotsuga menziesii / DOUGLAS FIR g’ HT.  B&B. SPACING AS b ' i \ v 6 ’ 002 5. @ : salk ~= 9
D& SHOWN \ | 2 & 72;@@73\7 i3 | -4 % §.§
5 5 137 0\ : ‘ l ] | o
r - BQR | ; \ : $
SHRUBS | | : | | 6 , O 8 2 S l——\. : 7 3 9 S |:__ \ 3 127X gigv\ ............................. 24® II ‘: l| gi
SYMBOL QTY  BOTANICAL/ COMMON NAME SIZE CONDITION : : \ : o ; %S’ \\ | .. e 2‘%‘
sy 77 Carex obnupta / SLOUGH SEDGE 1 GAL. MIN. CON. GRWN., 24" O.C. ] | | : \\ \ | a | 9
@ 10  Cornus stolonifera 'Bud’s Yellow’ / YELLOW TWIG DOGWOOD 18” MIN. HT. CON. GRWN., 5’ O.C. 72 o lqj— e \\ ................. l" il o
60  Lupinus microcarpus / RIPARIAN LUPINE 1 GAL. MIN. CON. GRWN., 3’ O.C. —— \ 755 X : lD \ g 4.‘-'. l
(D 6  Phsyocarpus opufolius 'Little Devil' / DWARF NINEBARK 18” MIN. HT. CON. GRWN., 5’ 0O.C. —~ e _ - Be— i \ y ‘ ﬁ @7 St
; y . : , A 10° UTIEHg 47 m! N
{:} 7 Ribes sanquinium / RED FLOWERING CURRANT 18" MIN. HT. CON. GRWN. 5' 0.C. -~ - —_ | & 5 0% S | a2 B
g ' — : ” 00, )
10 Symphoricarpus albus / SNOWBERRY 18” MIN. HT. CON. GRWN., 5° 0.c. O R O N A TR AN — = ] ~ E AS E[\/] ENT?B ; s\ @ 12 %}Oj Emiik
O L L SR ao e A ] VT R oy g R ) R AVAIR
" v v v v v v v v v [v v . : .: . :' [ e : I N . \ ': . \"\
GROUNDCOVER 12¢ ! S @ @4
: . J . - - -
SYMBOL ory BOTANICAL | COMMON NAME SIZE CONDITION : N T g U %,BSBL vvvvv \ / ': 2 ‘.*
piosl 112 Mahonia aquifolium / TALL OREGON GRAPE 1 GAL.  CON. GRWN, 24" O.C. TS —— 7 ~ TSN T — — j‘__ _ — /\ . i
i 6,835 SF HYDROSEED LAWN | \ /: I S
. Ay, STATE OF
PSR S . - = - RO Ay (AL i ) L A NG TN N S (3 WASHINGTON
. B N DTN O T A e e o o AC LT PR S AN AN N O P Ve & PSS Mensnsan w PewalL » LICENSED
NATIVE VEGETATION AREA TREE CALCULATIONS - Pt N T S i e T\ , - R EER% B % NDSCAPE A CH[TECT
) - s o o \Je .' R v v*vv X 75 A & / / N
: PER SQUARE FOOT. / L YSTAL LOWE
TRACT 997: SEE MITIGATION PLANS FOR TREE AVERAGE Q N ) @/ / - 1 S ‘% ‘LEZICENCE LLOWE _
TRACT 999 1,978 SF: 1 TREE PER 495 SQUARE FOOT. / Ry EXPIRES ON FEB 27 2015
/ w
TRACT 999 15,559 SF: 1 TREE PER 519 SQUARE FOOT. o . E{) clg
i - .
v |v o / )
e pe— / e —— / L] // %
/ / 4!
ul - — — ‘/‘75® ) / &‘)
:‘§ / ..................................... // ....... . \ % 7/3§ Z
/ :
/ o T S %
/ : 2T
<) o / E\/BOL\ Y- (‘f’) Z 0o
s ; 1.0
LO) | X / ; 4. <
T~ ; 7 / s T.”
NVE -~ % | 9 ”@ D02 éF“’ O =S
D\ @ ~ % F: w @
C\ % | 6’ BOARD FENCE N 7 ,
S =\ o, TRACT 9 9 8 NATIVE EGETATION TOK\(\ _ WN BAngl/\/B/";/SE FE [\)/(%‘XL—_— '.i/;gmi%x—- 5 %
3 A XX -BSBL . % ' 5
REMAIN. NON-NATVE T\ dBWER|| e R 90L&
CILAND RESERV AND INVASIVE SPECIES P LU
10,9 6 5 S.F. | To B CLERED AN \ 2 @ e
_ X ~
" ey XX \ITIGATION CPORT FOR J 1577 RECE!
VIS e PLAN AND R | f
AL \Az;rX """"" _ —A DETAILS. / Ej@ . MAR 9 4 L0
A= [ , LA / A
D E TP N5~ p (\ 13 CITY OF OA esku(::“"“‘
- 7 - - . opment Servie
EX. WET_AND ™~ P - pevel?
WIREF SA y \
cor Bkt cano ooy C T
O ™~ /
SEE WETLAND / CRITICAL AREA REPORT /2 Y | APPLICANT.
S / / e N SEATTLE PACIFIC DEVELOPMENT, LLC
FILED WITH THIS APPLICATION | -~/5 | SN | 120 SW EVERETT MALL WAY, SUITE #100
J Th CONTACT: NATE PERKL
- ACT ¢ -
r = DATE:
| | | l.I.I DECEMBER 4, 2012
TRACT H AT/ TRACT —— | | ODG JOB NO.: 12-013
WETLAND RESERVE DET 7 - RAmer <
) | I oc l CHECKED BY: KL
GRAPHIC SCALE
. L . LANDSCAPE PLAN
( IN FEET ) SHEET
| -2
OF 6
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ATTACHMENT D

&
3
IN THE S.W. 1/4 OF THE N.W. 1/4 OF SECTION 34, TOWNSHIP 3
NORTH, RANGE 1 EAST, W.M.
| o \
o ‘ \ @) Y \
C g ' ' f GED |.P. 00 / =z
© | TG, Uiy, NO T | \ \ | I EX. SF.R, l Y LX. PLUG/N iAP ‘ - T O
< i P o Y \ - G W/TACK | / \ %
T | \/(QZ . /7 ), 5 / - /J\ \ / / /u) '“‘"‘ 7 7 / \ l i\ \ l\ /'\/ // EX. SH’ED o00D I‘ \ a
/ \I N R /! \\ [ Ci é? I \\ p 4 . /—H//\/ - E>S7)l ’64 /\}/l/ ) J } -
@ = o i / \ \ \ - L XExiSTING 'VEGETATION TO v |67 WOOD FHNCE, Sl
S - T / \ CLEARING LIMITS | 1N fz REVAIN IN. NATIVE 0.3 N. OF/ LINE ,’ LT
P / Do s L AN TYP \ > " VEGETATION BUFFERS / EX CC
N 880039 W e N N\ \ ol \, /  WITHl B LU
ﬁw i : .._.-.!_. . ; 4 \\ 72” y ~~ ] v v v 2
L\ - | | " TN RVE @ 72&} 2 S o O] 167N 20! -
® Ny ~ " - -Hli--i-"-lq’\\/ EERSNEEEER ARy g o ~ ! i
4 I s e | <N M || i "‘"': i '\ \ ~ ” ’ ‘ B - D
bl : N PGy e N o S o | 757 N. 2
1 \, 20" BSBL ™\ Q{ _ L OAK | 2
. ) , ) BT 4 -~ 33 07 0 — 9
A | " ®®75 5\\ < o K . . “ f oL §
= X XN \\ B " X \ ) . \ a'e <—_<'§
: A o/ RGN \ S i
Ly ; s oo T 4y \ - o3
= Il % . | | | M ‘//;'////"”5‘ pa e 7 C%NC‘ VAUJ. ‘,u b i‘ \ " OAK ﬁ 9
i . <F 14 / posh EX 47 X 47 - N / / A -~ u | ©
Al R J . B )‘g@, 45 ! SE i %@O”NC. vAULT @// / < D 133, g.g,:@: do] N |
N PEDESTRMN/BIKE =3 175 [z | 20 / = / o e = |
. PATH WAY FINDING 7 ’\ — § /7d . m : : ” D n | Ny N ! @ O ,
il SIGN SEE DETAIL 7/4 2l ksl 4 A . : ‘ — o RN BN ¢ e iJQ} \o ;
o | , o w7 ™ |
. St || /C\J | I
;o CEX 15
) / ” o / / T EX. 1/2 @ @
j 5 — \W/ILLEG B IS R
- \ / . ) : @ Cé‘:‘t‘ﬁ“‘“ N .
N\ N\ e - l / \ /N
A / \?’1//3 BEEREN:¢ : e \ / \\ ATE OF
< ‘v e ; ST.
S\ S I - y | | © I WASHINGTON
)\ = S 1.7 © A LICENSED
" . | | &7 P ;‘72@ | T ;I LANDSCAPE ARCHITECT
1 ®egde T e
(\3 Pt $’ / | a5 ’:U e 1271 - ’ / YSTAL LOWE
» / ; \ C@? /] %9 D) : _l / t @ (\]\ o LICENCE NO. 1206
N 4 /| 2 D'\ g NE XL EXPIRES ON FEB 27 2015
3 FAL D ol AT I T
N | Y 15 < .
% N1 | 7258} A | AD ) 699 N
R )4 ) ] 20 N CE s ) oAk 4
‘LB: 57 REMOVABLE / : ﬁ L ™74 L
BOLLAR y 5 1
S Y Coisl
/L N = /
// ;5 SO .
E S NATIVE VEGETATION {g} & i = ¢} / )
X : "/ TO REMAIN T / ; >
O 3 .16 PEDESTRIAN,/BIKE = | | v , / < =
K | 74‘1 : PATH/SIGN {XF 7 - // | -7NE @ /4 // / 'l T 0 <
S J Y SEEOETAL 774120 N o S Po Y Z i
/ | 6,059 )S.F. Sy % s < |
; ! | o% ' ! o Il ! — Q-
' | \ o\ g n R | oo £ — <
_' ; / | / ‘ B Z 0 . O
: : / w/ g ; S A
¥ 19 : 3 . 3/ . 10’ T 0 \ ING VEGETATION TO wn
%j O 8//'r B /BT é__%mgg}’f L, . L%Dggffgﬁlltl/BlKE @} g FEMAIN N NATIVE % Q
F L] 2 . " PATH L g® : | VEGETATION BUFFERS >
<, : » , SR a® 17 \ VAR HA O
& / . 5 20’ BSBE N . |
) ” ‘ ‘ ‘ ‘ / T R A Q \\ ’ [ S g
\ QP 17" -
' "R G 999y )
2 > & |
Wy, / N, ‘\ %} - 4' 1 (E} /7,576 S.Fo \\
G TG T ey e . i NVBT N
TS TS LRANT — . N -
X800°39” w773 9y’ /’ V rir it \ S et R ECEIVED
-\ 7 ST y " FENCE BOLLARD I / / | R .
| PROPOSED 10" /WIDE- T LIGHTING EX. 3/4" 1P ro g 2420
) /\F\_fg TRAIL 00 S QYN REMOVABLE : o / | I_LI  a HARBOR APPLICANT:
/ {PEDESTRIAN. - o 8 g EoRe o 0 o O | e EvELOPMENT L
’ / A Vi — ~ A y velopment 57 )
/ WITHIN THE EASEMENT / S L ! O Develop 120 SWEVERETT W L
ya N / T - 2/ N7 A i CONTACT: NATE PERK|
/ 2 EX. CB 181.0 || [x < 4 -~ IRACT C NG I < DATE:
,/ IF =177-75(S127ADS) | »g‘f// . —d DECEMBER 4, 2012
?E‘ﬁﬂﬁGWVE&EﬁCEON 0 // lE :-/7/7 7.24(E12 ”AD/S) ,‘ A gr?/ T T T T e e 2 i n_ ODG JOB NO.: 12-013
VEGETATION BUFFERS /,ZZ;777. 79(SE6 ”p/(/c) ,'/ v | | - e __ ] ~ DRAWN BY: KL
pa IR |  MARGARET ROOT CHEGKED BY- KL
GRAPHIC SCALE LANDSCAPE PLAN
20 0 10 20 4i0
( IN FEET ) L"3
=20 OF 6
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ATTACHMENT D

] /7 /|

BACKFILL WITH EXISTING
SOIL. IF UNSUITABLE
SOIL IS FOUND, CONTACT &

LANDSCAPE ARCHITECT. .',')

FINISH GRADE

|
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3 MINIMUM
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2X ROOT BALL WDTH !

LT
:| |
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/ 1\ TREE STAKING

W SCALE: NTS

1" CHAINLOCK TREE TIE

(3) 2" BVC ROUND STAKES SET
OUTSIDE ROOTBALL

(REMOVE AFTER ONE YEAR.)

BARK MULCH 2" DEPTH
KEEP CLEAR OF TRUNK BASE

SM. BERM/WATER BASIN

CUT AND REMOVE TWINE
AND BURLAP FROM TOP
AND SIDES OF ROOTBALL.

(REMOVE ALL WIRE
BASKETS.)

COMPACTED NATIVE SOIL

NOTE: DRIVE STAKES UNTIL FIRM IN GROUND TO SUPPORT TREE.

REMOVE UNTREATED BURLAP

1.5 D FROM TIP 1

) Rootball COMPLETELY.
INSTALL 1" ABOVE ——— °'°"Lgtf'
CONTAINER DEPTH (D)

PLACE 2" LAYER OF
SPECIFIED MULCH 2,
OVER PLANTING BED.

SAUCER.

G =

BACKFILL PLANTING
PIT WITH SPECIFIED
MIX OF NATIVE AND
IMPORTED SOIL.

MOUND CENTER

OF PLANTING PIT

COMPACT TO SUBGRADE
- DENSITY.

NOTE:
DETAIL APPLIES TO TREES, SHRUBS AND GROUNDCOVER PLANTINGS.

/{—3\ SHRUB PLANTING
W SCALE: NTS

INSTALL FERTILIZERS PER
MANUFACTURERS

TOP DRESSING
FERTILIZER. SEE SPECIFICATION.

3 OF ROOTBALL.
REMOVE TREATED BURLAP
OR WIRE BASKETS

CONTAINER PLANTS—SCORE
ROOTBALLS IN 3 PLACES
TO 1/2" DEPTH.

PROVIDE WATER

PLANT TABS. QUANTITY
ACCORDING TO MANUFACTURER’S
SPECIFICATIONS.

1/2 SPACING DISTANCE

\——— EQUAL

SECTION 16, TOWNSHIP 27 N, RANGE 5 E, W.M.
SNOHOMISH COUNTY, WA

v

\~
v

1/3 TREE HEIGHT

2\ TREE GUYING

M

45 45

/v

=TT =

=11 I%M%M%

(4

2—-STRANDS #10 GAUGE
WIRE W/ VINYL HOSE

GUY AT 3 POINTS
PER TREE EQUAL SPACED

FLAG WIRES

FINISH GRADE OF MULCH

TREE GUY STAKE
AS SPECIFIED

18" DIAMETER ALUMINUM SIGN.

MINIMUM OF TWO GALVANIZED OR STAINLESS
STEEL WOOD LAG BOLTS TO FIRMLY SECURE
SIGN.

NO
MOTORIZED
VEHICLES

REVISION

SIGN TO BE PLACED
AT ENTRANCE OF PATH

—————6"X12" ALUMINUM SIGN.

4" X 4" PRESSURE TREATED WOODEN POST
WITH 32" CHAMFER AT TOP.

NOTE:

WHERE TREES OCCUR

IN LAWN AREAS, PROVIDE
3’ DIA MULCH CIRCLE.

.\\ /\
QUICK-SET CONCRETE

COMPACTED NATIVE MATERIAL

[&

7\ PEDESTRIAN/BIKE PATH SIGNAGE

W SCALE: NTS

<

DATE

7!_4})

7’_4”

4 ) SCALE: NTS

S

Mt—— Min. 3” Any Dimension
Split Cedar Rails

~—— 6"—8" Min. Split Mortise
Pressure Treated Posts

i

=<

INSTALL GROUNDCOVERS RECOMMENDATIONS
AS SPECIFIED
TOP DRESSING FERTILIZER
20 AS SPECIFIED
D TYPICAL FINISHED GRADE

SCORE ROOTBALL
3 PLACES TO 1/2" DEPTH

INSTALL 1" ABOVE
CONTAINER DEPTH

= AN S 4.!?;5
A [T L 4
R ¢ promm— K

‘s e

W/ 2" LAYER SPECIFIED 4
MULCH. VERIFY SAUCER

. <DONROES

(1}

W ]
o
P27

SENSEN

PLANTING BED
WTH 2" MULCH

PLANTING FERTILIZER
AROUND ROOTBALL

BACKFILL W/
APPROVED TOPSOIL

/5 GROUNDCOVER PLANTING

\4/ SCALE: NTS

PLAN VIEW OF SPACING

/(4 SPLIT RAIL FENCE

=" Section @ Panel

12" Concrete Footing Typ.
95% Compacted Subgrade Or

Undisturbed Native Soil

W SCALE: NTS

. | smmmdm—
"

5

! | ——

BOLLARD LIGHTENING BY VISTA PROFESSIONAL OUTDOOR LIGHTING

WWW.VISTAPRO.COM

MODEL: 2500 - 12V Series: Bollards & Beacons OR EQUAL

HOUSING:

Die—cast, copper—free aluminum with a silicone gasket to provide a

superior weather—tight seal.
POST:

Heavy—gauge extruded aluminum (1/8" wall thickness).
FINISH:
Polyester powder—coat finish available in Black.

SOCKET/LAMP HOLDER:

Top grade ceramic socket with nickel contacts, stainless steel

springs, and Teflon—jacketed wire leads.
LENS:

CIear: machined, fiber optic quality acrylic lens, fitted to the housing

with a silicone gasket to provide a superior
LAMP TYPE:

weather~tight seal.

MR-16 Halogen - 20W maximum. LN-20 BAB (20W) Standard.

MOUNTING:

Aluminum mounting base included. Non—corroding ABS ground stake

SPACING:

= 11’ 0.C. OR AS NEEDED

NN S|
|

76\ BOLLARD LIGHTING

W SCALE: NTS

for ground mounting and foundation anchor rods for permanent
- cement installation also provided.

L— WAY FINDING SIGN TO BE
PLACED NEAR ENTRANCE OF
SUBDIVISION

SIGNAGE DIRECTING USERS TO THE PEDESTRIAN/BIKE
CONNECTION AND APPROPRIATE USE IS REQUIRED AT ALL

- DESIGN GROUP

=
O
o’
O

ORIGINDG@GMAIL.COM
425.346.1905

N
e

STATE OF
WASHINGTON
LICENSED

LAN’ ESCAPE AECHITECT

YSTAL LOWE
LICENCE NO. 1206
EXPIRES ONFEB 27 2015

VILLAGE AT BROOKSHIRE SFDU
LANDSCAPE PLAN

APPLICANT:
SEATTLE PACIFIC DEVELOPMENT, LLC

120 SW EVERETT MALL WAY, SUITE #100
EVERETT, WA 98204

CONTACT: NATE PERKL

DATE:
NOVEMBER 16, 2012

ODG JOB NO.: 12-012

DRAWN BY: KL

CHECKED BY: KL

LANDSCAPE
DETAILS
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ATTACHMENT D

TREE PROTECTION REQUIREMENTS

CONSTRUCTION/CLEARING LIMITS HAVE BEEN SET THREE FEET BEYOND THE DRIP LINE OF THE
TREES AND THAT GRADING/CONSTRSTION ACTIVITES WILL NOT DAMAGE THE TREES. IF TREES ARE
DAMAGED BY CONSTRUCTION, THEY ARE REQUIRED TO BE REPLANTED. TREES WHICH ARE
SUBJECT TO BEING BLOWN OVER FROM WIND ARE TO BE REMOVED AND REPLACED.

ALL VEHICLE TRAFFIC SHALL BE ROUTED AWAY FROM SIGNIFICANT TREES DURING CONSTRUCTION
TO AVOID EXCESSIVE SOIL COMPACTION. WHERE VEHICULAR TRAFFIC IS REQUIRED THE SOIL
SHALL BE PROTECTED WITH A 10" LAYER OF WOODCHIPS AND/OR PLYWOOD PLACED OVER THE
PATH OF THE VEHICLE. THE WOODCHIPS MAY BE REMOVED WHEN NO LONGER NEEDED.

ALL SIGNIFICANT TREES TO BE SAVED AND/OR RETAINED THAT ARE OUTSIDE OF THE CLEARING
LIMITS LINE SHALL BE PROTECTED WITH A 5’ HIGH CHAINLINK OR PLASTIC NET FENCING PLACED

5’ BEYOND TREE DRIPLINES DURING CONSTRUCTION. THE FENCING SHALL NOT BE REMOVED
WITHOUT THE AUTHORIZATION OF THE CONSULTING ARBORIST OR SITE SUPERVISOR.

TRENCHING WITHIN TREE DRIPLINES SHALL BE AVOIDED. TUNNELING AROUND PRIMARY TREE
ROOTS IS PERMITTED WHEN DISTURBANCE WITHIN DRIPLINES IS NECESSARY.

STUMP PULLING OF ALL TREES TO BE REMOVED IN THE VICINITY OF SIGNIFICANT TREES TO BE
RETAINED SHALL BE AVOIDED. STUMP GRINDING IS PERMITTED AS NECESSARY.

IT MAY BE NECESSARY TO PROVIDE SUPPLEMENTAL IRRIGATION DURING DRY PERIODS WITHIN THE
CONSTRUCTION PROCESS, AND MULCHING OVER THE ROOTS OF ANY OR ALL PRESERVED TREES.

TREE SPECIES AND HEALTH

THE SIGNIFICANT TREES ON-SITE ARE A MIXTURE OF DOUGLAS FIR, WESTERN RED CEDAR AND
WESTERN HEMLOCK.

THE SIGNIFICANT TREES TO BE RETAINED ARE ALL IN GOOD HEALTH.

TREE RETENTION CALCULATION PER OHMC 19.46.140

EXISTING ON-SITE SIGNIFICANT TREES= 306

EXISTING OFF—-SITE SIGNIFICANT TREES= 8

15% OF EXISTING ON—SITE SIGNIFICANT TREES REQUIRED TO BE RETAINED= 46 (306 X .15=
45.9)

SIGNIFICANT ON-SITE TREES TO BE RETAINED = 46
SIGNIFICANT ON-SITE TREES TO BE REMOVED = 260

LEGEND

(*} EXISTING SIGNIFICANT TREE TO BE RETAINED
12" (DIAMETER AT BREAST HEIGHT)

& EXISTING SIGNIFICANT TREE TO BE REMOVED
7 2 ”»

IN THE SW 1/4 OF THE N.W. 1/4 OF SECTION 34, TOWNSHIP 33
NORTH, RANGE 1 EAST, W.M.
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SEATTLE PACIFIC DEVELOPMENT, LLC
120 SW EVERETT MALL WAY, SUITE #100
EVERETT, WA 98204

CONTACT: NATE PERKL

DATE:
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ENGINEER APPLICANT/OWNER IN THE SW 1/4 OF THE NW 1/4 OF SEC. 34, TWP. 33 N., RGE. 1 E., W.M. N KRR
NN o
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EVERETT, WA. 98201 EVERETT, WA. 98204 p P
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BASIS OF BEARING

MEADOWRIDGE, DIV, NO. 1, VOL. 13, PG.
110-111

LEGAL DESCRIPTION

THAT PORTION OF THE SOUTH 276 FEET
OF THE SOUTHWEST QUARTER OF THE
NORTHWEST QUARTER OF SECTION 34,
TOWNSHIP 33 NORTH, RANGE 1 EAST OF
THE W.M., AS MEASURED PARALLEL TO
THE SOUTH LINE OF THE FOLLOWING
DESCRIBED TRACT;

THE WEST 773.95 FEET OF THE EAST
1033.95 FEET AS MEASURED FROM THE
CENTER OF HELLER ROAD IN THAT
PORTION OF THE SOUTHWEST QUARTER OF
THE NCRTHWEST QUARTER OF SECTION 34,
TOWNSHIP 33 NORTH, RANGE 1 EAST OF
THE W.M., LYING SOUTH OF CROSBY ROAD.

SITUATE IN ISLAND COUNTY, WASHINGTON.

BENCHMARK

CITY OF OAK HARBOR DATUM
WGS SURVEY CONTROL DATA ID#SLUG,
ELEV=135.52

RECEIVED
MAR 2 4 2014

CITY OF 0AK HARBOR
Development Services Departmen

GRADING QUANTITIES:

CUT: 4,500 CY
FILL: 5,000 CY
NET: 500 CY (CUT)

TAX PARCELS
R13334R277R0660

SITE ADDRESS

XXXX NW PROW ST
OAK HARBOR, WA 98277

VERTICAL DATUM:

NAVD 88
NAVD 88 — 3.28'

TBM

BOLT HEAD ON TOP OF F.H.,
LOCATED IN THE NW
INTERSECTION CORNER OF 925
AVE W. & 160TH NW STREET,
EL=161.72

ZONING
EXISTING: R2
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Project Management

Planning
1724 W. Marine View Drive, Suite 140; Everett, Washington 98201
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BECKETT LANDING

PRELIMARY SITE/UTILITIES PLAN

SITE PLAN

PROP 2" ! ’
' ABANDONED PER WSDOT ' B.O. (TYP) N
* REQUIRMENTS ‘ Ta e
- ) & § . 920 0 50 100
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) Call Workhg Days Before You Dig
P o o ORCA Land Surveying fo | 1-800-424-5555 C1.0
oy — = - ; 3605 COLBY AVENUE, EVERETT, WA 98201 6 Utiities Underground Location Center
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