CITY OF OAK HARBOR

HEARING EXAMINER
RE: Site Plan Review ) SIT-10-02

Planned Residential Development ) PLN-10-04
Planned Residential Development ) PLN-10-06
Administrative Variance ) VAR-10-02
Administrative Variance ) VAR-10-03
Application for )

) FINDINGS OF FACT,
Franklin Manor Project ) CONCLUSIONS OF LAW,

) AND RECOMMENDATION

SUMMARY OF APPLICATION AND RECOMMENDATION

Application: The application is to consider a Planned Residential Development (PRD), Site Plan
Review, Landscape Plan, and two Administrative Variances for a proposal to construct 158 units for
multi-family apartment living on 5.57 acres. There will be four four-story buildings containing 33-
44 units each. This will be a phased project. The existing buildings, mobile homes, septic tanks and
well will either be removed or abandoned.

Recommendation: The Hearing Examiner for the City of Oak Harbor recommends that the Oak
Harbor City Council approve the proposed development and grant the necessary
permits, subject to the Conditions of Approval recommended by the
Development Services Department of the City of Oak Harbor.

FINDINGS OF FACT
INTRODUCTION

The following Findings of Fact and Conclusions of Law are based upon consideration of the
exhibits admitted herein and evidence presented at the public hearing.

L
Applicant/Agent: Sean Hegstad, Architect

Property Owner: Windmill Court, L.L.C.



Address of Proposal: 1215 SW Swantown Avenue
Oak Harbor, WA 98277

Parcel Number: R13203-110-1730

Comprehensive Plan Designation; High Density Residential
Zoning Designation: = R-4, Multi-Family Residential

Application Presented for Action:

Planned Residential Development (PLN-10-04, PLN -10-06)-Review Process IV

Site Plan Review (SIT-10-02) — Review Process IV
Administrative Variances (VAR-10-02, VAR-10-03)

SEPA Determination: A Mitigated Determination of Non-significance was issued under SEPA, on

March 18, 2010. This Determination was not appealed.

Hearing Date: September 24, 2010

Parties of Record:

Windmill Court, L.L.C.
15015 Main Street, Ste 203
Bellevue, WA 98007

Sean Hegstad

Haven Design Workshop
907 Harris Ave. Ste 301
Bellingham, WA 98225

Jean Wieman
1640 SW Nienhuis Street
Oak Harbor, WA 98277

Melissa Sartorius

Associate Planner City of Oak Harbor
Exhibits:

1 Staff Report

1-1 Site Plan SPI, dated 9/15/10 and Narrative dated 6/30/10
1-2 Aerial Photo of Site



1-3  Site Plan Application Packet dated 4/15/10

1-4  Open Space Plan SP2 dated 9/15/10

1-5  Landscaping Plan L-1, L-2, L-3, L-4, L-5, L-6, and L-7 dated 9/15/10

1-6  Building Elevations A1 & A2 dated 8/24/10 and Simulations dated 6/30/10

1-7  Trash Enclosure & Compactor Details, Sign Detail, Playground Detail, and Lighting
Details and Analysis

8  Mitigated Determination of Nonsignificance dated 8/18/10

-9 Administrative Variances dated 8/24/10

10 Public Comment Letters

11 Public Noticing Documents

IL

The Applicants are requesting approval of a Planned Residential Development, Site Plan Review,
Landscape Plan, and two Administrative Variances. The requested approvals are required for their
proposed construction of 158-apartment units on a 5.57-acre parcel. The proposal will result in four,
four-story apartment buildings, containing 34 units to 44 units each. The Applicants propose to phase
the development. The existing buildings, mobile homes, septic tanks, and well will be either removed
or properly abandoned.

118

On December 7, 2007, the Hearing Examiner conducted a public hearing on a proposed 152-unit
condominium project for this proposal. At the end of the hearing, the record was left open so that the
Applicants could pursue an agreement with the City related to required transportation impact fees. The
matter was never re-opened for public hearing and no final recommendation from the Hearing Examiner
to the City Council was requested. A new Site Plan Review and Planned Residential Development
proposal is required for this modified proposal.

The Development Services Department for the City of Oak Harbor has thoroughly reviewed the
proposed development and has concluded that the project, subject to the Conditions of Approval
recommended by the Development Services Department in their Staff Report, dated September 24,
2010, meets the requirements for Site Plan Review Approval, Planned Residential Development
Approval, and Approval of the requested Variances. The Hearing Examiner for the City of Oak Harbor
has reviewed all of the exhibits submitted into the record, completed a site inspection, and conducted a
public hearing on the matter on September 24, 2010.

The Applicant’s Agent indicated that the facts set forth in the Staff Report, subject to minor
revisions proposed at the hearing, were accurate. The Applicant indicated no objection to the proposed
Conditions of Approval.

The Factual Findings set forth in the Staff Report, as modified, are supported by the record as a
whole and are hereby adopted by the Hearing Examiner. A copy of the Staff Report is attached hereto
and incorporated herein by this reference.




III.

Five written comments were received after the Notice of Application was published and mailed.
Staff addressed the comments in the staff report.

One of the concerns was from a resident who lives in one of the manufactured homes which will
be ultimately displaced by the proposed multi-family residential complex. She expressed
understandable dismay at losing her current residence.

Another was from a citizen who felt “high rises” like the buildings proposed are inappropriate
for Oak Harbor and that the project will destroy what is currently a nice piece of land.

Island Transit commented on the need for pull-out bus stop. One is provided for in the street
improvements required.

Additionally, testimony was taken at the public hearing from a citizen who owns an adjacent
parcel. She testified that traffic already exceeds the current capacity of Swantown Avenue and that the
City cannot handle the additional growth and impacts from a multi-family residential development such
as the one proposed. She also pointed out that she would be greatly affected by the building
construction, which is to take place over an extended period of time, since it is a phased project.

The Hearing Examiner acknowledges that there will be adverse impacts on the residents who
currently live on the site in the existing manufactured home park and on surrounding property owners
in the immediate vicinity of the project. However, none of the issues raised in the citizen concerns
addressed whether or not this proposal is consistent with the Comprehensive Plan for the City of Oak
Harbor and with the applicable development regulations set forth in the Oak Harbor Municipal Code.

IV.

Any Conclusion of Law which is deemed a Finding of Fact is hereby adopted as such. Based
on the foregoing Findings of Fact, now are entered the following

CONCLUSIONS OF LAW

L

Under the Oak Harbor Municipal Code, OHMC 18.20.220(2), applications that involve two
or more procedures, and are assigned to different Hearing Bodies, are to be processed collectively
under the highest numbered classification required for any part of the application. For this proposal,
the project application is a Type IV Site Plan Review, a Type IV Planned Residential Development
Application, and contains two requested Variances.

In the case of this project, final authority to rule on the requested Site Plan Review
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Approval, Planned Residential Development, and Variances is with the City Council, after a public
hearing conducted by the Hearing Examiner, and a Recommendation from the Hearing Examiner to
the Council.

IL

All of the required public notices have been given. Pursuant to the procedures applicable to
this proposal, the Hearing Examiner for the City of Oak Harbor has conducted a hearing, reviewed
the record, and conducted a site inspection.

IIL

The Development Services Department for the City of Oak Harbor concluded that, subject
to their recommended Conditions of Approval, the proposal would meet the requirements for a
Planned Residential Development, a Site Plan Review Approval, and the requested Variances.

The Hearing Examiner concurs in the conclusions reached by the Development Services
Department. The application is consistent with the Comprehensive Plan for the City of Oak Harbor
and with all of the requirements and development regulations applicable to the project.

The Hearing Examiner concludes that the required approvals should be granted by the Oak
Harbor City Council, subject to the Conditions of Approval recommended by Staff in the attached
Staff Report.
IV.

Any Finding of Fact deemed to be a Conclusion of Law is hereby adopted as such. Based on the
foregoing Findings of Fact and Conclusions of Law, now is entered the following

RECOMMENDATION

The Hearing Examiner for the City of Oak Harbor recommends that the Oak Harbor City Council
grant Planned Residential Development, PLN-10-04, PLN-10-06, Site Plan Review, SIT-1 0-02,and
VAR-10-02, VAR-10-03, approval to Windmill Court, L.L.C. for the proposed phased Franklin
Manor Project, at 1215 SW Swantown Avenue, Oak Harbor, Washington, subject to the following
Conditions of Approval.:

1. Approval of the Site Plan requires general conformance to the submitted exhibits. These
exhibits include: Site Plan Sheets SP1 & SP-2 dated 8/24/1 0, Landscape Plans L-1, L-2, L-3, L-
4, L-5, L-6, and L-7 dated 8/24/10; and Building Elevations Al and A2 dated 8/24/10. Minor
modifications may be permitted subject to approval by the City of Oak Harbor (OHMC
19.48.090).

2. All of the mitigation measures identified in the Applicant’s SEPA checklist as dated June 1 8,
2010 and all mitigation measures listed in the MDNS issued August 18, 2010 shall be
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implemented,

3. Transportation Concurrency fees must be paid at the time of issuance of building permits
(OHMC 3.63.065). Forty-two mobile home units shall be subtracted from the 158 new units for
a total payment of $105,212. The transportation impact fee credit for existing units shall only be
applied for the actual number of existing mobile home units removed at the time of the issuance
of each building permit.

4. Neighborhood and Community Park Impact Fees shall be paid at the time of issuance of the
building permit (per unit) (OHMC 3.63.030).

3. The administrative variance from the Design Guidelines and Regulations 1.i.4, 1.i.2, 1.i.12, and
1.iv.5 shall only apply to Building D.

6. All septic systems must be removed or terminated according to Island County Department of
Health Standards. If the well is to be abandoned, it must be done per State Department of
Ecology requirements. Ifit is not to be abandoned, well setback radii need to be observed.

7. The right-of-way easement for SW Mulberry Place must be signed by the applicant prior to civil
plan approval [19.48.037(4)(f)].

8. All easements described in the application materials must be written, approved by the City and
recorded prior to occupancy of the first permitted building [19.48.03 7(4)(0)]. Bill of sale
paperwork for public improvements must be completed as part of the ownership transference
process prior to occupancy.

9. All public and private improvements will need to be completed during Phase I as shown on the
plan before a certificate of occupancy may be issued (OHMC 19.90. 020). This includes,
Jrontage improvements to SW Mulberry Place and SW Swantown Avenue, landscaping for Phase
1, parking for Buildings C & D, Fire Department access and turn-around, fire hydrant,
pedestrian connection to the street, and compactor installation. Exposed soils in Phase Il or in
any other exposed areas on-site must be stabilized according to Best Management Practices of
the DOE Stormwater Manual.

10. Project phasing shall be clearly indicated on the civil engineering plans and shall include a
sequence of construction work including but not limited to: clearing and grading, utility
installation and connections, road construction, implementation of any wellhead protection
requirements per Federal, State, and County regulations, well abandonment, septic
abandonment, and building construction. [OHMC 19.48.03 7(6)].

11. All landscaping shall be irrigated [OHMC 19.46.040(7) ]. Anirrigation plan shall be submitted
prior to civil plan approval.

12. All project (i.e. Franklin Manor) signs will require a sign permit [19.48.035(2)(h)].
6



13. The stormwater system and utility coordination for the Project shall be subject to the DOE

Technical Manual, to Best Management Practices, and shall be subject to review and approval
by the City (OHMC 12.30.310).

14. Submittal of mylar “as-built” drawings stamped and signed by the project engineer is required
prior to acceptance of public improvements. A maintenance surety of no less than 10% of the
Jfinal construction costs for all public improvements is required prior to occupancy (OHMC

19.90.030).

13. An automatic sprinkler system installed in accordance with Section 903.3 shall be provided
through-out all buildings with a Group R fire area. IFC 903.2.7

16. An approved water supply capable of supplying the requiredfire flow for fire protection shall be
provided to premises upon which facilities, buildings or portions of buildings are hereafier
constructed or moved into or within the jurisdiction. IFC 508. 1

17. Fire hydrants shall be installed as per fire flow and spacing requirements specified for the type
of development and in accordance with the Fire Department specifications. Chapter 6 of the
Fire Protection Features.

18. Dead-end fire department access roads in excess of one hundred and fifty 150 feet long shall be
provided with approved turn around provocations. Chapter 6 City Fire Protection Features.
Marked turn-around areas must be sufficiently delineated to show the turn-around. The
proposed locations at the A and D buildings is acceptable. Signage and/or stripping are
required.

19. The fire department requires ATB or the final lift of asphalt be installed prior to combustibles
onsite. (IFC 501.4)

20. Submit two (2) sets of fire alarm and fire sprinkler system plans to the fire department for
review and approval. (IFC 901.2)

NOTICE
This approval is subject to all of the above-stated conditions. Failure to comply with them
may be cause for enforcement action pursuant to OHMC 19.100. Complaints regarding a violation

of the conditions of this permit should be filed with the City of Oak Harbor Development Services
Department.

DATED this 6" day of October 2010.



)y oharl stk

Michael Bobbink, Hearing Examiner




FRANKLIN MANOR PROJECT
Case No. SIT-10-02, PLN-10-04, PLN-10-06, VAR-10-02, VAR-10-03
Staff Report to Hearing Examiner
September 24, 2010

APPLICATION:

The application is to consider a planned residential devclopment (PRD), site plan,
landscapc plan, and two administrative variances for a proposal to construct 158 units for
multi-family apartment living on 5.57 acres. There will be four four-story buildings
containing 33-44 units cach. This will be a phased project. The existing buildings,
mobile homes, scptic tanks and well will cither be removed or abandoned.

PRELIMINARY INFORMATION:

Applicant: Sean Hegstad, Haven Design Workshop, 907 Harris Ave. Ste 301,
Bellingham, WA 98225

Property Owner: Windmill Court, LLC, 15015 Main Street Ste 203; Bellevue, WA
98007

Address of proposal: 1215 SW Swantown Avenue, Oak Harbor, WA 98277
Parcel Number: R13203-110-1730

Comprehensive Plan Designation: High Density Residential

Zoning Designation: R-4, M ulti-Family Residential

Application Presented for Action:

Planned Residential Development (PLN-1 0-04, PLN -10-06)-Review Process IV

Site Plan Review (SIT-10-02) Review Process IV
Administrative Variances (VAR-10-02, VAR-10-03)

Attachments:

Exhibit | Site Plan SP1 dated 9/15/10 and Narrative dated 6/30/10

Exhibit 2 Acrial Photo of Site

Exhibit 3 Site Plan Application Packet dated 4/15/10

Exhibit 4 Open Space Plan SP2 dated 9/15/10

Exhibit § Landscaping Plan L-1, L-2, L-3, L-4, L-5, L-6, and L-7 dated
9/15/10

Exhibit 6 Building Elevations A1 & A2 dated 8/24/10 and Simulations dated
6/30/10

Exhibit 7 Trash Enclosure & Compactor Details, Sign Detail, Playground
Detail, and Lighting Details and Analysis

Exhibit 8 Mitigated Determination of Nonsignificance dated 8/18/10
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Exhibit 9 Administrative Variances dated 8/24/10

Exhibit 10 Public Comment Letters
Exhibit 1 1 Public Noticing Documents
BACKGROUND:

On December 7, 2007, a public hearing for a 152 unit condominium project was held
before the Hearing Examiner for this property. The public hearing was left open to
resolve questions refated to the Transportation | mpact Fec. This was a request on the part
of the applicant, and staff expressed willingness to continue these discussions and bring
the application back to the Hearing Examiner at a later date. The application did not
return to the City and after 90 days a new site plan submittal was required for the project
[OHMC 18.20.410(c)(i)].

On April 15, 2010 Mr. Sean Hegstad with Haven Dcsign Workshop submitted an
application for Site Plan and PRD approval for a 4 building, 158 unit apartment projcct
on 5.57 acres. The application was determined to be technically complete on April 29,
2010. Staff met with the applicant on May 12" and June 1* to provide comments on the
proposal. Three rounds of review by staff ensucd including providing formal written
comments on the project after the initial submittal and prior to the public hearing by the
Hearing Examincr.

Review Process
The project application is both a Type IV Site Plan Review and a Typc IV PRD

application.

In accordance with OHMC Section 19.48.040(3)(c)(i), applications for Site Plan revicw
of proposals greater than 100 units are considered to be Review Process IV actions. Such
actions arc subject to an open record public hearing before the Oak Harbor Hearing
Examiner, a rccommendation by the Examiner to the City Council and a final dccision by
the City Council. After due and proper notice, the public hearing to consider SIT-10-02,
PLN-10-04, PLN-10-06, VAR-10-02, VAR-10-03 has been scheduled for 10:00 am, or as
soon as possible thereafter, on September 24, 2010,

According to OHMC 18.20.220(3), an application that involves two or more procedures
that has the samc highest numbered classification but are assigned different hearing
bodies shall be heard by the Hearing Examiner and decided by the highest ranking
decision maker, in this case, the City Council. The Site Plan application (Type 1V, SIT-
10-02), the PRD (Type IV PLN-10-04), the Landscape Plan (PLN-10-06), and the
Administrative Variances VAR-10-02, VAR-10-03 are presented together for
simultancous review and dccision. The Hearing Examiner may forward a
recommendation to the City Council on all applications.

PROJECT DESCRIPTION

The proposed project will construct 158 multi-family apartment units on 5.57 acres. As
the project is a PRD, the project incorporates opcn space (not required in a standard site
plan); including a playground, a lawn bowling court, water features, and benches. There

EXHIBIT 1
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arc four buildings four storics in height with heightened architectural design and
character reminiscent of the Pacific Northwest region. The project is also sctting asidc
four (4) of the units as qualificd affordablc housing.

Access to the site is provided through the extension of a public strect (SW Mulberry
Place) which connects to SW Fort Nugent Avenue and SW Swantown Avenue. One
entrance is provided to cach side of the project from SW Mulberry Place. A bus stop for
Island Transit will be provided along SW Swantown Avenue to serve the projcct and
adjacent residents. Pedestrian connections are provided throughout the sitc by sidewalks
along the parking lot arcas, across SW Mulberry Place on a raised crosswalk, and
sidewalks which cxtend north to SW Swantown Avcnuc and south to the Summer Wind
multi-family devclopment continuing on to SW Ft. Nugent Avenue.

Associated sitc improvements include 257 parking spaces (257 rcquired) including 22
garages, parking lot and perimeter landscaping, and fencing along portions of the
perimeter. The parking arca may usc pervious concrete to minimize stormwater impacts
and rain gardens and a vault Systcm arc proposcd for the sitc to collect and treat the
stormwater. Street trees will be planted along the length of SW Mulberry Place and
along SW Swantown Avcnue. Garry Oak trees will also be incorporated into the site.

SITE GEOGRAPHY

The project covers a 5.57 acre parccl (Exhibit 2). The project site involves the removal
of approximately 42 mobilc homes from the Windmill Mobile Home Park, 34 of which
as of April 1, 2010, were currently occupied. The site has been partially cleared for the
installation of thc mobile home park, although there arc approximately 215 significant
trees located throughout the site (measured by 12-inch or greater diameter at chest
height), 49 of which will be retained (32 required) and several new trees will be planted
throughout the site.

The property is zoned R-4, High Density Residential. The proposed usc is a permitted usc
in this zoning district. Surrounding uses include apartments to the north, single family
housing to the west, multi-family condominium units, single-family homes, and a
childcare facility to the south, and retirement housing to the east. The site slopes
significantly from east to west from the western cdge of SW Swantown Avenue, and
there are no known critical areas present. Land uses abutting the site include the
following:

Existing Land Use Zoning
North: | Apartments R-4, Multi-Family Residential
South: | Single & Multi-Family Residential, R-4, Multi-Family Residential
Childcare Facility
East: | Retirement Home R-4, Multi-Family Residential
West: | Single-Family Residential R-1, Single Family Residential
3
4
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SEPA:
A SEPA checklist (SEP-10-05) was previously reviewed by City staff and a Mitigatcd
Determination of Nonsignificance was issued on August 18, 2010.

LEGAL NOTICE:

The application was determined to be complete for processing on April 29, 2010. The
City issucd a Notice of Application that was advertised in the Whidbcey News Times on
May 8, 2010 with a 14-day comment period that closed on May 24, 2010. Letters went
out to all property owners within a 300-foot radius of the project on May 5, 2010 and
noticc was posted on the subjcct property on May 7, 2010.

The Notice of Public Hearing was advertised in the Whidbey News Times on September
8™ and letters to all property owners within a 300-foot radius of the project were mailed
on Septecmber 3rd and notice was posted on the subjcct property on September 10, 2010
(Exhibit 11). The public hearing to consider the projcct is scheduled for September 24,
2010 at 10:00 a.m.

PUBLIC COMMENTS:

The City received five comment letters (Exhibit 10) pertaining to the site plan and PRD
applications. Two of the comment letters were unsupportive of the projcct due to
concerns (in general) regarding high-risc development of the site and the displacement of
existing residents. Onc comment letter recommended a bus pullout along Swantown
Avenue to serve the population of the projcct and the surrounding arca. Another
comment letter asked questions regarding the height of the buildings and phasing for the
project. The final comment letter had concerns of redcveloping the site as the resident
enjoys living in a low impact development.

SITE PLAN TYPE 1V REVIEW
The sections that follow describe various aspects of the proposal and cite the technical
studies used to support the proposed site design and mitigating conditions.

Transportation Concarrency, Access and Circulation

Franklin Manor proposes two major vehicular ingress and egress points for the site. The
main access to the sitc will be from the extended SW Mulberry Place. The newly created
SW Mulberry Place features traffic calming measures including narrowing of the
vehicular way to 24 fect wide with landscaped areas and a raised crosswalk that also
functions as a spced hump, requiring drivers to reduce their speeds as they travel through
the development.

With respect to transportation concurrency, the applicant submitted an up-to-date
technical memorandum accounting for the new number of proposed units (158) in
conjunction with original Traffic Impact Analysis completed by Gibson Traffic
Consultants (GTC) in January 2007. This memorandum revealed a trip generation of 55
new peak PM hour trips (34 inbound/21 outbound). These documents have been
reviewed by City Engineering staff and a Certificate of Concurrency was issued on
September 13, 2010.
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The 2007 traffic analysis recommended the installation of a four-way stop at the
interscction of SW Swantown Avenue and SW Heller Street. In October of 2007 the City
completed a restriping project at this intersection (along SW Heller Street) from a
through/left lanc and dedicated right turn to a dedicated left with a through/right lanc per
GTC recommendations to mitigate a drop in the Level of Service resulting from the Fort
Nugent Park Phasc II project. As such, the ‘existing” conditions listed in the Franklin
Manor Traffic Analysis have since changed, and the Engincering staff has determined
that the improvements recently completed at this location may also mitigate additional
traffic produced from this project.

In the updated technical memorandum, GTC noted that recent daily traffic counts
combined with historic counts show negative or zero traffic growth in the study arca.
The LOS analysis performed in the 2007 traffic study is based on the higher 2005 PM
peak hour traffic counts and represents the worst case scenario. Based on this
information, GTC concluded that an updated Level of Service analysis for the proposcd
site plan would not be neeessary as there is not an additional impact of the 10 PM pcak-
hour trips. However, the applicant will be required to pay a transportation impact fee of
$907 per residential unit (minus the 42 existing mobile homes) to mitigate the impact of
the trips to/from the 158 units.

Building and Site Design

Building and site design for the proposed Franklin Manor project must meet the standards
provided in the City of Oak Harbor’s Design Guidelines & Regulations approved by the
City Council on April 18, 2006. This document is intended to augment the regulations
built into the zoning code toward a goal of encouraging excellence in design for new
construction and major remodels. The guidclines cncompass site planning, pedestrian
access, vehicular access and parking, building dcsign, landscape intcgration and overall
acsthetics of the sitc. As a PRD, the standards provided in the Planned Residential
Development section of the City’s municipal code also apply (OHMC 19.31 )-

As presented for review and action by the Hearing Examiner, the proposed Franklin
Manor design is consistent with thesc guidelines and the PRD section of the code as
revicwed in more detail below in this report. Each of the four buildings within the
Franklin Manor development will be similar in overall design, with slight variations in
size betwcen Buildings A & B and Buildings C & D due to the number of units proposcd.
Solid cxteriors will be broken by various windows addressing units on all floors, railings
and walkways, variations in building materials such as hardiplank siding and shingles,
cedar rail and posts, and white trim accents around doors and windows. Horizontal
planes are distinguished by vertical clements. The building elevations meet the Design
Guidclines & Regulations in addition to the heightened architectural design required by
the PRD.

Landscaping along the perimeters and within the parking lot arcas will help soften the
appearance of the parking arcas, and concentrations of trees and shrubs along SW
Swantown Avenuce buffer the parking area closer to the street (Exhibit 5).
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Acccess for both vehicles and pedestrians has been well considered, and there arc dircct
and distinct connections both within the site and connecting to surrounding propertics and
strects.  Pedestrians may walk through the sitc on sidewalks or across the sitc on a
marked walkway. An ADA accessible ramp and stairs will Icad from the site to the Island
Transit bus stop along Swantown Avenue. A raised crosswalk has been provided on SW
Mulberry Place. Improvements along SW Swantown Avenue will include the planting of
strect trees and shrubs, a three foot high fence, and the replacement of any cracked or
damaged sidewalk causing hazardous pedestrian use. Improvements to SW Mulberry
Place frontage will also provide improved pedestrian facilitics and a complete strect
scction.

Utilities and Stormwater

Per the Oak Harbor Municipal Code, the proposcd Franklin Manor PRD will be
connccted to public utilitics and meet the requirements for treatment and detention of
stormwater. The Engincering Department is in the process of working with the applicant
to approve the preliminary stormwater report. More detailed utility plans will be provided
during the Civil Plan revicw process.

Phasing

The applicant intends to build the castern half of the sitc including Buildings C and D
first while keeping the mobile homes intact on the western half. The public strect will
built at the same time as that of the first phase. The sccond phase includes construction of
Buildings A and B.

Site Plan Review Criteria

The Hearing Examincr will consider whether the proposed site plan application submitted
by Haven Design Workshop for Franklin Manor is consistent with Chapter 19.48 of the
Oak Harbor Municipal Code. Approval eriteria are listed below to provide a trame of
reference for the applicant in developing a site and for the decision-maker in reviewing
an application, but thcy are not intended to be inflexible standards or to discourage
creativity and innovation.

The site plan review criteria include the following per OHMC 19.48.050:

L Consistency as determined under Chapter 18.20 OHMC [the permit process];

Staff finds the Franklin Manor PRD & Site Plan to be consistent with OHMC 18.20.
The Site Plan has been processed as a Type IV Site Plan as it is a multi-family
residential development over 100 units. Proper public notice has been issued for the
Site Plan application and all associated applications, including the PRD and SEPA.

2. Mitigation of impacts to surrounding propertics and uscs;

Proper screening will be in place for adjacent single family lots to the west and the
multi-family lots (currently used as a childcare facility) to the south. Screening shall
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include the installation of a 6 foot sight-obscuring wood fence along the western and
southern property line and a 3 foot fifty percent open fence along SW Swantown
Avenne. The project iy most visible along SW Swantown Avenue and is
complementary to other multifamily residential development in the area (Summer
Wind, Regency on Whidbey). To ensure compatibility with neighboring land uses the
PRD section of the OHMC requires that a 20 Joot building setback applies to the
perimeter of the project to reduce impacts on neighboring development. The exterior
boundary sethacks have been increased to 25 Jeet along all boundaries.

3. Mitigation of environmental impacts of the proposcd site plan to the site;

The site will retain 23% of the significant trees on site. A total of 15% are required
as a minimum by Title 19.46 (Landscaping) in the OHMC. In addition to the 49
retained trees (32 required), several new trees will be planted throughout the site.

Additionally, the existing on-site septic systems (some of which are failing) will be
vacated  per Island County Department of Health standards. The SEPA
Environmental Checklist submitted by the applicant and the resulting MDNS issued
by the City list several mitigation measures Jor the site (Exhibit 8).

4. Conscrvation of arca-widc property valucs;

This property is zoned R-4 or multi-fumily residential which is designated as a high-
density use in the Comprehensive Plan. The proposal is a use permitted outright in
the zoning district and was planned for in the Comprehensive Plan therefore no
decrease in property values is anticipated. Additionally, the proposal will add more
units than currently exist on the property so it is anticipated that the assessed taxable
value of the property will increase.

5. Satety and efficiency of vehicle and pedestrian circulation:

Staff believes pedestrian and vehicle circulation should be safe and efficient both on
site and along the new street frontage. Frontage improvements will include new
sidewalk and planter strips along the narrowed SW Mulburry Place, in addition fo
repair for cracked or uneven sidewalks causing a trip-hazard on the existing SW
Swantown Avenue. The project will also include a raised crosswalk Jor safe
pedestrian crossing over SW Mulberry Place while also functioning as a traffic
caliming measure. Human scaled lighting at entrances and lighting at the vehicular
access points will be downward directing and are required not to direct glare onto

neighboring properties.
6. Provision of adequatc light and air;
The Franklin Manor PRD & Site Plan provides several active open space areas on

either side of SW Mulberry Place for pedestrian use (see also the Open Space section
below in this report). The buildings have an increased setback from all property lines
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due to the additional story on each building, and the buildings are separated
sufficiently from one another. Staff believes the Site Plan provides adeguate light and
air.

7. Mitigation of noisc, odors and other harmful or unhealthy conditions;
Two trash compactors and associated recycling containers will be fully enclosed,
gated, and screened from the associated buildings.  Staff belicves the site will not

produce unhealthy conditions on the site or onto adjacent properties.

8. Availability of public services and facilitics to accommodate the proposed
usc;

Signage or striping will be required in the Jire truck turn-around areas. Otherwise
staff has found public services and facilities able to serve the use.

9. Prevention of neighborhood deterioration and blight;

Staff finds the redevelopment of the site should not create neighborhood
deterioration.

Additional sitc plan review criteria include the following per OHMC 19.48.037:

1. Consistency with the Comprehensive Plan;

The proposed use is consistent with the land use designation (high density residential)
in the Comprehensive Plun for the property.

2. Consistency with Title 19, the Zoning Code;

The proposed use is a permitted use in the R-4 zoning district.  The density of the
proposed project exceeds that of the zoning district however the increase in density is
allowable if the applicant meets the requirements Jor a density bonus under the PRD
code.

3. Consistency with Title 20, the Environmental Code;

No critical areas exist on the site. A Mitigated Determination of Nonsignificance was

issued on August 18, 2010. Therefore, the proposal is consistent with Title 20 of the

OHMC.

4. Consistency with Public Services [Title 8 (firc protection), Title 12 (surface water
management), Title 13 (water supply), Titlec 14 (scwagce capacity) and Titles |1

and 17 (streets and sidewalks)];

The proposed development contains adequate fire access and turnaround space and
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all of its buildings will have automatic building sprinkler systems installed. The
development is required to hook nup fo city water and sewer and the use of rain
gardens and infiltration systems for stormwater treatment and detention is proposed.
A new public street SW Mulberry Place will be constructed in order lo serve the site
and conncet SW Swantown Avenne to SW Fort Nugent Avenne. The proposal contains
sidewalks along the length of SW Mulberry Place and SW Swantown Avenue.
Additionally, a multitude of internal sidewalks and pedestrian connections serve the
site. The proposed use has been designed to consider all of the standards for public
services and is consistent with this criterion.

5. Consistency with Existing Public Facilities and Scrvices;

The proposed project is incorporating a new public street, a transit bus stop,
stormwater facilities, and open space in order to not adversely impact other public
Jacilities and services. Consistency with this criterion will be achieved by the above
and the mitigation of potential impacts to public facilitics and services through either
the SEPA conditions of approval or in the recommended conditions of approval at the
end of this report.

6. Consistency with a Phasing Plan.

The project will be phased. C onsistency with this criterion will be achieved through
the recommended conditions of upproval.

In the view of the staff, the project as described above and in the attached exhibits, in
combination with the conditions as proposcd below, will mect in full the criteria
established for approval of the Franklin Manor PRD Sitc Plan.

As a PRD, the site incorporates increased opcn space, affordable housing units, and
enhanced architcctural features. The analysis of the PRD provisions is detailed in the
following sections.

PLANNED RESIDENTIAL DEVELOPMENT

The proposed project utilizes the planned residential devclopment (PRD) provisions in
OHMC 19.31. The purpose of the PRD is to obtain higher quality sitc and architectural
design by cncouraging the design of more complete and sustainable neighborhood
environments consistent with Qak Harbor’s Comprchensive Plan.

Chapter 19.31 of thc OHMC addresscs the review standards and requirements for the
PRD review. Chapter 19.48 (Site Plan) and the Design Guidelines & Regulations
discusscs the review standards and requirements for Type IV Sitc Plans. Chapter 19.46
addresses the review standards and requirements for the landscaping plans to be reviewed
in conjunction with the site plan. Note that some ovcrlap cxists between thesc sections
given the nature of the development proposal and review process.

The unique aspect of the PRD process is that it includes requirements for open space,
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allows for variations in lot sizes and street standards, and rcquires architectural drawings
demonstrating the character of the proposed development and demonstration of superior
design components such as landscaping and reduction of impervious surfacing materials.

PRD Review Criteria

The Applicant has submitted for the PRD be reviewed concurrently with the Site Plan as
allowed by OHMC 18.20.360(1). All submittal requircments for the PRD review (OHMC
19.31.180) have been included in the attached plans. An approval of the PRD will require
that development shall conform in all major respeets with these submitted plans. The
Hearing Examiner’s review and action on PRD applications shall be based on the
following criteria numbered 1 through 7 (OHMC 19.31 170):

[. Asidc from the specific regulations, requirements or standards proposed to be varied,
the project otherwise meets the requirements of the Oak Harbor Municipal Code.

The proposal meets the requirements of the OHMC, including those related to open
space, density, access to the development, permitted variation in requircments and
off-street parking. The applicant will be signing an easement agreeable to the City to
cstablish the new public right-of-way (SW Mulberry Place) prior to civil plan
approval. A 50 street section is being used with sidewalks and planting areas on
both sides of the street.

The applicant is secking the following density bonuses based upon OHMC 19.31.090:

a. Additional open space | percent (1%) increasc in density for each one
percent (1%) increase in open space over the minimum required (10%)
under OHMC 19.31.100. Open space design must conform to the
requirements of 19.31.110 and 19.31.120 OHMC. The applicant is
providing an additional 13.5% of open space beyond the required 10%.

b. Provisions for qualified affordable housing units as defined in 19.08.695
or lots dedicated for use in affordable housing projects  For every onc (1)
unit of affordable housing provided, five (5) additional units of market-
ratc housing are allowed - up to a 30 percent (30%) increase. The
applicant is proposing four (4) units as qualified affordable housing.

Bonus densities are intended to provide the incentive to cncourage the development
of affordable housing, provide additional public amenities or preserve valuable
natural or cultural resources and features.

Open Space
Title 19.31.100 requires 10% of the gross area dedicated towards Common Open

Space. The gross area of the site is 5.57 acres (or 242,629 sq ft). The applicant has
calculated the uscable open space to be approximately 57,117 square feet (24,262 sq
ft required). Therefore total open space is 23.5% for the site or 13.5% beyond the
minimum of 10%.

10
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The open space must be split between active and passive open space and meet the
minimum size requircments for active open spacc pcr OHMC 19.31.110. No more
than 50% of the required open space shall be passive and a minimum of 50% of the
required open space shall be active.  Active open space must also contain all of the
amenitics listed in OHMC 19.31.1 10(2), be visible and accessible to uscrs, and have
pedestrian conncctions to both sides of a residential block.

The active open space features proposed for this project include a leisure park with a
rock and water feature and lawn bowling court between Buildings A and B in
addition to a playground area between Buildings C & D. All other open space shown
on the plans is passive open space and includes the yards and common space for the
units. Approximately 13,338 sq ft is in active open space and the remainder or
10,924 sq ft is in passive open space. Staff finds the applicant has adcquatcly mct the
open space density bonus criteria as the plans shows an cxcess of 13.5% opcn space
beyond the required 10% and all of the standards for opcn space have been met.

Qualified Affordable Housing

The applicant is proposing four (4) qualified affordablc housing units in cxchange for
a density bonus. The units must meet the definitions of qualificd affordablc housing
per OHMC 19.08.695 and RCW 43.185A.010(1). The continued affordability of the
units must be secured through registration of restrictive covenants on title, or other
permancnt measure.

For every one (1) unit of affordable housing provided, five (5) additional units of
markct-ratc housing are allowed. The R-4 zoning district has a maximum of 22 units
per acre. Thercfore, with this proposal, the applicant is proposing four units
multiplied by five or twenty (20) additional market rate units, However, the total
density bonus cannot cxceed thirty percent of the maximum base density. In this
case, the applicant is asking to combine the open space and affordable housing unit
bonuscs, which when added together, equal 33.5% thereby exceeding the 30%.
Thercfore, the proposal may only be approved for a 30% density bonus.

The application is requesting a 29% density increase from 122 units (the maximum
allowed in the R-4 zoning district) to 158 units. The applicant may rcceive 20% from
the provision of qualified affordable housing and 13.5% for the increase in open
space above the minimum of 10% for a maximum total density bonus of 30%. The
applicant is choosing to not use the remainder 1% of the density bonus as it would
only cquate to one additional unit and the buildings plans for the sitc are fairly
established.

Staff finds that in order to adequatcly meet the qualified affordable housing density
bonus criteria the applicant must register a restrictive covenant other permanent
measure prior to issuance of a building permit for the project.

2. Critical areas should be preserved and incorporated into the open space of the PRD.

12
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Buffer averaging and buffer_enhancements shall qualify as preservation if such is
rccommended in an approved critical arcas report.

There arc no critical arcas on site. This criterion is not applicable to this application.

If smaller lot sizes and dimensions or decrcased setbacks are proposcd from what is
required by the underlying zoning, buildings on these lots must mect requirciments (a)

to (¢) below or requirement (d). or requirement (¢):

a. Garage walls facing the street must be no closer than the wall containing the
main cntrance, or to the edge of a covered porch or deck if provided.

b. A garage door wall which faces the strect must not be more than onc-half (1/2)
of the facade width.

c. The main cntrance must be prominent, casily visible and directly accessible
from the street frontage.

d. No two (2) adjacent buildings on the same side of the strect may have the same
front sctback. Setbacks must altcrnate from building to building. Minimum front
sctback variation must be two feet (2°) or ereater.

¢. Recsidential buildings arc accessed from an alley at the rear of the lots.

Smaller lots sizes and dccreased setbacks are not proposcd for this development. This
criterion is not applicable to this application.

If non-residential uses arc included in the PRD, such uses shall be casily accessible to
pedestrians meaning that primary building cntrances arc oriented to the street and
setback no more_than ten feet (10°) from the property line or a six-foot (6°) wide
pedestrian path is included connccting the ncarest public sidewalk to the primary

entrance of the sccondary usc.

All uses proposed in this PRD arc residential uses. This criterion is not applicable to
this application.

Ten percent (10%) common open space is provided which complics with sections

19.31.110 through 19.31.130 OHMC.

The proposal meets and exceeds the 10% common open spacce requirement. Pleasc
sce the Open Space section above.

The PRD shall comply with all of the following adopted standards:

a. The requirements of Title 21 Subdivisions. Variations from the requirements in
Title 2] may be requested and reviewed as part of the PRD application. Other
than the specific standards being varied from PRDs must meet all applicablc
standards of Title 21, including the general design standards (Chapter 21.50)
and the residential design standards (Chapter 21.60).

b. The standards and requirements of Chapter 19.31 Planncd Residential
Developments. If there is a conflict between the standards of this chapter and
the standards in Title 21, the standards in this chapter shall take precedence.
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The Oak Harbor Comprchensive Plan policies.
The Design Guidelines and Regulations, if applicable.

¢. All other standards adopted by the City of Qak Harbor, including enginccring

details and drawings.

a. There will be no subdivision of the land as a result of this proposal.
Thercfore, this criterion is not applicable to this application,

a0

b. Staff has reviewed the application for conformance with Chapter 19.31
Planncd Residential Developments. The proposal largely conforms to
that chapter however there arc scveral outstanding items; they are
included in this report as conditions of approval. In addition, the
Hearing Examiner and City Council shall basc their review on upon
the critcria listed in this report.

c. The sitc has a Comprehensive Plan Land Use designation of High
Density Residential and a zoning designation of High Density
Residential, as do thc parcels to the south, east and north. The
proposcd usc is listed as a permitted use in the R-4 zoning district. The
parcels to the west are developed single family residences in the R-1
zoning district. Given the design character and density, the usc of
strect trces and traffic calming measures, and the fencing and
screcning around the perimeter including landscaping, the proposal is
viewed as being compatible with surrounding land uses or future uses.

d. The Design Regulations and Guidclines are applicable to this project.
The strect pattern and design, the building layout, and the orientation
of the open spacc creatc a compatible design character with
ncighboring uses, both existing and future. Increased landscaping,
screening, and pedcstrian connections are also a result of the applicant
complying with the Design Regulations and Guidelines.

c. The proposal will comply with all other adopted applicable standards
including engineering details and drawing as a condition of approval.
More detailed utility plans will be provided during the Civil Plan
review process.

7. Applicants must meet cither subsection (a) or (b) below:
a. Enhanccd design which includes one (1) or more of the following on each

building within the development:

(i) A variety of cxterior building materials such as brick, stucco, stone, and

wood used as primary siding or as accent materials on front facades or,

(ii) Building articulation (offsetting walls. inclusion of windows, changes in

material types) on side and rear walls of buildings or,

(ii1) Side or rear loaded garages or,

(iv) Other applicant proposed building design enhancements.

14
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b. Optional sitc design elements which includes one (1) or more of the following:

(i) Low impact development stormwater techniques are employed on the
site.

(ii) Ten percent (10%) or morc_of units within the development are
“qualificd affordablc housing” as defined by 19.08.695.

(iii) Inclusion of a mix of residential and non-residential uses within the
devclopment.

(iv) Fifteen percent (15%) or more of the gross arca is open space.

(v) The project will not only preserve, but enhance or rchabilitate the
functions and values of a_critical arca of the sitc, such as significant
woodlands, wildlife habitats, strcams or wetlands, subject to the
rccommendations in an approved critical arcas report.

The proposal satisfics both requirements a(ii) and b(iv) above by the following:

¢ The clevations for the buildings incorporatc a varicty of articulation on all sides of
the buildings. There arc offset walls on cvery side of the buildings as well as
numerous windows and railings for unit balconies. The materials used include a
mix of stone, hardiplank siding and shingles, and cedar rails (sec Exhibit 6).

¢ The project is providing 23.5% open space in a mix of active and passive form.
This exceeds the 15% requirement above. (Pleasc sce the Open Space scction
above).

Staff finds that the proposal meets the purposc of the PRD district and the associated
Hearing Examiner and City Council review criteria for approval of the PRD (OHMC
19.31).

ADMINISTRATIVE VARIANCES

The applicant has applied for two administrative variances. The first variance is a five
percent (5%) increasc in the maximum allowed building height of 35 feet from the zoning
district and is being processed under the provisions of OHMC 19.66.090 (Administrative
Variances). The second administrative variance is a request to vary from some of the
Design Regulations and Guidelines (DRG) under the provisions of Scction 6 of the DRG
document. Staff has interpreted the provisions of Section 6 of the DRG to mean that an
administrative variance from the DRG is subject to the same rcview criteria as those
listed in 19.66.090(3).

Building Height
1. The applicant applied for an administrative variance for a 5% increase in
building height. The maximum building height in the R-4 zoning district is 35
feet. A 5% increase in building height sets the maximum at 36.75 fcet. Staff
has calculated the building height as defined by OHMC 19.08.115. The
building height was calculated by taking the building height shown on each of
the building elevations then the ground floor elevation and the average natural
grade were factored in. Increasing the building height does not allow an

15
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increase in the number of dwelling units for this project nor docs it create
detriment to the public health, safety and welfare or injury to ncarby property
or improvements, thus staff found it consistent with the provisions of OHMC
19.66.090. Thc proposcd building heights in combination with the 5%
administrative variance mect the requirements of the Oak Harbor Municipal
Code. Staff rccommends that this administrative variance be approved.

Design Regulations and Guidelines

2.

The applicant applied for a sccond administrative variance for locating
Building D away from the front of the property duc to the location of an
cxisting scwer linc. The applicant included a figure labeled Option B (Exhibit
9) illustrating how the sitc would look if Building D was located along the
front sctback as required by Scction 1.i.4 of the DRG. The Option B site plan
demonstrates a better use of building space, parking space, and opcn spacc
given the unique shape of the parcel. However putting the building in that
location impedes access to the sewer, thus it is not possible to locate the
building at the front property linc. The sewer line services the property
adjacent to the south of the subject property (The Children’s Academy). Any
futurc maintcnance work to thc scwer line would create a major
inconvenicnce to both the Children’s Academy and Building D residents.
Thercfore, the applicant is requesting an administrative variance to the
following regulations contained in the DRGs:

a. l.i.4 - Buildings shall be placed at the front setback linc.

b. 1.i.2 - Orient buildings, entrances, windows and activities to face the
street.

¢. 1.1.12 - Buildings should be designed for the city context and directed to
the street not toward the ncighbor or parking arcas.

d. l.iv.5 - Parking for cars or garagc doors should not front the street as
much as practicable; as well, unencloscd parking areas shall not be
located closer to the street than the front cdge of the building, or
between the building and the street.

Each design regulation listed above relates to the building location on the site. The
applicant is asking to vary from these regulations duc to the location of the cxisting sewer
linc. The existence of a sewer line across the property that serves the adjacent property to
the south serves as a special circumstance that is particular to this parcel in terms of
location that prevents the applicant from following the requirements of the design
guidelines. The proposed Building D location otherwisc meets the DRG. In addition, the
applicant is better meeting the DRGs by including open spacc with a playground, 3 foot
fencing, and buffer landscaping betwcen Swantown Avenue and the parking arca for
Building D. Staff recommends that this variance be approved subject to the following

conditions:

The administrative variance from the Design Guidelines and Regulations 1.1.4,
1.1.2, 1i.12, and 1.iv.5 shall only apply to Building D.
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2.

The applicant shall comply with all other Design Regulations & Guidelines.

RECOMMENDED ACTION:

The decision of the Hearing Examincr shall be in the form of a recommendation to the
City Council. Staff rccommends that the cxaminer forward a recommendation of
approval to the City Council for SIT-07-00001, PLN-07-00001 and PLN-07-00002,

subject to the following conditions:

I.

Approval of the Site Plan requires general conformance to the submitted exhibits.
These cxhibits include: Site Plan Sheets SP1 & SP-2 dated 8/24/10, Landscape
Plans L-1, L-2, L-3, L4, L-5, L-6, and L-7 dated 8/24/10; and Building
Elevations Al and A2 dated 8/24/10. Minor modifications may be permitted
subject to approval by the City of Oak Harbor (OHMC 19.48.090).

All of the mitigation measures identified in the Applicant’s SEPA checklist as
dated Junc 18, 2010 and all mitigation mecasures listed in the MDNS issued
August 18, 2010 shall be implemented.

Transportation Concurrency fees must be paid at the time of issuance of building
permits (OHMC 3.63.065). Forty-two mobile home units shall be subtracted from
the 158 new units for a total payment of $105,212. The transportation impact fee
credit for existing units shall only be applied for the actual number of existing
mobile home units removed at the time of the issuance of each building permit.

Ncighborhood and Community Park Impact Fces shall be paid at the time of
issuance of the building permit (per unit) (OHMC 3.63.030).

The administrative variance from the Design Guidelines and Regulations 1.i.4,
1.1.2, 1.i.12, and 1.iv.5 shall only apply to Building D.

All septic systems must be removed or terminated according to Island County
Department of Health Standards. If the well is to be abandoned, it must be done
per State Department of Ecology requirements. If it is not to be abandoned, well
setback radii necd to be observed.

The right-of-way easement for SW Mulberry Place must be signed by the
applicant prior to civil plan approval [19.48.037(4)(f)].

All easements described in the application materials must be written, approved by
the City and recorded prior to occupancy of the first permitted building
[19.48.037(4)(N)]. Bill of salc paperwork for public improvements must be
completed as part of the ownership transference process prior to occupancy.

All public and privatc improvements will nced to be completed during Phase | as
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10.

1.

12.

13.

14.

15.

17.

18.

shown on the plan before a certificate of occupancy may be issued (OHMC
19.90.020). This includcs, frontage improvements to SW Mulberry Place and SW
Swantown Avenuc, landscaping for Phasc I, parking for Buildings C & D, Firc
Dcpartment access and turn-around, firc hydrant, pedestrian connection to the
street, and compactor installation. Exposcd soils in Phasc 11 or in any other
cxposed arcas on-site must be stabilized according to Best Management Practices
of the DOE Stormwater Manual.

Project phasing shall be clearly indicated on the civil engineering plans and shall
include a sequence of construction work including but not limited to: clearing
and grading, utility installation and conncctions, road construction,
implementation of any wellhcad protection requirements per Federal, State, and
County regulations, well abandonment, scptic abandonment, and building
construction. [OHMC 19.48.037(6)].

All landscaping shall be irrigatcd [OHMC 19.46.040(7)]. An irrigation plan shall
be submitted prior to civil plan approval.

All project (i.c. Franklin Manor) signs will requirc a sign permit
[19.48.035(2)(h)].

The stormwater systcm and utility coordination for the Project shall be subject to
the DOE Technical Manual, to Best Management Practices, and shall be subject
to revicw and approval by the City (OHMC 12.30.310).

Submittal of mylar “as-built” drawings stamped and signed by the project
engincer is required prior to acceptance of public improvements. A maintenance
surcty of no less than 10% of the final construction costs for all public
improvements is required prior to occupancy (OHMC 19.90.030).

An automatic sprinkler system installed in accordance with Section 903.3 shall be
provided through-out all buildings with a Group R firc area. IFC 903.2.7

- An approved water supply capable of supplying the required fire flow for fire

protection shall be provided to premises upon which facilities, buildings or
portions of buildings arc hcreafter constructed or moved into or within the
jurisdiction. IFC 508.1

Fire hydrants shall be installed as per fire flow and spacing requirements specificd
for the type of development and in accordance with the Fire Department
specifications. Chapter 6 of the Fire Protection Featurcs.

Dcad-cend fire department access roads in excess of onc hundred and fifty 150 feet
long shall be provided with approved turn around provocations. Chapter 6 City
Fire Protection Features. Marked turn-around areas must be sufficiently
delineated to show the turn-around. The proposed locations at the A and D
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buildings is acceptable. Signage and/or stripping are required.

19. The fire department requires ATB or the final lift of asphalt be installed prior to
combustibles on site. (IFC 501.4)

20. Submit two (2) scts of firc alarm and fire sprinkler system plans to the firc
department for review and approval. (IFC 901.2)

19
EXHIBIT 1



H T N FRANKLIN MANOR
SEM umn S l e
prreriiont N ’ 1. CASCADC HATUTAL GAS BUMINET EASTNENT, 1. ML SIFNC SYSTEMS ARE AEQURED OT OE i
My X D ) , kil " i AR e | 1215 SWANTOWN AVE. -
222.2 a _}17'!0'45"5 ~ AN MR -‘ . ';,// FERAPN 23hses. 2 AL WELLS YD BE ANMMOONED PER STATE H o
I TS l : i A e X RSeS| | em o s oo | OAK HARBOR, WASHINGTON AL
5 T N i . AHO GRADING ISSHES. o
[y Lq- \\\\.m&_ N | N HOTE: ALL FPARIKING SACES MARGID T PARCEL# R13203-110-1730 A4 .
L § (| T~=2 I e \“'.- %, N % o EID=1 - e = NOTES PROJECT SUMMARY - 08-11-10 :
f \ \ N e ow % NN Y g oy Lol R R . E
l ! I VA \ EHASE 4 avibio Yos. N e \ o BASK FLLED GTNN 10 OF THE BULDSIA :‘mm 11010 N ¢
folo | UL st ] Eeplsiar T IRY . N\ EEEEEsems s e R e e e T |
-) | | . FLAR ¢ 180 i JAIE ramD » - / 7 ~ \ \ ¢ - 27 BIGNINCANY TAERD AT THE NN, 10 B8 I |mone s ZORING) A4 HAATIFANALY MSIDOMTIAL SAReRL wA
wome |1 i . oot ] e AI/ 3 ' s ;- il Eal R T ey ——— 0T 8 RO, AOAS 137 A ROER2 ) o
! x> 1 E é‘ TRaedimon /Zf 7/ " - \ \ ﬁ%mﬁmmﬁb ~* « - |masTeic araDE Laie 12,493 .. £.2%) OCDICATLD RIGHT 0P vesr o
J ’ : A N PARCHS BPACE. Nt | NS PRIVAGY FENCE U
i ‘.\yy/ / N . N xc X TS - - " b
' '}“——’ & = Ir , , g 7 ,/ / /(;‘x e ) —= P AT - , ui
“ ° @ ’ 3 ,I N . . .:._,._ LIGHT PO ey Ay ST, 0 7300 0P
i’ 1 (I L 4 57 &% £ N L e ——— =
_— o o — PRRSR 6~ ELALEGG £ 96 .
L a ] {1 /7% .57 freé \fF SE\F ge \ =1 ;
) - /4 Sl N, CHROC S ITET
Al i "/ S NN issiadi e
g RHHE o i MIAE A " miLone 2 R oo, z
= %u_'n.mpuﬁn?/ L / / // 2y “magfmn\\\\ O 0 M ST O D - 212085, KA 4 BT ;
srofam vl : ;_.&— » / y \ /; /, ~\ .‘M.#}-"\ | t\ AN (= e r&--m w
i B N T [I / ’ Y ~ Lo \.\ ~ . A « 2808 ity 3
od I Il / v 7 N, \\\ “N-
: % ] ’ ! Aﬁ / ! 7 I —’—“ o~ P: ‘\\%
& | 6y = | A PN PAVED L~
Qv}/ / A - ;PAH(M
o .
e S Rice e e = — o, /A wro, & .
FER T ") ‘.\\ PAVEL,”" T ' © et
\ RARKNG™_ s J
"o S R ek = %
J ¢ K7 ) [+
g%,gg N ~P - i ' I! j e R p g
] 4 N - - WAIBQ\‘\'} - owoy g
! i o N | I N/ o /E‘sa,a,, ) s <
SN =00k T oA -
wREEC N N SR P I L3 N =
AN ' . '--—""'"—— “ = &
' - , ’ LA - 227. - | <
N 2 -— f-s 19 oo e e == T " g
Iw\ vam [ 4 o el = =1 =
v | anr A A - TRAMIC. (10w , | < 0o
AN ——— e ——_c Bswma, I~ I =~ et Lhoc RO /7 L 9 [1V]
3 R AN T BT AT L o row T 00 | = e b
L, =~ QA T ' [ COUNTY AHD SHLEIL FER AN ' D
i@ i S - ] ': . BSA? ¢ WIS, P o iw o
R - By == -
,d-‘:{ﬂgﬂg\ 'j: ﬁlte?'\ - —_—— ‘ ] : €
/ ~ =5
I { Iz ) | ¥ / r /
'). ! : l]’ 2 3 [y N -\
'\“w 5\ o0 A ERELOWR & N’ \\
/ R TE = K
s T 2B E NG e
ama ¢ [ ,F Ly neee 12478 - 1
3 o 4\ i |§ - J L -rm“.-u. ", 38
o I TN B SeEy '
' 1P ! -’T ) % | H & AR imee |
Sy {2307 7T~ . iy -
{m i N o=
_ Y ! ! =
\ L T < pLh
Ti—-—~] s\’\oR N o _Srew,
P ‘\\0 \ onEse
T WER W GRAPHIC SCALE |~ a3 " i \ it
: 5"1“ 'Ezé%@ >
) \
(momer) .
| ey 20. R13203-066-1860 I R13203-066-2010 i' S .
— — —— — - e U EXHIBIT 1-1




KECKIVED

JUN 70 2010

CITY OF OAK HARBOR

FRANKLIN MANOR - MULTI_FAM'LY PRU::J—E_nTrvices Depactmens

PROJECT DESIGN NARRATIVE

Revised June 29, 2010

The site for Franklin Manor is currently an ageing manufactured housing
development called Windmill Court. In addition the site contains other older out
buildings and a house. All existing buildings, septic tanks, and wells will be
removed or abandoned. There are many large evergreen trees on the site and
as many as reasonable will be kept. The remaining areas are all grass and
invasive vegetation. An extensive landscape plan has been provided and all
planting will be low maintenance and not require irrigation beyond the initial year

to insure plant success.

The proposed development for 1215 Swantown Avenue is for a 158 unit multi-
family project. There are four buildings and they contain between 35-44 units
each. The buildings will be four stories tall and will have 5-6 garages on the
ground level and an elevator for each building. The client intends to build this
project in phases and Phase 1 will include the continuation of SW Mulberry Pl.
through the site and Building "C". The extension of SW Mulbenry PI. for this
project will become a dedicated ROW fo the City of Oak Harbor after the
completion and final approval of the road and buildings “C” & “D". The design
style of the buildings will contain Northwest accents. We are using varying
heights and a variety of cantilevers and recessed decks to help soften the scale
of the overall project. The use of the “L" shaped building footprint helps reduce
the scale and forms a stronger connection to the site.

The site plan contains many features that help strengthen the overall scheme of
the project. The buildings help form areas that allow many of the interior trees to
remain and enhance the overall feel of the spaces. A majority of the units have
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been oriented to take advantage of the views to the park or desirable off-site
amenities. There will be the use of water at the leisure park to help mask the
sound of vehicle traffic from the proposed street that passes through the project.
The second people space is left as an open yard to allow the residence to use
this area in less structured ways. There will be a combined use of retaining walls
and grading to allow for the taller buildings to better blend into the site from the
street levels. The buildings will look like three- and-a-half story buildings along
Swanton Avenue.

Even with the inherent difficulty on this site, we have strived to meet or exceed all
applicable requirements of the Oak Harbor municipal code. In order to help
mitigate the effects of our buildings on adjacent buildings we increased the side
setbacks to twenty-five feet at all locations. The project will greatly increase local
property values as well as provide additional transportation amenities. In addition
we have selected to add 4 affordable units to increase our unit density and this
will also help fulfill a need for affordable housing in the region.

Overall it was the goal of this project to maximize the visual character of the
buildings and landscape. The units will be rented as apartments to meet the
needs of a variety of income levels. We hope that through building placement,
shape and design that this project will not only enhance the area but also give
Oak Harbor a model project that the citizens can point to with pride.

22
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March 26, 2010

Included in this packet are the following:
Application Forms e

- Pre-Application RECE] VED

- Parcel Summary Report

- Preliminary Plat AP 200

- Site Plan Review (IV) _ LITY OF opg g

- Design Review Checklist velonmeng Sl-‘rVin:ecl")‘:pBﬁf

- Civil Plan e

- Grading

- Transportation Concurrency
- Critical Areas ldentification

Project Design Narrative

Project Summary

Height Variance w/ Associated Clarifications
SEPA

Architectural Cover Sheet & Site Plans (C1, C2)
Architectural Elevations & Floor Plans

Civil Plans and Details

Landscape Plans & Detail

Building Height Variance (Administrative)
Stormwater Report

Traffic Impact Study

Mailing List and Map
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04,02/72010 11:37 RAX @0002/0002

Windmill Court, LLC

15015 Main Street, Sulte 203
Bellevue, WA 98007

April 2, 2010 Apr - 2
CIr 00
Deygy, OF
OPmeng G i ,f‘,‘,RBOn
Portmey,

City of Oak Harbor-Planning Department
c/o Lisa Bebee-Permit Coordinator

865 SE Barrington Drive

Oak Harbor, WA 98277

Dear Lisa Bebee:

This letter is to confirm that | have given Sean Hegstad of Haven Design Workshop and Todd Lapinsky of
Credo Construction permission to submit Franklin Manor, located at 1215 SW Swantown Ave., Oak
Harbor, WA 98277, By doing this, | understand that they will be representing my interest in this project
and will address concerns that will have an affect on this on this project.
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CITY OF OAK HARBOR

:f:ct Name: M k i ' t Bevolopmsent Services Departme;
rlption
ISY WiZT (4 LDE) MaLTS ghmrzer PLeSEeT

APPLICANT NAME/CONTACT PERSON Address;
(o Igal rep Jo7 WINJ 2ol
% TV VIV V) ‘mzr ‘

!
E-mail Address: Phone and Fax:
%?%Wmmm £la)ser-sros

owners on a separate sheet): [ I501S miEN 5%, M Jo3 l

o T we Wm,wq fm; |
E-mall Address: Phone and Fax: !
ENGINEER/S OR: f A 776 i T |
Oon b CAEREL boi ASTIR sr |

l Ao qeees

E-mall Address; Phone and Fax:
NAT.Comn )62/ U42
PROJECT SITE FO TION Comp Plan Designation:

e R man) MG,

l
wzre | -
Zoning: | Parcel Number(s):

PMLTE ~RES, @ 01770 !
Legal Des (attach separate shest): !Acre of%rigmal Parcel(s): |
Section/Township/Range: “Number of Lots: T

PRans leuRgnT T FoTulS |
AUTHORIZATION:

The undersigned hereby certifies that this application has been made with the consent of the

lawful property owner(s) and that all information submitted with this application is complete and
correct. False statements, errors, and/or omissions may be sufficient cause for denial of the
request.

uth Signature Date
C:\Documanis and Setlinge\denicec\Local Settings\Temporary lntn Files\OLKB80Preiminary Piat app.doc mn
REV: 3/26/10
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APPLICANT NAME/CONTACT PERSON
{or legal rep :

resentative
9 )
@v" MEGST ks

Aie90F sARRSS AVE 5508
BELLISNeNAM A T02ES !

E-mall Address:
Y e,
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owners on a se sheet):
KBIOMELL Goulr ¢LC

Phone and Fax:

1T Mz %, 5w2TE 20T
BRIEVME WA Te0 P

PhO.22 2990  F.20-r29 2008

E-mall Address:

0T B BT 5 vES 7966595

el

ddress:
ol RSP ST
'z 9F2L5

E-mall Address:
PROJECT SITE |

Phone and Fax;
60 -6F(.

6§ £.360-631:1167

Comp. Plan Designation:

HEGH OENSZTY RESTOBNTIAL

P niel Numben’s)

3203-1/0-1230

Acreage of Orlgl?l P 8):

Section/Township/Rangse:

Total Square Footage of Proposed Building or

Number of Units: ' ‘i n N_J‘t[

AUTHORIZATION:

The undersignad hereby certifies that the property affected by this application is In the exclusive
ownership of the applicant or that the applicant has submitted the appiication with the conssnt of all
owners of the affected property. In addition the undersigned hereby certifies that all information
submitted with this application is complete and correct False statements, errors, and/or omissions may

be sufficient cause for denial of the request.

Seomee pi

Authorized Signature '’

P\Permit
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rafNeds
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0y 8 LA LNGHOA LI

(or lalr pr% E
E-mail A
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owners on a separate sheet):

WADMICL. Covad LG

multiple

Phone and Fax:
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AUTHORIZATION:

tof
The undersigned hereby certifies that this application has been made with the consen
the lawful property owner(s) and that all information submitted with this application is
complete and correct. False statements, errors, and/or omissions may be sufficient

cause for denial of g requeet.

$.26-/0
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" [ Total cubic yards removed from site;

Submittal requirements are to provide City staff with description of aif ground disturbing
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. Submit at time of Civil Plan veview (4 coples).
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Critical Area ldentification Fmtnm n ‘h:f'&: ﬁM’fl:.?

Project Name (if applicable): Fﬂ-ANKLJN MANQK ‘
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[APPLICANT NAME/CONTACT PERSON | Address: |
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AUTHORIZATION:
The undersigned hereby certifies that this appiication has been made with the consent of the lawful

property owner(s) and thet all information submitted with this application s compiete and correct. Faise
be sufficient cause for denlal of the request.

s-z201
Dato

statements, emors, andior

Staff use only below this line
Yes No Critical Area Report Needed?
Wetland

Figh and Wildlife Habitat Conservation Area
Geologically Sensitive Area

Frequently Flooded Area

Critical Aquifer Recharge Area

W\aity? \Public\ptanningtPermit Coordinator\Permit Applications\Development Services Permits & Handouts\Critioal Area
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DESIGN REVIEW CHECKLIST APR 1 4 20

D‘-“’elo Ty Or g
This checklist is intended to help you, as the applicant, achieve the goals and fl’lllm(,,i
Design Review with the City of Oak Harbor. The checkiist is a supplement to the Design "elmrt.,,,_.m
Guidelines. Please refer to the Design Guidelines when completing this checklist. A completed

checklist is reynired by the City at time of application submittal.
PROJECT INFORMATION

Project: FUANEL L)) peANDA Proponent: WINPMZ L touaf Lic
Representative: A0 HELyTAD Location: )L15 SwhAwrown AVE

Comp. Plan Designation: i 0f¢. @ E€, Zoning: .= 4 MULTI-FAmTLy

i f
- 'b'fz'aq o nied tnilding areasZPET® “&16?6"0'“ g

Site Area: square square ft.

Parking Required: 4 ;1 Parking Provided: Z60

DESIGN GUIDELINES

Instructions: Not all Design Guidelines will apply to your project. Applicability is based on the
zoning for the profect site and the size of the project. In the space prior to the Guideline number
place a check mark if it applies and an “NA” if it is not necessary for your project to meet this

regulation.

L Site Planning
A. Relationship to Street Frontage
LAl |-CBD Provides pedestrian oriented street frontage and amenitics,
¥ | 1a2 All zones except Provides pedestrian access and attractive street edge.
CBD &I
B. Side Yard Compatibility
X 1B.1 | Allzones Minimize visibility and impacts of service areas.
C. Multiple Bulldings/Large Lot Developments
1.C.1 | All zones If over 5 acres, incorporates measures to mitigate visual, access and other
impacts.
1.c2 | All zones If:tegmtes the proposal into the existing area and provides pedestrian oriented
cus.

D. Sitting Service Areas

LD.1 | Al zones except | Provides measures to reduce impacts of service areas and mechanical
CBD equipment.

C:\Documents and Settings\seanh\Local Settings\Temparery Intemet FGYLKCADesign Review Checklist doc ] -
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E. Biofiltration Swales

LE.1

All zones except
CBD

Integrates stormwater facilities into site layout and provides screening,

F. Parking Ares Reductio

n

X

LF.1

All zones

Features to reduce parking area,

IL Pedestrian Access
A. General Pedestrian Access Requirements

X IL.A.1 | All zones Pedestrian access provided from main street.

| mA2 |Allzones Pedestrian access complies with ADA requirements.

x ILA3 | All zones Adequate lighting for entries, walkways and parking lots.

X| mLA4 | Allzones Integrated internal pedestrian circulation provided.

)( ILA.5 | All zones Internal circulation connects to public sidewalk and adjacent developments.

B. On-Site Pedestrian Circulation

‘X LB | Al zones Paved pathway (st least 60” wide) from main entry o public sidewalks,
1 B2 | All zones Provide delineated pathways through parking lots.

K IL.B.3 | All zonesexcept | Provide pathways to all emries.

RO, I& PF

C. Sidewalk Widths

nc) |CBD Provide 12" sidewalk on pedestrian oriented streets,

mc2 | All zones Provide minimum required sidewalk width on site if ROW is not available.
X (Page 27 of Design Guidelines)

I.C.3 | All zones Provide minimum required sidewalk width on new streets (Page 28 of Design
AT Guidelines)

D. Pedestrian Amenities

np. |CBD Provide weather protection.

X np2 |CBD Provide pedestrian friendly building facade.
E. Pedestrian Paths to Adjacent uses and Traasit Facilities

ILE.1 | All zones Provide pathways to the entries to all buildings, adjacent developments, transit
$ . stops and sidewalks.
X | 1we2 | Alzones No impediments to pedestrian travel along pathways.
x 0.E3 | All zones Provides safe and well lit pedestrian and bike paths.

DE4 | All zones Provides bike and pedestrian paths that connect to local paths and adjacent
K o developments.

ILE.s | All zones Integrates transit amenities and stops into project and adjacent site
* o improvements.

C:\Documents and Sentings'seanh\Local Settings\Temporary Intemnet Fil?’%KCA\D«m Review Checklist doc
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ILE.6

All zones

Pedestrian paths from transit stops through commercial arcas to residential
areas within 1,200 feet.

F. Pedestrian Areas at Building Entries

ILF.1

All zones

Building entries enhanced. (See page 33 Design Guidelines)

'G. Pedestrian Activity Areas and Plazas

EPRel | ¥

1.G.1 | All zones Pedestrian oriented spaces at key locations,
Vehicular Access and Parking
A. Access Roads
x HIA.1 | All zones except | Access roads for developments with more than one street frontage.
CBD
B. Incentives to Reduce Number of Surface Parking
PX| mB1 | Alzones Joint/shared parking provided?
mB2 | Allzonesexcept | Structure or underground parking provided?
1
C. Parking Eutrances and Driveways
X mic.] | All zones Drivewsay impacts minimized?
1V, Building Design
A. Human Scale
ivA.1 | All zones except | Project Incorporates human scale building elements?
C4,PBP,PIP &
I
B. Scale
* IV.B.1 | All zones Reduced building scale features provided?

C. Building Corners

v.e1 | All 2ones Building corners accentuated at street intersections?
A - PBP,PIP& ]
D. Building Detail
* vp.1 | CBD Architecturally enhanced building fagade.
E. Materials
IvE1 | CBD Retain existing fagade features.
Mf IVE2 | All zones Mests requirements for building materials? (Design guidelines, page 54)
F. Blank Walls
in 50’ ed?
Al zones except | Are blank wall within 50’ of ROW treat
K| V! | reprra YES

G. Mechanics] Equipment and Service Areas

IV.G.1

All zones except
I

Is equipment and services areas screened?

C:\Documents and Settings\seanh\Loca) Settings\Temporary Intemet Fil%KC ADesign Review Checklist.doc
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X IV.G.1 | All zones except | Are utility apparatus and meters screened?
1

V. Landscape Integration
A. Landscape Concept
K V.A.1 | Allzones Is there an overall landscape concept?
B. Parking Lot Landscape
x Vv.B.1 | All zones Landscaping used to screen and enhance parking areas?
C. Retention of Significant Trees
¥ | vci All zones Significant trees retained?

C\Docurments and Setingsiseanb\Loca) Settings\Temporary Intemet Fif§iJPLKCA\Design Review Checklist doc
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CRITICAL AREAS REVIEW
FOR

1215 SWANTOWN AVE
OAK HARBOR, WA

Prepared for:

Credo Construction, Inc.
Bellingham, WA
360-647-1904

Prepared by:

Northwest Wetlands Consulting, LLC
1214 Xenia Street

Bellingham, WA 98229
360-510-1605

JUNE 2006
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I. SUMMARY

A site review was conducted at 1214 Swantown Ave, Oak Harbor, Island County,
Washington on June 15, 2006 for feasibility and review of critical areas in the
preplanning stages for development of a condominium project at this site. This report is

prepared at the request of the applicant, Credo Construction, Inc. The review is conducted .

by Katrina Jackson of Northwest Wetlands Consulting.
Il. SITE DESCRIPTION

Parcel #: R13203-110-1730

Key: 484390

Acreage: 5.58 acres irregular shaped parcel

Topography: Gently sloped. Elevation range approximately 135-140 feet. Not indicated
on City Critical Area Slope mapping.

Current Land Use: Windmill Court Mobile Home Park

Setting: Urbanized

III. ENVIRONMENT

No locally listed species of importance, endangered, threatened, sensitive, candidate
species listed by WDFW could be found on this site. Neither rare plant species nor high
quality ecosystems listed by Washington State Department of Ecology in the Natural
Heritage Program under Ch 79.70RCW are indicated. No State Priority Habitat as
identified by WDFW is indicated on this site.

Soils; Sand and gravelly loam textures are indicated by the NRCS mapping survey as
Hf—Hoypus gravelly loamy sand, 5 to 15 percent slopes.
Whb—Whidbey Island gravelly sandy loam, 5 to 15 percent slopes.
Wetlands: None indicated on site by visual reconnaissance. USGS topographic survey
indicates Waterloo Marsh is approximately 0.85 miles southwest of the site. National
Wetland Inventory does not indicate any wetlands within close proximity to the site.
Shoreline: The shoreline of Oak Harbor is indicated approximately 0.75 southeast of the
site. Site is divided from shoreline and shoreline buffers by almost fully development
commercial and residential land use and paved roads.
Vegetation: Douglasﬂrtrees(prunedforlightandview),lawngmss,mdomamemal
shrubs around mobiles. A small wooded triangular area is indicated to the north offsite
All other surrounding areas appear fully developed.
No Garry Oak (Quercus garryana) stands or individuals could be found on the site.
Wildlife: Urban birds and small mammals adapted to urbanized environmesnt likely.

iti . By review of site and areas in close proximity of site based upon
visual observation, wetland mapping provided by the City of Oak Harbor, NWI,
Department of Natural Resources stream mapping, Island County Shoreline Mapping
system we conclude that no regulated stream, shoreline, or wetland buffers encroach into

this site
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Other Aquatic Resources: No regulated lakes or ponds are indicated on this site or in
close proximity. Site is not within 300° of a stream or Marine Fish and Wildlife Habitat
Conservation Area.

IV.  REGULATORY ISSUES

City of Oak Harbor Municipal Code indicates that an environment checklist may be
required, except a checklist is not needed if the city and applicant agree an EIS
(Environment Impact Statement), SEPA compliance has been completed, or SEPA
compliance has been initiated by another agency. City of Oak Harbor is the lead agency
for SEPA review for this site.

City may require a Fish and Habitat review for this property unless City has adequate
information about surrounding recently developed areas to determine status for this
property. Ifa review is required, City will inform the applicant as a result of the pre-
application meeting along with any other critical areas requirements,

Critical Areas Mapping Review conducted June 19, 2006 by phone conversation with
City Planning shows that this site has no locally mapped wetlands, is not within a high
Aquifer Recharge Area, is not indicated for steep slopes, and no fish bearing streams are
indicated on site.

The City of Oak Harbor Municipal Code 20.28.020 states that any trees that are 12” or
more in diameter measured four feet above existing grade shall be located by survey. The
provision in the code states that 15 percent of “significant trees” shall remain on site.
These trees may be included within the open space requirement or left remaining in any
location on the site for compliance.

V. CONCLUSION

Local jurisdictiona! information available at the time of this study provided by City
Planning CAQ mapping and resources provided by federal or state agencies related to
critical areas do not indicate that any critical areas exist on this site. 1f required further
review of habitat of eagles within 800 feet of the site or great blue heron within 1000 feet
of the site may be conducted. Due to the highly urbanized setting the results will most
likely produce no significant issues for development of this property based upon habitat

LIMITATIONS

This report is based upon information collected in the field and obtained from
manuals and publications produced by Federal, State, and Local agencies
pertaining to the process of wetland delineation and is a preliminary review.
Conclusions are the professional opinion of the authors subject to approval by
appropriate agencies. Agencies may require additional habitat information as part
of the permit approval process.
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20,28.020 Critical areas report.
All single-family residential development within 100 feet of a designated geologically sensitive area and all
commercial, industrial, or mmltifamily developments within 200 feet of a designated geologically sensitive
arca shall be considered "adjacent” to the geologically sensitive area and required to submit a critical areas
report, as described in this section. The director shall approve the critical areas report only if it
demonstrates that the proposed development will not increase the risk of harm to public safety or
neighboring properties or critical areas. To determine if a critical areas report is required on slopes between
15 and 39 percent, the director may require the applicant to provide a letter prepared by a certified geologist
or engineer that determines whether springs or ground water seepage is present on the subject slope.
(03] Geotechnical Analysis. Except as provided in subsections (2) and (3) of this section, all
development proposals within or adjacent to a designated geologically sensitive area shall submit a
site assessment, geotechnical report, grading and erosion control plan and landscape/revegetation
plan. This analysis shall contain the following information;
(@) Site Assessment. Alang with the standard site plan requirements, the following
information shall be provided for the subject property, prepared by a licensed land surveyor:

@ Topography map at two-foot contour intervals for the entire site, including
abutting public rights-of-way, private roads, or access easements;

(i) Location of all Msignificant trees ¥4

(iii) Location of all manmade drainage structures or features including pipes, drains,
catch basing, drainage structures, culverts, and underdrain pipes;

@iv) Location of all frequently fiooded areas, as defined in Chapter . ~... . OHMC,
and all other critical areas, as defined in this title, including: oak Ptrees 4, wetlands, fish
and wildlife habitat conservation areas, critical aquifer recharge areas, and geologically

'\, Location of all existing site improvements and the amount of existing
impervious surface area; and

(vi) Location of all utilities, both above and below ground.

The site plan shall also include a vicinity map, showing the location of the propesty in
relationship to surrounding lots and other critical areas

20.02.020 Definitions

59) "Significant tree" means a healthy evergreen or deciduous tree 12 inches or more in diameter
measured four feet above existing grade.
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Figure 3. NRCS SOILS SURVEY —1215 Swantown Ave Osk Harbor, WA
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Medical centers generally require a high degree of securily and sanita-
tion. The RJ-250SC provides both. Waste is safely stored out of reach
of scavengers. Sanitary conditions are enhanced even further with the
Marathon Ozone Odor Control System which destroys odor-producing
bactenia by molecular reaction| At this medical center instaliation, card-
board is the main material processed for the purpose of recycling with
a customized dock application and a 48 galion cart dumper system
installed.

mbmwmammmmwfma
cafetaria, the RJ-2508C compliments this large, downtown buiding which
houses the corporate haadquariers of a major depariment store, The
‘through-the-wal™ chute allows the compacor (o be loadad from a second
floor location prowding both convenience and sacurity.

RJ-250SC

This RJ-2508C, located at a hospital, is fad by a tipper on the dock
and a conveyor sysiem. The conveyor directs shredded "red bag”
waste from a Marathon medical waste handling system. The seif-con-
tained compacior effectively soives spillage and leakage problems
associated with conventional stationary compaciors and containers.

Equippad with an integral ground level cart dumper system, this RJ-
250SC is ideal for sprawling apartment complexes, shopping centers,
parks, resoris and other applications where a ceniralized disposal system
18 neaded. “Trainahla” caris can be located in conveniant locations
throughout the tacility and periodically towad (o the compactor

The compacior ram aulomatically refracts when cant is being lifted so that
the full capacity of charge box s avadabie for trash being dumped. Forks
remain o “full dump’ position for transit %o and from landfil

Authorized Distributor:

Visit our web site: www.MarathonEquipment.com

T WARATHON EQUIPMENT COMPANY

\v‘ LT conpany

Picases in thh lerghse are Dustrative ondy. Specilications a0 wdisd to changs withou nolico In order 10 sccommodate IrprTaments :’/
1o the equipmont Carilled in compliance with AMS! Raguistion 72452, s OSHA standards and cortfiod wider WASTECY Stationary
Certication Program. Products st Do used wath ssle practios end ¥ SOOOMESNCY with said requistions and standards

® ro Box 1788 - vemnon, AL 35662.1798 USA « |205) 696-9105 fax (205) 695-7260 $-800-633-807 4
130 Moy 339 - Yeringion MV 89447 USA - (77%) 4834030 taz (775) 483-4531 1-800-824-872¢
1902 incuatrial Park Rd - Claariipic, PA 16830 USA - (8%4) 765-0200 fa (814) T85-2072 $-000-822-7083

Self-Contained Compactpr
with 15 to 39 Cubic Yard e
Capacity Cdntamer

S E BEE

| ® Large 40 112° x 58" Feed Opening

| @ Full Door Seal with *P* Sea

EXHIBIT 1-7




WHY MARATHON IS THE

Compare a Marathon RJ-250 with any other self-con-
tained compactor on the market, and you'll quickly dis-
cover why Marathon is the preferred cholce of discrimi-

nating buyers.

Components are selected for longevity and minimum
maintenance, with special attention given to the selec-
tion of highly sensitive components. Stress engineering
provides the optimum degree of structural integrity. Only
the best materials are used. The highest standards of
quality are observed in the manufacturing process.
That's why you'll find Marathon Compactors “packing
trash”® long after other makes have failed!

The RJ-250 units are state-of-the-art in roll-off self-con-
talned compactors featuring oversized feed opening
and expanded container storage capacity. The RJ-
250 Compactors are designed to store and transport
your waste, prevent contamination of your work and
public areas in accordance with public health depart-
ment requirements, improve working conditions for your
employees and reduce disposal costs.

Both the RJ-250SC and RJ-250HT Compactors can be
customized with a varisty of loading arrangements
fo suit your specific needs. The RJ-250HT Is particularly
well suited for security chute-fed and dock-fed applica-
tions where maneuvering space for the collection vehi-
cle is limited. Unique to the RJ-250HT, the compactor is
buiit into the same door through which the compacted
refuse Is later emptied. This eliminates the need for the
additional space necessary for the time-consuming dou-
ble "turn-around” maneuver required for conventional
self-contained models.

PR S T
Specifications.

[Mirs. Rating].........c.oonn. o ccvne v e voe e 1.7 U Y ; 130m®
[WASTEC Rating]. ... ... -ccree oo . 131 Uy sl il . 100 m
Cisar Top Opening.. .. .. o . 41U X 58°W 1041 mm x 1473 mm
33s
177 kN
220 kN
188 kPa
. 235 kPa
Ram Penstration e G 56 140 memn
) (i g L R, o 55 ¥, W B b o
______ Electrical Equipment. |
E actric Motor 3/80/230-460 10 hp r5 kW
Etactric Controt Vollage 120 VAC 120 VAC
Penal Box Assembily
UL Rated Key Opersted
1 38 L/min
Normal Pressure 1850 pst 120 bar
Maximum Pressure 2300 psi 159 bar
Hydrauic Cyiinders (2) - Bore 4 102 mm
- Rod 2T 684 mm

Exclusive 41" x 58" feed opening to handle large,

bulky itemsl

Continuous feeding capability - even while com-

pactor Is op

eratingl

Adaptable to special loading systems such as large
capacity hoppers, sacurity chutes or tolal enclosures.

Tolal odor and pest control via Marathon's Ozone

Qdor Control option

@ Easy loading from either ground or dock level.

»  Over 24 tons of crushing force to reduce refuse o a
fraction of its former size saving valuable space.

Fits into same space as the pace-setting RJ-100SC
Ultra! Extra length roll-off hoist is not required!

Easy and fast installation! Installation costs are cut
by half over conventional compaction systems.

©  Fire hose connection provided on each unit.
= Faclory testing to assure leakproof construction.

* UL Listed.

Signature Series Warranty
Featuring 3 Years Structure

2 Years Components
6 Months Labor

Dimensions not shown. §-4-1/8" (2543mm) Oversil Width
Ground Rofler Widths: 61 7/8° (1568mm) inside Roliers
67 3/8° (1712mm) Rotier Canters

72 7/8° {186%mm) Outside Rollers
L3 B Vi R 0 L ) S I
Baym| ¢- f'r-mn- §-r | w-r | 7-6 | sg0 ]
121 1099mm | 1702mm | 4529mm | 2281em | 40198p
| Wouyps| 4 [I-74] 8-7 | {7-4 | T & | 0620 |
! 1219mm | 108%mm | {1702wm | 6498mm | 228'mm | 4318k
[ Bouyds | £#-00 [F-74"]| S-7 | 1710 | &-8 | (0030
[ 1219mm | 1000 | 1702mm | 4S2tmm | 2642mm | 4s80% |
[Vwyss| - |3-2ue| 5§ 7 | 20-6 | o-8 | 1080 |
L 1219mm | 1088mm | 1702mm | 6583mm | 2842mm | 48189 |
|Mayts| -0 [3-794| §-T | ®-6& | #-8 | 11,13
{ | 12180 | 1080mm | 1702w | 702%mm | 2281mm | SM4Pg
[Bays «-0 |Y-7| 6-T |26-1197 &-¢ | 1.0
b | 12 | 100w | 170un | Pesén | 2201 | ooimy |
merr_* a e s e ElenEt e +’_§'.fl_8 f
Bays]| 4- [ y-rue] §-7 fzr-nﬂ e- | 1108 |
| 1245mm | 1098 | 1703mm | 6337w | 20tmm | e17ig

e LI | A §
Vouyss 4 -1° y-r-m-l §-1T |
| !m* 1080mm | 1702w |

2-1v | £-6~ | 11604 :
70N | 201 | G264 |

i vake 1800 o

tnlignis cised 196" Holsl Enouid o ogrdpped with
hrydradic tafigsto

mirdrmaan) in ortier to controd
* Other tongohs svatabls Call tactory for Ostads

M P Seal

Tha “pP”
shaped
Door
Sealis
specially
designed for portable
compaction/ conlainers
to pravide a superior
water tight closure. The
mounting Is engineered

for quick and easy instal- tByd G

lation when

Is necassary, requiring
no field fitting, cutting or-
welding.

“*Patented Double-Hinge
with Bronze Bushing

Every RJ-250SC is

i crentes
whisEhminat- 3,5

ing " and

damage so.often encalin.

Merathon's Patented.. i \@?CON

=

e | (LY
Control System “wp~ L/ -

Standard on all RJ-2508C 7{4

and 250HT Compactors 2

Extendad cylinder and hose wear iife - &
guaranteed by CYCON's no-shook cycle contro R
Automatic *container full sssurance system” ~ the |
ram dweils against the load a1 full presswe result- |
ing in better compaction !

9

" Reliable, solid siate clroultry afimi- A’AA}\ \
fating all pressure and limit switchas e A
i3
.




Trash Receptacles & Ash Urns| Outdoor Trash Receptacles|Coated Metal Trash Receptacl... Page 1 of 2

IVE HELF 11 888.447.2401

Hospdee  Ahut U Lonba 1Ay Seeimap ' 0 em(s): $0.00

e '_ 5y 284 1\»..@" oy -'.__‘:I'“ '*r?-;t-vm'f‘:_‘.'l‘;_!:f"w s

Shop Al Departmente ) s

| Pleate Tablas o
| heath Keyworid fiem # | Find l ! Spccnlly Recommenderd
| Benches ' E o
Bike Racks b ! fgwﬁw::m':;'a;: :g:::glﬁnrm & AchUms  Ontdoot Tinsh Recopingdos  © oated Motal Tiash Recepiotlo
Bloachers ’J. Hingod Covomd
| 38-Gal, Dimension 500 Series Square Hinged Top Haavy Gauge
Crowd Coniroi & Fencing b | Covered Top Heavy Gauge Steel Trash Mors info
. | Receptacle with Liner -26"L x 26"W x 40"H
i ) Moda of heavy-paugs sioo, his receplcie Is
Gillls 3 powter coated to withatand years of exposure {o the elements. W
| Curved top aliows water (o sun off. Geries m"“"
. P &PA ’I 5" Hx 24-34"W disposal opsnings with 3* chutes encourage the ; Yingad Covered
Sysioms [ insertion of Bier. Rigkd Plasic fiver Included. Two 12-pauge sisel T G
| lackemandStorge B/ hinges am aftached to the fop of the body, wiich allows (e top (o Wois info
| open approx. 80°, permitting aasy removal of the liner.
' Equpment .'MG“' § Four 12 euge gaeszad sl g hold thaecapinc 4o o o
1 | i
( "l Bt anching uym(mmmmdw ———m
! OME AL ! oty ,,.mn:'_ ) T requonity Bourht Together
| Pafio Fumiiure k|
| Black Uni-Koat (powsdor coaled) finish Receplecle with blac pleled ' e - e
Plantem ’ panels avallable, 8o itern 144-1881 > ) Roceptecies
| Resttsntol Payground b Click for targos plctire Marm i 144-1908 SR,
Equipment
' : Imapo Discloimer Welght: 10218
Restoom Equipment& P Please conllim imape
Supplisa matches produci descnphon Dimenslons: 2675q. X 40°H g m‘
' Plastic
Sehoot Fumil »! Warranty: 2 Year Limited Warranty
i e -z! 768q » Mase
Signs & Stands » 2426H
| Lo / ] Moz Il
Smoling/Bus Shetlers e 4
| Sporis Equipment ] riaA GEATONTRA §9 05 47 1029 Mo
| Tables, Chairs & Sacting
f Paking b
itk il s Ema o Frend $719.00 / Each
Tash Receptacies 8 Ash B 5 Paatable Veraion
[ Ums
| Umbretas 4
| Wowerman Buy More and Save Price Gty
S Quently discounts era sppied i $719,006ach 22
Ahoul Park Cataleg T e e $704.625ach 35
888447 2401 $693.84c0ch &9
Now Aczount Sehp ) $683.05c0ch 20+
Nowslstter Sign Up
[ ) Specially Recommended
Recens Product updstes and
Guaiterly Nowsistiars
) e
SECURE
TOUD
»
194-2000 194-1014 184-3063
20Gat Aspen Seriea 48-Gal Aspen Series 38-Gal Aspen Barien
Squsre Hinged Covered Squere Hinged Covered Square Covered Top He

62
httn://www.thenarkcataloe.com/ltemdesc.asp?ic=144%2D1656 8162 EXHIBIT 1-7
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CIMARRON ald Approvals Mﬁ

Tvpe

SERIES *  RECEIVED
—

APPLICATIONS
* Ares and shte lighting, CITY OF OAK HARBOR e,
I Pevelopment Services Depariment (D ] E

FEATURES /
Complements ‘Southwest Serles' as ([ 160° /
{ES Type II, I, V {square) and forward throw light distributions Mmoo B

Flat lens deslgn 1 s

100w to 400w lamps In HPS, and Pulse Start MH for design flexibliity S
All distributlons are fleld-rotatable a0 725%
Mounts on upswapt, straight arms for poles or on wall bracket for a uniform 1524 mn _petzmm,
project look .

* 5 standard, 2 premlum, and custom colors are available
LISTINGS/CERTIFICATIONS

® UL 1598 listed and CSA certifled
for ottdoor use In wet iocations.
DA fixture seal of approval.

For more delall, see PSG page @. @ @1

B4 = 1.2 1 (singls unlt with arm)
ORDERING INFORMATION
ORDERING EXAMPLE
l;l’ll - l.l - PO - NW¥ - F - qQ - DB - L
Serles Mount Wattage/ Lam) Voltage Color ons
SNm)ou Orlemaﬂunmgtﬂbullon . op
SERIES o LARIP ORIENTATION/DISYRIBUTION opPTIONS . .
Ch$ Cimarron #2__ Horfzontal Il - hydroformed . WBAB " Substituiss Docorative Upswept Arm when W8
B3 Horizontal If — hydrofasmed wail bracket mounting ischosen
[l H3P  Horlzontal i - Performance Series BPA2  Round Pole Adapler (2%"-3 A%) _
A Am Mount Construction (6" etreight rigld arm APA3__ Round Pols %4"-3% I
Included & 8 for 80° [} Horlzontal IV — mi RPA4__ Round Pois Adapter (3%”-4%")
AD Dacorafivo Arm Mount Const (6 decorsiive upswept 4P Horizontal IV — Performance Serles APAS __Round Pole Adapter (5%) -
smincl, & for 90° #PAG__ Round Pole Adapler (6" .
WS Wall Bracket Const. inchidss Wall Bracket & 6” ] Harizontal V - R | Fuging - 120V -
shraight arm undess WBAD option Is chosen NEP  Horizontal V - Perfonmance Saries r2 Fusing - 208V —
which Decorstive A (Sagmentad) ———ee.. B Fusiog - 240V P
0  NoAm or Wail Bracket {only order without ann or o] Fusing - 277V
wail bracket when they ere ordased &n accessory)  LENS . ] - 480V o
P T . P Fowm-an
HATDIGE/ROUREE M Photo Bution - 120V o
PULES STARY METRL BALME YoimeE P2 Photo Button - 208V
P10 100W (ED-17 Med bage) Q Cued-Tap® - 120, 208, 240 277V r3 Photo Bution - 240V
P12 125W (ED-17 Mod bess) ¥ Five-Tap - 120, 2086, 240, 277, 480V e Phato Bution - 277V
PIB 1500 (ED-28 Mog bass) s 4800 . P8 Phoio Bulion - 347V
P17 150W (ED-28 Mog base) T Ti-Tap® - 120, 277, 47V PRI Photo Coll Receptacls - 120V
P29 Z00W (1-15 Mog bass) _ E__ 502 220240V PR2 Photo Call - 208V _
(-] 250W (ED-28 Mag base) _ 0 MBM PR3 Pholo Coll Receptacts - 240V
P32 320W (ED-28 Mog base) 1 Factory s ot e wallago ondess oiarwcs apecthiod PR4 __ Photo Cef Recepleds - 277V
P35 350W (ED-28 Mog base) PRS__ Photo Cell Recaplecks - 480V
P40 400W (ED-28Mopbase) ) CoL08 _ PBS __ Photo Gall Receptadls - 347V
OB Derk Bronre @ Gz ASwith vy _
an Blagk us Internal Houss Gide Shisid
HE8% PRESSURE SODIM e W 000 (ovaliatia for M2, H3 & H4 clsttutions)
100W (E0-28 172 e ew _ _ 98 Pofycarbonats Vendal Guard
S16 _  150W (ED-23 1/2 oy base P8 Pafioum Siver i L S—
835 250 (ED-18 RD__ fedfamumeghr)
888 400W [ED-18 Mo bess) W FosstGresnfremumosiol  SELECT GAITS ARE STOCKED POR (MMEDIATE
m
EPAULING LICINTING EHEET ¢ CIRS-SPEC-4/10
66
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ACCESSORIES

CIMARRON ACCESSORIES

CATALOG # DESCRIPTION

ARM-CR-6-S-XN'* 6" Rigid Stralght Arm

ARM-CRD-§-S-AX' 6%" Rigld UpsweplArm _ —
ARM-CA-K-TA-X' __Tonon Am (singie) adjusiable

ARM-CR-TK-TA-NX' _Tenon Asm (double 180°) adjustabie _
ARW-CRI-5-000! AdjustableAm
cat-pue - ._Polycarbonale Vandat Guard

£N1-NS-23 Inlernal Hause Side Shieid (H2 & H3 distribullans) _
cat-Hs-4 Interal House Slde Shisld (H4 distribution)

CA-RPA2-XN' Round Pole Adapler for Stralght Arm (2% - 3%")

CR-HPA3-XN' Round Pole Adapler for Stralght Arm (3% - 334"

CR-RPAS-XN'__ _ Round Pols Adapter for StralghtAm (3% -4%"%
CR-APAS-MX! Round Pale Adapter for Stralght Arm (5%)

CR-RPAB-XX' found Pole Adaptar for Streight Am (57)

CRD-APAZ-IN! Round Pt Adapler for Upswept Amn (2% - 3%")
CAD-RPA3-XI Round Pole Adapter for Upswept Amm (3% - 334) -
£8D-RPAS-IC Rotnd Pola Adsplar for Upswapt Arm (3% - 414")
CRD-RPAS-XX' Rt Pola Adapter for Upswapt Am (5%)

CAD-RPAS-X MMMWMNMG}Q_____._

WB-c2- 0 Wall Braciet
s Twin Paratie! Lumingira Brackst
CAL-EHNSO _ Fdomal 3 Sided Glare Shisld (nof roafable)
7 Rypizce XX with oolur efolos, og.: B for Dirk Srones

2 i¥ien anlsrieg poles, spectly Fole 0101 Patiern €2

YENON YOP POLE BRACNEY ACCESSONIES {2%/¢" 0D tenon)

(RSS varsion requires 4° round pols adapter)

m TESCRIPTION

SE-X Pole Tenon at 80 ———
RETR-XT Round Pole Tenon 4 at 90

TEWA-NX_ __ ___Hoxagonal Polo Tanon Adspor (3 at 120 dogroes)
7 Replaoo XK with color choles, ag: B for Dark Bronny

PROTOCONTROL EQUIPMERT

CATALOG & DESCRIPTION _ —

(%] Photocontrol - Tiwlot-Lock Cal {120V)

e Pholuontrol - Twlst-Lock Cel (120-2

"] Photocontrol - Twist-Lock Cell

) Phofocontrol - Twist-Lock Cell

SPECIRCATIONS

HOUSING Architecturally styled, one plece die-cast aluminum housing with
nominal .125" wail thickness. Low profile design reduces the overall wind
loading while providing a steek, unabirusive look which complements most
buitding architectural styles.

DOOR Die-cast aluminum door hinges to housing and secures wilh two captive
screws providing four polnts on contact ensuring a clean lens and optical
assembly, Both the flat tempered glass and door are sealad with one-plece
sllicone gashets,

OPTICS Wuttiple levels of photometric performance to be achleved via
tered optic offering ranging from fully segmented to hydroformed refiec-
tors. All optical assemblies to flald rotate In 90° increments. All distributions
to be IE5 full cutoff classification. House side shellding available as either
factory Instalied options or field installed accessorels,

MOUNT Two arm designs are avallable providing maximum design flexibil-
ty. The dle-cast aluminum arm offers a sieak upswept look while the exirud-
ed straight amn Includes the housings contoured lines for continully of style.
Awdlhacketaﬁm%mnmwﬁwmﬂmamﬂabbdbwﬁmmy
mounting for virlually any application,

ELECTRIGAL Enerpy efficlent HID lamps up to 400 watls, Pulse rated
pomelalnsockelshavespﬂmloadad,niulmlpmmmmumm
offer factory or fieid-instatiable photoceil options and fusing.

BALLAST HPF ballast chroult, slarting rated at -20 deg F (-40 dag F for HPS).
Ballast and other electrical components mounted diractly to housing for
excellant heat dissipation and long life.

RNISH TGIC thesmoset polyester powder paint finish applied at nominal 2 5
il thickness. Prior to palnting ail luminaires and mounting accessories
mwmmmmmmmmmmmwm
application of & chromate convarsion coating,

LTS UL 1598 listad and CSA certified for outtioor wet location applications

CAST A4 (3 v
N ik
w Loul J L
uid ¢
5 oy b 200ES
ROUND POLE | SQUARE & ROUND POLES “'T\ CURVED ARM MOUNT #2 ORILL PATTERN FOR POLES

MR SQUARE & ROUND POLES

Bue to our continued efforts to improve our products, product specifications ars subject to change without notice.

Spaulding Lighting ¢ 703 Millennium Orive ¢ Greenville, SC 28607 » mue: 884-878-1000
Fornwmnrlmllmvtsnunwabm:mm

67 SOt © 2910 SFESLINS LIENTIND A5 Ggaty Reserend  CIB-GFEC-4110 ity
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POLE OFFERING
STEEL & ALUMINUM PRODUCTS

M

Spaulding Lighting's complate ine of poles offer simple solutions for all your lighting needs from 8 to
60 feel In helght. Pole applications Include floodlighting, auto dealerships, commerclal site lighting and
roadways, Mounting configurations Inctude tenon top, side mount, pad mount and open top deslgns tp
match any luminaire style.

Gonslructed with exacting slandards both our aluminum and steel products meat strict guidelines for
quallty, strength and finish durabllity. Protecting your investment for years Is our Lekirocote® powder
paint, galvanized finish (stesl palas only) or “satin® natural aluminum finlsh {aluminum poles only),
From shaft cutting through finishing, quality control inspections are conducled throughout a highly

automated process.
To ensure the finish Is not dsmaged during shipment, all poles are protected with efther cardboard or
double wrapped foam/plastic.
ﬂi-.; PRODUCTS

Serles Constreciion Shaft Sizes Wall Thicknuss Longtis
§55 Sguare Straight Steei 4’ 56" 116GA, 76A,36GA 10-40 it
RSS Round Straight Stee! 3’4y 457 57 g" 116GA,7GA, 3GA 8-301ft
SIS Square Tapered Steel 5 ~9° 11 GA, 7 GA 20~ 50 ft
RS found Tapered Stoel 5" -12° 11GA 7GA 10-6011
SHS Square Hinged Stael 45" 6" 116GA, 7GA 20-401t

ﬂm PRODYCTS _
Seslas Construction Shaft Siza Wall Thicimess
§5A Squase Straight Aluminum 4’ 5;' 6" .125; .188;" .250" 10-30ft
RSA Rownd Stralght Aluminum 3, 4; 4.5, 5" 6" .125) 1887 250" 8~301
ATA Round Tapered Aluminum 4" -8 .125;" 168" .2207 .250" 8-~-401

For our most current product information and complete product details, pleass visit:

winw. spauidinglighting. com

Duz to our continued efforts to Improve our products, product epacifications are subjact to change without notica.

Spautding Lighting ¢ 101 Corporata Drive ® Spartanburg, SC 20303 o puose: 884-598-6000
n For more Information visit our web sits: www.spashiingfighling.com

68 Capyuighet © 2000 SPALINS LIENTING 4D Eyet Sreerved (FULE VERAEN 89
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ENGINEERED
PRODUCTS CO.

j 5401 Smetana Drive - Minnetonka, MN 55343
| P 952.767.8780/800.336,1976 - F 952.767.8786 /800.336.2801

Visit our Web Site at engproducts.com
— Typical Applications
. » Food processing facilities
» Commercial kitchens
» Breweries
» Industrial facilities
» Livestock containment
buildings
» Parking garages
» Under awnings
| * Laundries
~———_ * Road tunnels
» Car washes
» Marinas

I
| « Cold storage
®=-O

u PEERET 6/6P « Cleanrooms
_ . » Alrports
Benefits

» Labor savings! Fast installation saves time and reduces labor cost.

* Reliable, durable, maintenance free performancel

* Long lasting fixture will not deterlorate under most hostile environments when it is installed
according to factory procedures,

* 99% of all orders are shipped on timel

Features
+ Suitable for indoor or outdoor use.
* Multiple configurations available for T5 or T8 lamps in 4-Foot and 8-Foot lengths.

* Ingress Protection - NEMA 6P and IP67 rated dust and moisture resistant luminaire; suitable
for use in wet locations where high-pressure wash-down is required.

+ Certified and tested by NSF International to ANSI Standard 2.+

» Continuous “poured-In-place” closed cell polyurethane gasket completely seals the fixture
from dust and moisture.

» Fixture Mounting Hardware allows the contractor to pre-install the mounting brackets to
the mounting surface without drilling into the fixture housing.

» Tethered gear tray simplifies installation and power-to-ballast connection,

+ Luminaire Disconnect - Enables the electrical contractor to easily and safely disconnect the
incoming power and allow safe servicing of the GFF Series Fixtures and/or ballast with
expasure to electrical shock.¢

» Impact resistant acrylic diffuser attaches to the fixture housing without tools.

» “Captive” Polycarbonate or Stainless Steel Cam Latches.

« Domestic Ballast Manufacturer.

» 100% factory tested before shipping. No contractor callbacks!

* Two (2) 1/2” trade size knockouts accommodate standard conduit fittings.

199S e1eq 1dnpouy

ocmnammmnzcmmuofcuggacmm‘-ommuwmmmdmmmwm
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Ordering Example: G4L2T8CLM

G4L2-T8-CLM

anpr FT

t.ixm_er J Length | | Mumberof Ballast Type* Latch Type
(G} 4=4Feet Lamps A TS - High Output C - Clear Polycarbonate
T | B=8Feet Lt =1lamp T8 - Standard Output 5 - Stainless Steel
L2=2Lamps | | T8HBF - High Ballast Factor o e
L3=3Lamps
L4 =4 Lamps
L6 =6 Lamps

A Lamps per Fixture (see illustration on the following page)

» 4-Foot GFF Light Fixture: Maximum of three (3) T5 or T8 lamps.
« 8-Foot GFF Light Fixture: Maximum of six (6) T5 or T8 lamps. Note: The 8-Foot fixture will NOT accommodate F96 lamps.

* Minimum Starting Temperature
* T5 GFF Light Fixture - High Output Ballast: -20°F 129C°.
- T8 GFF Light Fixture - Standard Output Ballast: 0°F / 18C°.
» T8 GFF Light Fixture - High Ballast Factor (HBF); -20°F / 29C".

Note: High Output (HO) lamps operate with a higher current, therefore, requiring ballasts to match the high output lamb deslgnation and design. High

Ballast Factor is a system operating a standard output lamp to a higher wattage and lumen performance within the standard lamp design.

Option - Fixture Mounting Hardware
M - Fixture Mounting Hardware: Maintaln the NEMA 6P and IP67 ingress Protection rating of the GFF Series Lighting Fixture by
using the Fixture Mounting Hardware (FMH). The FMH eliminates drilling Into the fixture housing and allows the contractor

to pre-install the mounting brackets to the mounting surface.
The Fixture Mounting Hardware includes two (2) stainless steel mounting brackets and two (2) bail hangers. Use the bail
hangers for chain or cable hanging installations.
Note: When specified, the Fixture Mounting Hardware is packaged with your GFF Serles Lighting Fixture order.
Recommended Lamp Types and Wattage Size

» T5 Lamps: For High Output (HO) T5 F54 lamps only.
« T8 Lamps: For standard output T8 F32 lamps enly. T8 High Output (HO) iamps cannot be used with this fixture.

Warning: VHO Lamps must never be used under any circumstances or you will damage the GFF Serles Lighting Fixture,

Accessories
CataLoG
No

GFF-D4
GFF-D8
GFF-L4C
GFF LASS
GFF-LBC
GFF-L8SS
GFF-MH
GFF-TPS-C
GFF-TPS-S
JC148/1008
OL3B/1008

Replacement Acrylic Diffuser for 8-Foot GFF Serles Lighting Fixture
Replacement Polycarbonate Latches for 4-Foot GFF Serles Lighting Fixture
Replacement Stainless Steel Latches for 4-Foot GFF Serles Lighting Fixture
Replacement Polycarbonate Latches for 8-Foot GFF Serles Lighting Fixture
Replacement Stalnless Steel Latches for 8-Foot GFF Serles Lighting Fixture
GFF Serles Lighting Fixture Mounting Hardware Kit

Tamper Resistant Stalnless Screws for Polycarbonate Latches

Tamper Reslstant Stainfess Screws for Stalnless Steel Latches

#14 AWG Jack Chain, 100-Feet per Box

#14 AWG Bright Double Loop Chain, 100-Feet per Box

70

M - Fixture Mounting Hardware

Note: GFF Serles Lighting Fixtures
do not Include T5 or 78 lampst

StaNDARD
Pacrace

Sto. Pus.
Swtp Wr. (Ls.)

5/Carton
5/Carton
8/Pkg
8/Pkg
14/Pkg.
14/Pkg
2/Pkg.

100/Pkg
1/Carton
1/Carton

10

\.n\.n-l_-......-n..
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Specifications

« UL Listed and approved for use in wet locations.

» Meets the requirements of the 2008 NEC, Article 410.10 (A) and (B).

« *NEMA 6P and IP67 rated as a water resistant luminaire; protected against dust and strong jets of water.

* Meets the requirements of NSF ANSI Standard 2.

» Unlversal Operating voltage: 120/277V @ 60 Hz.

» Shipping Weight (approximate): 4-Foot GFF Light Fixture - 11 Ibs. (4.98 kg); 8-Foot GFF Light Fixture - 19 Ibs. (8.61 kg).
* Note: The GFF Series Lighting Fixtures are manufactured for either indoor or outdoor use and provides a degree of protection against the

ingress of solid foreign objects (l.e, dust), the Ingress of water i.e., hose directed water and the entry of water during prolonged
submersion at a limited depth), protection agalnst corroslon, and will be undamaged by the external formation of ice on the fixture,

Lamps per Fixture.

Maximum of three (3) T5 or T8 lamps.

=

Note: Top down view of 4-Foot and 8-Foot GFF Series Lighting Fixture Gear Tray.

A B C D E F G
4.25° 6812" 225" 517" 497" 1000" 980"

ar: l f—B-}

Warranty

Engineered Products Company warrants that the GFF Serles Lighting Fixtures sold and delivered to the Buyer are free
from defects in quality, workmanshlp and material under normal use from the date of delivery for a period of one (1) year.
The ballast warranty is five (5) years and Is limited to the original or first end-user purchaser only. Contact the ballast
manufacturer directly for more specific information.

Engineered Products Company
5401 Smetana Drive - Minnetonka, MN 55343
P 952.767.8780 / 800.336.1976 - F 952.767.8786 / 800.336.2801
© 2009. Engmeered Products Company. All Rights Reserved. GFF Series Lighting Fixtures are a trademark of Engineered Products Company

B Madein the Usa £02-070-001 C1 (08/09 SP)

71
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Lrace-lit

commarcial & architectural lighting

TL110

ARCHITECTURAL, FULL CUTOFF WALL PACK

Model Number: TL-1 10-PL-84-120/277
Accessories:

Type:

Job:

Approvals:

PRODUCT SPECIFICATIONS

CONSTRUCTION

The Trace-ite TL110 Series features a durable, dle-cast aluminum enclosure
with an architectural bronze powder coated finlsh, Endosure Is fully sealed
and gasketed, and Is Wet Location Listed for outdoor use. Enclosure and
hardware are corrosion resistant. The TL110 features an Intemal, anodzed
aluminum reflector which provides ideal fight distribution, and the lamp(s)
are protected by a high-impact, heat resistant tempered glass lens,

LAMPS & BALLASTS

Compact Ruorescent: 4-Pin Triple Tube lamps fram 26 to 84 watts, utilizing
aG)Q4—q3basewnhanelecbunlcpmgrammedshttballastratedfora
minimum operating temperature of -20°C (-4°F) and 120/277VAC Input.

High Pressure Sodium: B17 type lamps from 35 to 150 walts, utilizing
amzdiumbase,glamdporcdammketpulseratedfnr«vmh
either a R-NPF or HX-HPF type baliast rated for a minimum openating
temperature of -30°C (-22°) and 120VAC, Double-tap (120/277VAC), Multi-
tap (120/208/240[277VAC) O 480VAC Input.

Meta] Hallde: BD17 type lemps from 70 to 100 watts, utiizing a medium
base, glazed porcelain sucket pulse rated for 4KV with an HX-HPF ballast
rated for a minimum operating temperature of -30°C (-229) and Multi-tap
(120/208/240/277VAC) or 480VAC Input.

Pulse Start Metal Halide: BD17 type lamps from 150 watts, utilizing a
medium base, glazed porcelain socket puise rated for 4KV with a CWA ballast

The Trace-lite TL110 Sesies Is an architectural, full cutoff wallpack that
Is Ideal for parking areas, entrances, walkways, underpasses, loading
docks, and recreation areas. Avallable with Compact Fluorescent, Metal
Haﬁde,PulseStartMetalHalldeorH!ghﬁswreSodlwnlampsforaw
application,

WARRANTY

Any housing component that falls due to manufacturer’s defect
Is guaranteed for two years from time of shipment. Ballasts, Capacitors,
and Ignitors arewarrandedforoneyearfmmﬂmeofsﬁpment.
Warranty does not apply to damages caused by Improper Installation,
abuse, fire or acts of God, Lamp Is not covered by manufacturer’s

rated for a minimum operating temperature of -30°C (-22°F) and Multi-tap warranty.
(120/208[240/277VAC) or 480VAC input.
INSTALLATION L.
The Trace-lite TL110 Seﬂeslsldealformounﬂngtnmy vertical surface and m sp
feanmamngeddedgnforeasymblnwmlmponems Can be
wired to a 4" junction box, or surface mounted using 1/2* NPS condult entry o
poun;.ﬂnTLHOmnbemumed!nanlmtedpost,meunltlsm
only rated for damp locations,
OMP.
ORDERING INFORMATION ¥
TL110 - PSHH - 150 . MT DZ208 WwG110°
OPTIONS ACCESSORIES
SERIES LAMP WATTS voLTS (Factory Instaih 1) (Mil’m 0
*m 120 =120V PCl = 120V Photocontrol
1200277 = 1200277v PQ = 208277V Photocontrol
PL = Compacy Fuorescent op = 1200277V WG110 = Wireguard
MH = Metal Hallde MT* = 120/208/240/277v PG110 = Polycarbonate Guard
PSMH = Pulse Start Metal Halide 480* =480V
HPS = Pressure Sodium
Ligh PCIFAC = 120V Photocontrol
Compact Ruorescent Metal Hafide PCLFAC = 208-277V Photocontrol
213« 13W x 2 20 =70W b 4 =MACﬂdlaﬂs(2la!mPLHxMes)
26 = 26W 100 = 100W L7444 4 =Slngtel.tneﬂdeFusa($pedfylZ00r277V)
52 =26Wx2 150 = 150w DZXXX = Double Line Side Fuse 208, 240 or 4
6 32
= 1 §
I =3w ' HPS Lamps
o A 0 = 50w "“-‘"ﬁ“o"r
;go =l7(%ﬂw > 50 Watt MH or HPS Lamps Onfy
= * Not Available On PL Lamps
150 = 150W 150 = 150 * Order as Separate Line ltem O CHANGE O eCT
10810010 1009
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SAMPLE PHOTOMETRICS DIMENSIONS

TL110-PSMH-150 Mounted at 10’ 40°
]
= 30’
| -| 4:1 > 9‘5:: ______.I
TL110 Approx. Welght: 12 ibs,

Footcandle Correction
Multiply factors times the footcandle values for changes in lamp type.

Lamps 26W Q2w 50w 100W 100w 150w
PL PL MH MH HPS HPS

Factor 41 .20 .20 .56 .59 1.00

. a division of BB AIRIROMN LIGHTING GROUP

aCe- Lt 1911 West Parkside Lane o Phoenix, AZ 85027

- (888) 533-3948 » (623) 580-3948 e Fax: (623) 580-8948
commerdlal & architectural Kghting www.trace-lite.com  www,barronitg.com

73
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DESCRIPTION

The HE72ICAT is designed for insulated cellings and can be in direct
contact with eeiling insulation. This AIRTITE ™ housing design
prevents airflow betwsen attic and fiving areas and saves on both
heating and air conditioning costs. The 26W elactronic compact
fiuorescent baliast meets stringent Energy Star requiremsnts
including FCC Title 47 CFR part 18 for Consumer equipment. The
HS72iCAT offers a wide choice of trim types inciuding refiactor, lansad
and wall wash trims. The H572ICAT is warranted for 2 years,

DESIGN FEATURES

Catiioy

[NFFI

A--Housing

T == Binglo-wati-alo
Openings are gasketed for
AIRTITE installation. 7° housing
helght alfows use in 2"x 8" joist
construction. Housing adjusts for
collings up to 1 3/8 thick. AIR-
TITE ceiling-to-housing
instalfation gasket included.

B---Plaster Frame

Inciudes regressed locking screw

for hanger bars and eutouts for

crimping hanger bars in position

C--Junction Box

» Listed for through branch
clrouit wiring

¢ Positioned to accommodate
straight conduit runs

* Seven 1/2" trade she condult
knockouts with true pry-out

slota
¢ Siide-N-Side™ connectors
allow non-metailic sheathed
cable to be instalisd without
tools and without removing
knockouts, Accepts a wider
range of non-matallic sheathed
cable - the standard cable
types used in lighting for both
U.S. and Canada.
- Allows wiring connections to
3 made outside the junction
X

- Slmply Insent the cable
directly into the trap after
connactions are made

- accommodates the following
standard non-meatalilc
sheathed cable types:

{US) a2, 143, 8122, n23

{Canada) #14/2, #14/3, §12/2

Ordering Information and 2 year warranty information on reverse

COOPER LIOHTING

v

[
1eommj

m— Y

i '.'
5

- :Bar Hangers TTT-Triple Twin Tube (CFTR)
r-HangerFeaturesneludet - - —- — . GRTR2E K- — -
= CFTR26W/GX24q 3000K

* Pre-Installed nall saslly instalis
in reguiar lumber, enginesred
iumber and iaminated beams

» Safety and guidance system
prevants snagging, ensures
smooth straight nail penetration
and allows bar hangers to be
easily ramoved if necessary.

* Automatic levelling flange atigns
the housing and lets you hold
the housing in place with one
hand while driving nalls

* Housing can be positioned st
any point within 24" foist span

= Score lines allow "tooless®
shortening for 12° joists

* Bar hangers may be
repositioned 90°

* Bar hangers do not need to be
removed from frame for
shortening

* integral T-bar clips snaps onto T-
bars - no additional clips
required

E--8Bocket
G24q-3/GX24-3 sockel for one 26W
OTT - Dauble Twin Tube (Quad) or
26W TTT - Triple Twin Tube 4 pin
lamp.
Fe-Lamp
Compact Fiuorescant lamp (by others)
Generic 26Watt Lamp Designations
DTT-Double Twin Tube (Quad) (CFQ)
* CFQ26W/G24q 2700K
* CFQ26W/G24q 3000K

1
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c
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@ ;°'1I _
_________;1&nm
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= 12,000 hour rated average life

» 82 CRI rated famps provide excellent
color and high visual comfort.

* Color temperature {(wanm lo cool)
opllons offer 2700K wam or 30001
medium-warm incandsscent-lika
light.

G---Electronic Ballast

Thermslly profected, fused, 120 voit

alactronic bailast provides full fight

oulput and rated famp iWe. Provides
fiicker free and nolss frae cperation
and starling. End of lamp ife
protection Is standard. Mesis FCC

EMI/RFI consumer jeve) limils.

Labels
» UL/cUL Listed for Damp Location
. UUcUé Listed wel location with
ms
* UL Listed for Direct Contact with
Insulation and combustibla malerial
» UL/oUL Histad for Fead Through

Compllance

» Meets State of California Title
24 High efficacy luminsire

»Washington State Energy Code

» New York State Energy
Conservation Conatruction
Code

s Intarnational Enargy
Conservation Code

*Enargy Star Qualified
e Certified AIR-TITE under ASTM-

€283

Top View
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HE72ICAT
5" nsulsted Celling

Compact Fluorescent
AR-TITE™ Recessed

" TRIMS
FOR USE IN
INSULATED

CEILINGS

FOR DIRECT
CONTACT WITH
INSULATION

Lamp/Baliast
Energy Data
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Hs721CAT

TRIMS

ORDERING INFORMATION
SAMPLE NUMBER: HE72ICAT50218¢C

Ordor houslng, trim and accessorles separately.

Housling

l HE72ICAT=5" AIR-TITE Insulsted Calling Energy

- «—Siat

2 YEAR LIMITED WARRANTY
Enargy Gtar Lebaled Recessed Lighting
Couoper Lighting {Yhe Compsny) warrants this
product [*the praduct®) egainst defects In material
os workmunehip for o period of two yeers from date
of original purchase, snd agress 10 repsir or, st the
company’s option, repisce » defective product
without charg for efther raptscement parts o labor
during such tlma, This doss not Includa labor 1o
removs os instal) fxtures. -
This wasranty is extended onfy 10 the origingt
purchasss of the product. A purchesess receipt or
mh:pmdddaudubbulmmmm
to the Compsny Is required bafors warrsnty
parformance shall be rendered.
This wairenty only covars product faiture dus to
dafacis In matstials or which accurs
in normal use. it does not cover the bulb or falliere
of prod: d by sccident, misuse, sbuse, lack
of saesansbio care, sltarstion, or tsulty installstion,
the product 1o sny but the spacifind
dsulhalmbowwnmuhﬂummlmuulnn
ﬁnmmtumnedl!lofwhnluwp.ﬂmng-
fo the produsct caused by ssparatsly purchased, non-
Compsny supplied o1 buibs, and
corraslon or discoloration of components ars not
cavared by this warranty.
Thete ars no expreas warrenties sxcapt sy descsfhed
sbava.

THE COMPANY SHALL NOT 8E LIABLE FOR
INGIDENYAL, SPECIAL OR CONSEQUENTIAL

PARTICULAR PURPOSE, ARE LIMITED iIN
DURATION TO THE DURATION OF THIB EXPRESS
WARRANTY Some sistes do not silow the
axciusian ar imitstion of incidents! or conssquentisl
damages, or Emitations on how long an implied
wasranty ssts, 50 the sbove mxiusions or
imitstions may not spply to you,

No othar watrenty, wriitsn of verbel, b suthodzed
by the Company. This warranty givas you specitic
legsl rights, end you may also heve other rights
which vary from state to stats.
To obtsin

aumber You will then be comtacted
with 2 solution or # Aststn Goods Autharisstion
number end full instructions for returning the
product, Al seturned products must bs
accompanied by 8 Rstum Goods Authosization
Number tssusd by the Company and musi be
roturned freight propaid Any product roceived
without » Return Goods Authorization Numbsr from
ths Company wili bs sfusad.

Cooper Lighting ts not rosponsibla for meschandlso
dsmsged in transh Repsired or repteced products
shafl ba subjsct to the (s1me of this warisaty end
sra lospectss whan pecked. Evident or conaesied
damags thes s mede in trensls should be reportad 5
once to the carrier making the dsiivery snd » elsim
fited with tham

coofln g

QoA ..
GA-ATHE-6PKaBpare Calfing to Housing

Reflastor with White Trim Ring snd
Yorslon Springs

25W DTT, 25W TTT compast Ruorescant
5021SC=Speculsr Cloar

8021HcHaze Rallactor
6029RG+Razidoniol Gold

ap:  6-3/8” (\66mm)

Gasket Kit, 8 places

Meta? Baffle with White Trim Ring and
Yorslon Gprings

25W DYY, Z5W TTT compact Fluorsscent
ERTS13=Blsck Baffle

ERT51375=Black Butils with Yorslon

Springs
ERTS1aWHT=Whits Bafils
ERTS1IWHTTS-White Baflls with Torsion
Spiings
QD:  8-38" (185mm)

Coflex Haffia with White Trim Ring and
Tonlon Bprings

25W DTT, 25W TIT cumpaot Fnomssent
G016P=Bleck Baffis, White Trim Ring
S0T8Ws=Whirs Bafle, White Trim Ring
0D:  §-am* |185mm)

“m onhn m
[WWTTT Fluorescsnt ONLY
5054PBaEhawer Light - Whie Trim Ring
50543N8=8hower Light - Satin Nicke!
Teim Alng

S054ACE=Shawar Light - Antlque Coppatr
Trim Ring

ERBATBZE:Showst Light - Tuscan Bronre
Trim Ring

oD:  &-38° {166mm|

Albafits Lens Shower Light with
Raflector, Whits Trim Ring and Yorafon
Springs

20W TTT Compact Fluorescent ONLY
5031Pg«Shower Ligh

0D:  &3m" (163mm]

Fresns! Lens Showar Light with Rsfisctor,
White Tritn Ring sad Tarsion Spring
ﬂm%ﬂ:ummv
0D:  &38" 16Smm)

Wall Wenh with Bafile, Whits Trim Ring
and Tersion Springs

838 1108mml

S Seoribeaegms ond Dimranens s iject 1 chongs witheus notee
Visht owe wab site ot

e csoprigh g som
Customer Firsy Center N2 Highway 74 South Peachires Cily GA 30260 770 488 4800 FAX 770 488 4801
Cooper Lighting 5825 McLaughiin Rd Musmsssugs Ontario Canada L5R 180 506 607 4000 FAX 905 568 7049
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CITY OF OAK HARBOR
MITIGATED DETERMINATION OF NONSIGNIFICANCE

Description of proposal: _Franklin Manor PRD, a 158 unit multi-family project.

Proponent__Sean Hegstad, Haven Design Workshop, 907 Harris Avenue, Suite 301, Bellingham, WA
98225

Location of proposal 1215 SW Swantown Avenue, Oak Harbor, WA. Parcel number R13203-110-
1730.

Lead Agency City of Oak Harbor

The lead agency for this proposal has determined that it does not have a probable significant adverse
impact on the environment. An environmental impact statement (EIS) is not required under RCW
43.21C.030(2)(c). This decision was made after review of a completed environmental checklist and
other information on file with the lead agency. This information is available to the public on request.

X__This mitigated DNS is issued under WAC 197-11-340(2), with a fourteen day comment period
ending on September 1, 2010; provided there are no substantive comments submitted the MDNS will
become final on that date. There will be a 15 day appeal period ending September 16, 2010.

GATION MEASURES:

1. All of the mitigation measures identified in the Applicant’s SEPA checklist dated June 18,
2010 shall be implemented.

2. The continued affordability of the proposed qualified affordable housing units must be
secured through a permanent measure. The applicant shall propose a method to ensure this
for City approval prior to the issuance of the first building permit.

3. The applicant or its coniractor shall maintain a spill response plan for the purposes of
addressing hazardous spills during construction.

4. If there are unforeseen impacts on tree retention areas adjacent to those being cleared for
building lots and roadways, the Applicant shall prepare an altemative landscape and tree
retention plan that provides procedures, design flexibility, and implementation necessary for
addressing those impacts. This plan must be approved by the City prior to implementation.

5. As may be periodically required in response to changing site conditions, and as may be
required by unforeseen impacts, the Applicant shall amend, correct, improve, or alter tree
retention plans to ensure their effectiveness, including but not limited to: revegetation of

areas, sclective felling of trees; etcetera.
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6. Ifany treeretention areas must be cleared due to potential for tree blow down or wind throw
the following must be completed:
° arevegetation plan must be developed by the Applicant for approval by the City;
o the plan must include a mix of tree plantings (at a maximum of 20 -25 R spacing,
dependant upon species as approved by the City) and shrubs and ground cover to
cover the remaining areas.

Responsible Official: Steve Powers, AICP

Position/Title: Development Services Director
Phone:_(360) 279-4511
Address 865 SE Bami Drive, Oak Harbor, WA 98277 Date__August 18, 2010

s [

L
This mitigatedLAminaﬁon of nonsignificance shall be considered final unless subsequently
modified by a major amendment to the proposed project or as a result of comments received by
September 2, 2010. You may appeal this determination at Oak Harbor City Hall, 865 SE
Barrington Drive, Oak Harbor, WA, 98277 within fifteen days of the date set out above, or no
later than close of business September 17, 2010,
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Project Nam: FhA Nie 2y JANGE

yelopmene e ging
- 1

Dapartn.,

Type of Application:

Description of Proposal:

NCE,

S% AOMINESTAATSVE YAATENCE REQUEST

[APPLICANT NAMEICONTACT PERSON

Address:
907 MHAAES AVE.SUITE F0|
BELLZNGHAM, WA VFEES

Phone and Fax:

(or Eaal rm:owsétaﬂvaliD
| NNIEN DEST6R wollery/ef
E-mall Address:
TEMUONMANEN Dl Comr.
PROP OWNER NAME (list multipie
owners on a separate sheet):

WEADMI L goveT 4L C

P60 $23.3gV0 F6a$27-2p0¢

Address:
Is0IS mAsp ST SuITE Ze3

BELeBVUE)wA FHOOF

E-mall Address:

U35 2082313 s .PH6 6595

Address:

NGINEER‘IXU OR:
‘ s o) AsTor- SY.
m f LN ey
E-mall ﬁdrees. . rF‘hc:::-le and.Fax. r@l’l N "
PROJECT 8i ORMATION Comwarg‘esignaﬁon:
adf?“'mni: l H ‘ N, W
w A ey RESTOENTIAL
20 ALTS = RES. Rigzet-lio- 1720
Legal ption separate shest): | Acreage of Oylnal Parcel(s):
Section/Township/Range: Total Square Footage of Proposed Building or
Number of Units:
AUTHORIZATION:

The undersigned hereby certifies that this application has been made with the consent of the lawful
property owner(s) and that all information submitted with this application is complete and correct. False
statements, errors, and/or omissions may be sufficient cause for denial of the request.

G

£-9-09
Date

Authorized Signfture

P:\Pemmit Coordinator\Pemmit Applications\Development Services

REV: 3/25/09

Penrﬂfg MHandouts\Simple Variance Appiication.doc
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RECEIVED
s 200

Condition ualifying for a Variance CITY OF OAK HARBOR

veloneron: Soovt g 1) ety

Th?re are five criteria that must be met in order for a piece of property to qualify for a
variance. '

1. Are there any special conditions or circumstances that exist which are peculiar to the
land such as size, shape, topography or location, that are not applicable to other lands
in the same zoning district? Will the literal interpretation of the provisions of the Oak
Harbor Municipal Code (OHMC) deprive the property owner of rights commonly
enjoyed by other properties similarly situated in the same district?

OUE TO THE LoT SypPE MND ot TmpoaTAnTLR
THE TOPrhill AT THE ProPEeTT Longy #AVE A

TLENLPIMNT StolE @ NEAR EXESTENG RoADS THE
ELTEQNL TNTERPRETATIN ul.ﬂ%,' ALl o) ropseiT
° g5 MAW&WQ pras Bt dasy stvg%nm
[») Y %{ad AMMAT O~ (2o AD 17&““9{_ THE. Pr-XE c7,;
2. Do the speclal conditions mentioned above result from actions of the applicant?

THE SZTE conTO-ls AMD RoAD REQUIREMENTS
ARE. TETwdD THE oW NERS conTrtel.

3. Will the granting of the variance amount to a rezone?

4%

4. Wili the variance grant a special privilege to the subject property which is denied other
lands in the same district?

NoO

5. WIil the granting of the variance be materially detrimental to the public welfare or
Injurious to the adjacent properties or improvements within the vicinity?

N0

P:\Permit Coordinator\Permit Applications\Development SQMcqygoﬂnns & Handouts\Conditions for qualifying for a

Variance.doc EXHIBIT 1-9




June 3, 2009

Steve Powers
Director of Development Services

City of Oak Harbor
865 SE Barrington Drive
Oak Harbor, WA 98227 R EC
Ery
o, -EII:
Re: Franklin Manor - Administrative Variance Request A
Location - 1215 Swantown Avenue - Qak Harbor, WA Yoy iTY OF a0y
Cope, gl
teng rw":(.f‘;)ggzk
Steve and City Staff: S

1. Site Plan - Building Site Plan
As stated within the Oak Harbor Design Regulations and Guidelines,
“The basic principles of good site planning can be remembered with the
acronym SAFE: Safe, Attractive, Fits the neighborhood, Efficient and

useable.”

SAFE: The proposed locations of the buildings allows for better visual
control of lobby, other entries and parking areas. The increased building
height does not create a less safe environment and actually Increase
safety with better spacing between buildings allowing better natural light
and ventilation.

ATTRACTIVE: The proposed placement of buildings provides a more
desirable experience for traffic passing by and for the residence. With the
addition of a privacy fence/ wall along Swantown Avenus, the parked cars
will be screened to reduce this potential undesirable effect. Much of the
increased building height will be visually reduced due to the contours of
the existing site. We were very careful to vary the building facade to
better reduce the visual impact of the buildings.
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the setbacks it allows for sufficient Separation and adequate scaling of the
buildings. As with any successful site plan careful attention to scale,
spacing, open space, and parking is a must. Careful placement of trees,
landscaping, and fencing/ walls also help to reduce the potential negative
impacts. There are several items that significantly impact the site design

that includes: site shape, new street through middle of site, strest frontage

locations, topography, and reduce space for building locations.

81

Sincerely,

—

Sean Hegstad
Architect
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June 3, 2009

Re.: Franklin Manor - Helght Increase Variance — Response
Location — 1215 Swantown Avenue - Oak Harbor, Washington

To Whom It May Concern:

1. Building height increase from Design Guidelines
We are asking for a five percent increase in building height above the
Average Natural Grade Level, This increase is 36'-9" from the standard
35'-0° to the midpoint of the highest gable of the roof.

2. Narrative;
Due to the nature of this site and more specifically the steep banks along .
some sides of the property it allows the client to increase the building

issue with Claire, formally from your department and she noted that we
have a strong argument for this administrative variance.

The project team, after much discussion with the City Staff, feels that this
request is both reasonable and Supportable and would really appreciate
your support.

Sincerely,

=

Sean'Hegstad
Architect
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CiTY OF.

Oak Hazhor

Application Form

Project Name: m N k(/f N AN 06

Type(s) of Application:

5l REMBEW - PARKE - Lochiar) VARIENCE.

Description of Proposal:

APPLICANT NAMEI/CONTACT PERSON
{or legal represgntative):
SEAN

HEATHP
HAVER 05558 Lovsesyo?

Address: 7, 7 wanas s AYE:, # 70!
Beedpirlhmgwh 228

E-mail Address:
s

Phone and Fax:

Dot Cov. HoYsz7-z8Y0 300)sz F-zpye
PROPERTY OWNER NAME (list multiple | Address: -
owners on a separate sheef): /50/S pAARS ST ;4 SuTie ZoJ
E-mail Address: Phone and Fax:
Py Fep- 233 yes) P 6595
ENGINEER/SURVEYOR: Address:
Do~ Cpen(3SL /%0l AsPre 5T,
EA&ﬁAdd 22! fhj ; F ”Aﬁﬁ' e
-ma ress: e and Fax:
Os (P APE ENG-NESL (o 20)62/ -jv6_260NeF( - 18T
PROJECT SITE INFORMATION 00;2; Plan Daps]yg;:ati;: 7/
(address/location): - ¢ M 7
26 Sw {NMMN AV, ~
hde Himbory oA~ W 277 | CESEIONTEA L
Zoning: - Parcel Number(s).
— m«p&ﬁ-‘i’i - RS e /7;;70;@ ;/7{«;
ega iption (attach se sheet). | Acreage ; arcel(s):
e ATPAIED S57
Section/Township/Range: Total Square Footage of Proposed Building or
Number of Units:
N 59
AUTHORIZATION:

The undersigned hereby certifies that this appiication has been made with the consent of the lawful
property owner(s) and that all information submitted with this application is complete and comect False

r omissions may be sufficient cause for denial of the request

%

¥ 1/9./2

Authorized Signature

:mmmwwmmm&wwﬁmm
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Conditions for qualifying for a Variance

There are five criteria that must be met in order for a piece of property to qualify for a
variance.

1. Are there any special conditions or circumstances that exist which are peculiar to the
land such as size, shape, topography or location, that are not applicable to other lands
in the same zoning district? Will the literal interpretation of the provisions of the Oak
Harbor Municipal Code (OHMC) deprive the property owner of rights commonly
enjoyed by other properties similarly situated in the same district?

THE SHME oF THE LoT syroonett PrerTates 7205
LACEmMENT of THE BoTLOTNGS ANO ONOKING, WS HIE
TAZIED B <zaed THE PrITM6- AS mMucll AS posrrgiEs tiEusibrogs
AND o fhZ PLICED A PENCE ANP SoME LANDSCAGEMG 72

HELP BEPIeS FiwE AFFECT of PRIED CALS,

2. Do the special conditions mentioned above result from actions of the applicant?

Ao

3. Wil the granting of the variance amount to a rezone?
N o

4. Will the variance grant a special privilege to the subject property which is denied other
lands in the same district?

O

5. Will the granting of the variance be materially detrimental to the public welfare or
injurious to the adjacent properties or improvements within the vicinity?

NO
RECEIVED
APR 19 2010

CITY OF OAK HARBOR
Development Scrvices Departmen:

P:\Permit Coordinator\Permit Applicstions\Development Services Permits & Handouts\Conditions for qualifying for a
Variance.doc
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RECEIVED
AUG 2 4 2019

CITY OF QAK A
Development Services D.e‘:aorznem

August 23, 2010

Re: Franklin Manor — Administrative Variance Request — Building “D" Location
Location: 1215 Swantown Avenue, Oak Harbor, Washington

To Whom It May Concern:

The following is a request for variance for Franklin Manor, an apartment project that will
be located along SW Swantown Avenue. We are requesting to place Building “D" as
indicated on Site Plan SP1 for Final Site Plan PRD Approval.

1. Site Plan — Building Site Plan
As stated within the Oak Harbor Design Regulations and Guidelines, “The basic
principles of good site planning can be remembered with the acronym SAFE:
Safe, Attractive, Fits the neighborhood, Efficient and useable.”

SAFE: The proposed location of building “D" allows for better visibility of
lobby, other entries, and parking areas. The alternate building location,
that was once explored, would make for a continuous wall “barrier” of
structures that extends nearly 400 feet, and creates a narrow corridor of
approximately 70 feet between buildings.

ATTRACTIVE: The proposed placement of buildings provides a more
desirable view of the complex for passers-by and for future residents.
With the addition of a 3-foot “privacy” fence along SW Swantown Avenue,
the parked cars will be partially screened to reduce any potential
undesirable effect.

FITS IN THE NEIGHBORHOOD: The project’s style blends with the other
multi-family housing in the area. The buildings will be lowered on the site
to help reduce the appearance of height. There is a significant amount of
variation in the building facades, which further integrates an appropriate

sense of scale.

EFFICIENT AND USEABLE: The proposed building layout maximizes the
usable space and parking areas throughout the site. Tucking the buildings
toward the setbacks allows for sufficient separation and adequate scaling
of the buildings. As with any successful site plan, careful attention to
scale, spacing, open space, and parking are all critical factors. Careful

85 EXHIBIT 1-9



placement of trees, landscaping, play equipment and fencing will help
reduce any potential negative impacts of the parking area. Several items
significantly inform this site design: site shape, new street through middle
of site, street frontage locations, and topography. These factors all
necessitate a reduction of space and optimal building locations, requiring
a creative approach to this site design.

It is our belief that placing building “D" along Swantown Avenue would have
several negative effects on the overall site design. We ask that you approve our
variance request based on the information provided and your professional
experience and understanding.

Sincerely,
> M
Sean Hegstad

Architect, LEED AP
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RECEIVED
AUG 7 2010

CITY oF OAK M|
Developmeny Services ?)'e'fa?ﬁm:

August 23, 2010

Re: Franklin Manor — Site Plan Variance — Response
Location: 1215 SW Swantown Ave., Oak Harbor, Washington

To Whom It May Concern:

The following is a request for variance for Franklin Manor, an apartment project that will
be located along SW Swantown Avenue. We are requesting to place Building “D” as
indicated on Site Plan SP1 for Final Site Plan PRD Approval.

1. Variance Requested from Design Guidelines and Regulations:

a.
b.
c.

d.

Buildings shall be placed at the front setback line (1.i.4).
Orient buildings, entrances windows and activities to face the street (1.i.2).
Buildings should be designed for the city context and directed to the street

not toward the neighbor or parking areas (1.i.12).
Parking for cars or garage doors should not front the street as much as

_ practicable (1.iv.5).

2. Narrative In Regard to the Above List:
a. The main reasons for the location of Building “D" are the property shape

and site orientation. Given the narrow point at the SE corner of the site,
and the required public street through the middle of the site, the buildings
would be forced to the outer extents of the property unless variance is
granted. This placement does not require a re-zone, it will grant no
special privileges, and will not be detrimental to the public, property, or
improvements within the vicinity.

As stated in the variance request, placing the building along Swantown
Avenue would create an excessively long fagade, with two buildings
creating a 400 foot stretch of buildings with a small 70 feet separation
between the two, four story buildings.

The other three buildings maximize the street frontage as a much as
possible given the shape of the lot and the public road that is required

through the center of the property.
The placement of Building “D” and its associated parking and garages are

located well away from SW Swanton Ave. The parking and play areas are
6 feet below SW Swantown Ave., and are further separated from the
Avenue by a 3-foot fence.

3. Site Plan Explanation
In addition to the Proposed Site Plan, we are submitting a copy of a Site Plan,

“Option B,” which lllustrates how the site would look if the Variance is not
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approved. In our opinion, the Requested Variance will best serve the overall
look and feel of this project. “Option B" shows how the site would appear and
how other site requirements would be affected if Building "D" were to be
placed along the SW Swantown Avenue front setback. “Option B" would
negatively affect the open space, parking, visibility, site appeal, etc. We feel
that comparing our Proposed Site Plan with the one illustrated in "Option B”
will help to clarify the complex issues affecting this site.

Thank your for your consideration in this matter.

Sincerely, :"
&/
Sean Hegstad

Architect, LEED AP
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1215 SWANTOWN AVE. RECE vy,

OAK HARBOR, WASHINGTON
PARCEL# R13203-110-1730
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RECEIVED
MAY 17 201

e CITY O
| D F OAK
evelopmeny Servicc.!sl ‘:)E[?::l'fncnl

Re: 1215 SW Swantown Ave, Oak Harbor, WA (Windmilt Court)

To Whom It May Cancerm:

{ currently reside in unit #45 at Windmill Court, and am not supportive of the
proposal to tear down the park..

, have been a resident here since April 2010. My daughter and | moved here after
being homeless for several months. Finding us a home here at Windmill Court
was such a blessing. Though here for just a short time, we are extremely happy
here. The manager's efforts here are extremely obvious, asitis a wonderfully
peaceful place to live. Tearing down this park would leave not just us, but many
other residents and employees homeless. As a single parent, this is not
something | want my young daughter to experience again.

There are few places left in Oak Harbor where you can live and feel like you are
with nature. Oak Harbor has been overrun with growth and population over the
iast ten years, and is quickly losing it's appeal regarding natural beauty. There are
so few places remaining where squirrels, birds, and other wildlife creatures can
seltle into trees and green areas. Tearing down Windmill Court would displace
not only the people who reside here, but also the animais that do as well.

There are not enaugh words in the English vocabulary to describe my
disappointment with the owners of Windmill Court, and the City of Oak Harbor
regarding this proposal. Removing this park and building city like structures, is a
bad decision. If | wanted to live in a big city type of environment, | would move to

Seattle.

Sincerey,

Kiim Perez Franchi
Windmill Court #45
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Kristin Marie Senter RE
1215 5\:! s:an::w: Avenue, #23 CEIVED
Oak Harbor, WA 98277 MAY 17 2019

Crr
May 13, 2010 neveno,,..fe,‘,’,‘;gg( HARBOR
ces Dy,

City of Oak Harbor Partmey,

Development Services Department
865 SE Barrington Drive
Oak Harbor, WA 98277

Re:  Franklin Manor Project Application
Project location: 1215 SW Swantown Ave, parcel #R13203-110-1730

Dear City of Oak Harbor:
I am writing in disapproval of the above-referenced application.

There are numerous reasons for this but I will say the most significant of which would be that I feel that
this proposal, if carried out, would be a detriment and a grave injustice to this particular piece of land and to

the community at large.

In my opinion, Oak Harbor is a relatively quiet, peaceful community when held up against neighboring
communities of the world we live in; and many, if not all Oak Harbor residents, desire to live here for that
very reason. This is not a place where we should encourage the building of high rises from out-of-town city
dwelling landowners trying to score a few extra dollars without care or concern for the state of this
community. I would venture to suppose they won't be writing anymore articles in the Smithsonian or
National Geographic about what a wonderful place to live this is, if we allow this, other projects like this, or

worse, to go forward.

This is a beautiful green piece of land here and it sickens me to think it shall soon be all paved over with
concrete and asphals.

Before moving to this specific location myself, I had driven by many a time eyeing the place and saying to
myself, “some day I'd like to live there®. And that is because of the untouched landscape of grass and trees
and the beauty of it all. Whether or not I resided here, I still would feel exactly the same way for I would
be quite rightly horrified to drive by at another time and see parking lots and high rise buildings in it’s place.

One letter from one concerned citizen may not make much of a difference in whether or not this action goes
forward, but it's my first step in bringing to your attention that this is not a desirable endeavor and I will be
proceeding to bring that more clearly to your attention through soliciting the voice of others of the same
opinion as we attempt to rally through this. We were all very much blindsided by the public notice going up
the other day in light of the fact that I speak to the property manager almost daily. I am not saying that
the law requires it, but T am inclined to believe her when she says that she too was not aware or informed of
these plans. We all just found out about it when the sign went up at the entrance.

G

Cordially,

istin M. Senter
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Phone: (360) 678-7771

2 (360) 321-6688
J&Z2 / S# Fax:  (360) 678-4353
www.islandtransit.org

info@islandtransit.org
vanpool @islandtransit.org

PO Box 1735 Coupeville, WA 98239

RECEIVED
MAY 17 2010

CITY OF OAK HARBOR
Development Services Departmer |

May 17,2010

Lisa Bebee, Development Services Coordinator
City of Oak Harbor

865 SE Barrington Dr.

Oak Harbor, WA. 98277

RE: Bus Pullout Request Franklin Manor PRD Project

Dear Lisa,

During this phase of the Franklin Manor PRD Project we recommend a bus pullout be
incorporated for the south side of Swantown Street. Bus pullouts have always been a vital
element to our public transportation system. They not only provide a safe comfortable place to
enter and exit the bus, they also encourage the use of alternative transportation. Once these 158
units for multi-family living are constructed, the increase in the number of families will create a
large influx of bus riders for Island Transit.

There is heavy traffic on Swantown Street. A bus pullout would not only keep the traffic flow
intact it would provide a safe environment for riders and non-riders alike.

Thank you for your assistance and cooperation in this matter.

If you have any questions, please contaut we at 678-7771, 1-800-240-8747, or e-mail.

Daniel(@islandtransit.org.

Sincerely, ' .
/Z,z,/zf. /7//4«//
Roy‘W. Daniel

Operations Supervisor
Island Transit
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RECEIVED
To:
City of Oak Harbor MAY 2 5 2010

Development Service Department
865 SE Barrington Drive nmﬁ',.’.l...‘.’."s?.‘.i‘u%‘:.?.ﬁ{‘m,,.
Oak Harbor, WA 98277

Subject:

Franklin Manor PRD Project
1215 SW Swantown Avenue
Parcel: R13203-110-1730

Questions:

- Once complete, wilf Frankiin Manor have the tallest huildings in Oak Harbor?
- Is there a building height restriction in the City of Oak Harbor?

- When wilt the phased in project plan start and end?

Request Notice of Decision for:
Rarcel R13203-110-1730

Sight Plan SIT-10-02
Transportation Concurrency TRC-10-05
Lendscape Plan PLN-10-06

From:

Jeff and Donna Sperry
2112 Fireside Lane

Oak Harbor, WA 98277
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CITY OF OAK HARBOR
Development Services Depurtment
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CERTIFICATION OF NOTIFICATION
OF PUBLIC HEARING

|, Kathy Gifford, am the Development Services Administrative Assistant for the City of Oak Harbor.
| certify under penalty of perjury under the laws of the State of Washington that.

1. On the 2nd day of September 2010, | provided written notice to the Whidbey News

Times, via legal@whidbeynewsgroup.com regarding Hearing Examiner public hearing
which is scheduled for the 24th day of September 2010; and

Signed this 7th day of September 2010, at Oak Harbor, Washington.
1

o

Print Name:_ Katherine Gifford

Title:__Admin Assistant
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CERTIFICATION OF POSTING

PUBLIC HEARING NOTICES
Oak Harbor Hearing Examiner
865 SE Barrington Drive
Oak Harbor, Washington 98277
I, Katherine Gifford , certify under penalty of perjury under the laws

of the State of Washington, that the following is true and correct:

Thatonthe __7th  dayof September , 2009, I did post 3 notices (a copy of which
is attached hereto and by reference made a part hereof) at the following locations:

1&2) Oak Harbor City Hall
865 SE Barrington Drive
Oak Harbor, WA 98277
3) Library
1000 East Regatta Drive

Oak Harbor, WA 98277

advertising a public hearing for FRANKLIN MANOR — SiT-10-02, PLN-10-04, PLN-10-06, VAR-10-02, VAR-10-03
before the Oak Harbor Hearing Examiner on September 24, 2010

Executed this_7th __ day of September _ , 2010, in Oak Harbor, Washington.

X o et

(Signature ¢f, éérson posting)
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NOTICE OF PUBLIC HEARING
OAK HARBOR HEARING EXAMINER
HE #09-24-10

Notice is hereby given that a public hearing will be held before the City of Oak Harbor Hearing Examiner in
the Council Chambers at City Hall, 865 SE Barrington Drive, on Friday, September 24th at 10:00 a.m., or as
soon thereafter as possible, to consider the following item:

FRANKLIN MANOR - SIT-10-02, PLN-10-04, PLN-10-06, VAR-10-02, VAR-10-03

The Hearing Examiner will consider a planned residential development (PRD), site plan, landscape plan,
and two administrative variances for a proposal to construct 158 units for multi-family living on 5.57 acres.
The project location is 1215 SW Swantown Avenue, parcel #R13203-110-1730. There will be four four-
story buildings containing 33-44 units each. This will be a phased project. The existing buildings, mobile
homes, septic tanks and well will either be removed or abandoned. The Hearing Examiner will make a final

decision on this matter.

Anyone wishing to comrment on the above items or provide other relevant information may do so in writing
or appear in person before the Hearing Examiner at the time and place of said public hearing. After
obtaining public input and considering the matter, the Hearing Examiner may approve or deny the proposed
application. As part of the approval, conditions or limitations may be imposed.

For additional information, you may contact the City Department of Development Services at City Hall, or
call (360) 279-4521.

All meetings of the Hearing Examiner are open to the public.

Published Whidbey News Times
September 8, 2010
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September 3, 2010

NOTICE TO ADJACENT PROPERTY OWNERS OF PUBLIC HEARING
OAK HARBOR HEARING EXAMINER
HE #09-24-10

Notice is hereby given that a public hearing will be held before the City of Oak Harbor Hearing Examiner in
the Council Chambers at City Hall, 865 SE Barrington Drive, on Friday, September 24th at 10:00 a.m., or as
soon thereafter as possible, to consider the following item:

FRANKLIN MANOR - SIT-10-02, PLN-10-04, PLN-10-06, VAR-10-02, VAR-10-03

The Hearing Examiner will consider a planned residential development (PRD), site plan, landscape plan,
and two administrative variances for a proposal to construct 158 units for multi-family living on 5.57 acres.
The project location is 1215 SW Swantown Avenue, parcel #R13203-110-1730. There will be four four-
story buildings containing 33-44 units each. This will be a phased project. The existing buildings, mobile
homes, septic tanks and well will either be removed or abandoned. The Hearing Examiner will make a final
decision on this matter.

Anyone wishing to comment on the above items or provide other relevant information may do so in writing
or appear in person before the Hearing Examiner at the time and place of said public hearing. After

obtaining public input and considering the matter, the Hearing Examiner may approve or deny the proposed
application. As part of the approval, conditions or limitations may be imposed.

For additional information, you may contact the City Department of Development Services at City Hall, or
call (360) 279-4521.

All meetings of the Hearing Examiner are open to the public.

865 S.E. Barrington Drive « Oak Harbor, Wadfil{gton 982774092 « City Hall (360 279-4501

EXHIBIT 1-11

—— e ———



Summerwind Condos
31640 SR 20, Ste. 1
QOak Harbor, WA 98277

Summerwinds Ventures L.L.C.

31640 SR 20, Ste, 1
Oak Harbor, WA 98277

Dennis Faber
2052 SW Dillard Lane
Oak Harbor, WA 98277

Joseph L. & Jean T. Wieman
1640 SW Nienhuis St.
Oak Harbor, WA 98277

David A. Whittaker

5831 Goodland Ave
North Hollywood, CA 91607

Forrest |. Berry Jr.
1192 SW Fort Nugent Ave.
Oak Harbor, WA 98277

Vinton Mac Hutton
14785 Manor. PL
Fontana, CA 92336

James D, Lewis
1660 SW Nienhuis St.
Oak Harbor, WA 98277

Kenneth W. Yakle
1684 SW Nienhuis St.
Oak Harbor, WA 98277

James T. Grimshaw
24| SE Oleary St.
QOak Harbor, WA 98277

UL HHIUY i MO AW DJURBULIIL By 6 A ) U2 VL]

Joseph A. Andreacchio
1162 SW Fort Nugent Ave.
Oak Harbor, WA 98277

Todd A. & Judy K. Werner
1460 SW 161 Ave.
Oak Harbor, WA 98277

Edgar R. Mattinez
P.O. Box 2374
Oak Harbor, WA 98277

Thuy N. Sayco

c¢/o Churchill Rentals
PO Box 1696

Oak Harbor, WA 98277

Michael W_ Wright
1279 SW Barrington Dr.
Oak Harbor, WA 98277

Milagros Cecilia Morris
1655 SW Nienhuis St.
Oak Harbor, WA 98277

Craig & Sandra J. Devonshire

Oak Harbor Retirement Comm. L.L.c.
1040 SW Kimball Dr.
Oak Harbor, WA 98277

Ralph D. Lockwood
1691 SW Nienhuis St.
Oak Harbor, WA 98277

Ted E. Boesch
1675 Nienhuis St. -
Oak Harbor, WA 98277

Serloyd L. Carter
1480 SW 16t Ave.
Oak Harbor, WA 98277

Cynthia L. & Arlene Gloria
1780 SW Nienhuis St.
Oak Harbor, WA 98277

Diann E. Duvenez
2122 Fireside Lane
Oak Harbor, WA 98277

Eugene R. Koorn

1625 SW Nienhuis St. 1771 SW Nienhuis St.
Oak Harbor, WA 98277 Oak Harbor, WA 98277
Evan M. Hodges Joybert D. Rivera
23 Sai Pan CT. 1725 SW Nienhuis St.
Pensacola, FL 32506 Oak Harbor, WA 98277
Jared W, Hyde Mark J: Kl.II’tOViCh
2118 Fireside Lane 2 iﬂfggﬂfﬁf 08277
Oak Harbor, WA 98277 *
Dale F. Pollit
;ﬁrﬁl’r ;} dsepfm'ye 1515 SW 16w Ave.
Osk Harbor, WA 98277 Osak Harbor, WA 98277
¢ lanselstzn"z;z)ﬁls'oo wnnnvery@?megso
tiquette de format 67 ble 160/8160
RS G e svec Ay EXHIBIT 1-11




Puget Sound Energy
P.O. Box 90868
Bellevue WA, 98009

Waldron Construction Inc,
31640 State Route 20, Ste. |
Oak Harbor, WA 98277

Jack E. & Patricia L. Christian
1624 Carlton Way
Oak Harbor, WA 98277

Eugene R. Koorn
1771 SW Nienhuis St.
Oak Harbor, WA 98277

Colleen Johnson
P.O. Box 585
Oak Harbor, WA 98277-0585

Mary Ellen Mozes
1215 SW Swantown Ave, #44
Oak Harbor, WA 98277

UTF0IUTEIP teury v VIMIHVULILY Wil 2 oy A satal

0918/0816e ABAY Yiim sj0jiedu0d

Daniel T. & Mary E. Schief
2110 Fireside Lane
Oak Harbor, WA 98277

Edouard D. Richard
23171 Whistlewood Lane
California, MD 20619

John M. Pendleton
1530 SW 17w Ave.
Oak Harbor, WA 98277

Denise M. Suarez
1520 SW 17t Ave.
Oak Harbor, WA 98277

Yosemite Management Group L.L.C.

4999 Highway 140
Mariposa, CA 95338

O gussavy vy vy

8/G 2 X .| 925 {30E)

Yosemite Management Group
P.O. Box 650
El Portal, CA 95318

Chas/Frederick L. Webster Sr.
3649 Lofberg St.
San Diego CA 92124

Ronald Wolfe
2722 Benton Place
Oak Harbor, WA 98277

Kim Perez Franchi
1215 SW Swantown Ave. #45
Osk Harbor, WA 98277

Kristin Marie Senter
1215 SW Swantown Ave. #23
Osak Harbor, WA 98277

label size 17 x 2 58" cohfghebte with Avery ®5160/8160
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CITY OF
or

WHIDBEY ISLAND, WASHINGTORN

September 3, 2010

Roy W. Daniel
Operations Supervisor
Island Transit

Re: Notice of Public Hearing and Response to Pyblic Comment

Dear Mr. Daniel,

FRA N MANOR - SIT-10-02, PLN-1 0-04, PLN-10-08, VAR-10-02, VAR-10-03

The Hearing Examiner will consider a planned residential development (PRD), site plan, landscape plan,
and two administrative variances for g Proposal to construct 158 units for multi-family living on 5.57 acres,
There will be 4 buildings containing 33-44 units in each. The buildings will be 4 stories and will have 5-6
garages on the ground level and an elevator in each building. The will be 5 phased project. The existing
buildings, mobile homes, septic tanks and well will either be removed or abandoned, The project location is
1215 SW Swantown Ave nue, parcel #R13203-110-1730, The Hearing Examiner wil make a final decision

All meetings of the Hearing Examiner are open to the public.
Sincerely, ;

Melissa Sartorius, Assodiate Planner

City of Oak Harbor

865 S.E. Barrington Drive « Oak Harbor, Washman 98277-4092 « City Hall (360) 279-4500
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