OAK HARBOR HEARING EXAMINER
MARCH 27, 2025, at 2:00 P.M.

City Hall Council Chambers
865 SE Barrington Drive
Oak Harbor, WA 98277

The Hearing Examiner and the public may attend virtually or in-person at City Hall,
Council Chambers.

To participate virtually from your web browser, use the following link:
https://www.microsoft.com/en-us/microsoft-teams/join-a-meeting
Meeting ID: 294 187 676 289
Passcode: vy2h2s73

AGENDA

1. Call to Order

a) Oak Heights Preliminary Plat and Planned Residential Development
(PRD) Project 2408-0047:
The applicant is proposing a 219-lot subdivision including a mix of 153 single-
family lots and 66 duplex lots to be located at the southwest corner of SW 24th
Avenue and State Route 20 on parcels R13210-295-1480, R13210-298-2300,
R13210-364-2330, R13210-364-1730, and R13210-364-1900.

2. Adjourn
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Oak Heights Preliminary Plat, PRD and Associated Permits
Staff Report to Hearing Examiner

APPLICATION:

The Hearing Examiner will consider an application for a Preliminary Plat and PRD for a new
subdivision consisting of 153 new single-family lots, 66 new duplex lots, new public roads and
sidewalks, stormwater detention facilities, open spaces and associated utility improvements on
approximately 36.7-acres of land.

PROJECT INFORMATION:
Applicant: Nicole Mecum, 11241 Slater Avenue NE, Suite 200, Kirkland, WA 98033

Property Owner: Oaks Village 135 LLC, PO Box 787, Anacortes, WA 98221
Address of proposal: Southwest corner of SW 24" Avenue and State Route 20

Parcel Numbers: R13210-295-1480, R13210-298-2300, R13210-364-2330, R13210-364-1730,
R13210-364-1900

Comprehensive Plan Designation: Subject site is designated Low Intensity Residential.
Zoning Designation: All parcels are zoned R-1, “Single-Family Residential.”

Site Area: 36.7 Acres Density: 6.0 dwelling units per acre
Lots: 219 Open space provided: 6.2 acres

Application Presented for Action:
Project # 2408-0047: Preliminary Plat, Planned Residential Development (PRD), Landscape Plan

Exhibits: Additional Exhibits submitted during Hearing:
Exhibit 2 Zoning and Vicinity Map  Exhibit 7  Revised Preliminary Plat (11.6.25)
Exhibit 3 Application Materials Exhibit 8  Revised Traffic Impact Analysis (11.6.25)
Exhibit 4 Public Comments

Exhibit 5 SEPA Materials

Exhibit 6 Public Noticing

SITE GEOGRAPHY

The subject location is an approximately 36.7-acre site consisting of five separate tax parcels,
currently mostly undeveloped. In the past, a duplex and single-family home existed on the site,
but most development has been cleared in anticipation of development. A previously approved
Preliminary Plat and PRD from 2019 have expired, and the new property owner and developer
have chosen to redesign the project and start the application process fresh.

Generally, the site is slightly sloped, with some variation within the parcels, allowing for drainage
of the site to the east under SR 20. There are areas of localized wetlands that have been
delineated and noted in the attached application materials. The applicant has shown the buffer on
the preliminary plat and has utilized the appropriate averaging calculations to ensure development
is located outside the required distance. No protected Garry Oak trees are known to exist within
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the project boundaries. There are no steep slopes on the property.

To the north and east of the proposed subdivision lies mostly low-density residential properties. A
residential project of similar density is currently under construction to the west of the site. South
of the site are generally agricultural lands with scattered residences at very low densities.

City staff will review civil plans, geotechnical reports and stormwater analysis to ensure the
proper construction of utilities and infrastructure. The Hearing Examiner will not be making a

decision on those plans and documents.

Land uses abutting the site include the following (see Exhibit 2, Zoning and Vicinity Map):

Existing Land Use Zoning
North: Mobile home park City of Oak Harbor: R-3 and R-4
South: Undeveloped land Island County: “Oak Harbor —
Residential”

East: Single-family homes City of Oak Harbor: R-1
West: Single family subdivision under City of Oak Harbor: R-2 and Island

construction and undeveloped land County: “Oak Harbor — Residential”
ANALYSIS:
INTRODUCTION

Application materials are found in Exhibit 3.

The proposed development consists of platting 219 new residential lots split between 153 single-
family and 66 zero lot line/duplex lots. As noted in the application materials, the single-family lots
proposed for this project meet the dimensional standards of the R-1 district for lot size, setbacks and
building coverage. The portion of the project consisting of zero lot line/duplexes will be subject to
PRD variations from the R-1 standards analyzed below.

Also included in the proposal is the construction of new public streets connecting to the existing
and future proposed road network. Associated sidewalks, stormwater facilities, utilities and
landscaping are proposed as part of the preliminary plat. Open spaces are shown per the
standards of the PRD code and protection areas designated for existing wetlands on the site.
Approximately 16.9 percent of the total area of the proposed subdivision is set aside as open
space.

ANNEXATION AGREEMENT

The City and the property owners at the time entered into an annexation agreement in September
2009. Listed below are some of the points covered by the agreement:

e The applicant must extend SW Eagle Vista Drive westerly from its intersection with State
Route 20 to the western edge of the property.

e The applicant acknowledged that downstream facilities are insufficient to meet the needs
of the development of the annexation area and agreed to be responsible for all costs
associated with on-site and off-site drainage facilities.

e The applicant agreed to dedicate land for a public park and also provide for multi-use
trail through the annexation area.
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Eagle Vista Drive is shown as a through street from SR 20 to the western boundary line of the
site.

Staff has determined that since the time of the annexation agreement, some of the drainage
infrastructure has been addressed. The applicant has met the requirements of the annexation
agreement through the plans submitted for this subdivision and PRD. Subsequent dedication of
park land and detailed development of the trail will be addressed in the Civil Plan review and
final plat review by staff.

Land to be dedicated to the city will be reviewed and addressed by City staff as part of the final
plat process. Documents formalizing that transfer will be drafted and signed by both parties at
that time. This will be included as a condition of approval for this Preliminary Plat.

Two tracts are set aside to protect the delineated wetlands on the site per the standards of the
OHMC. Additional tracts are included for stormwater facilities and open space areas in the
subdivision.

Landscaping is proposed on a landscape plan for the above-mentioned common areas, frontage
buffers and street trees.

If approved, the Preliminary Plat, PRD and subsequent permits would allow the applicant to
remove vegetation, grade and fill land, install streets, utilities, and other infrastructure in
preparation for the construction of 219 residences.

APPLICATIONS UNDER REVIEW

The proposed development review before the Hearing Examiner includes an application for a
Preliminary Plat, Planned Residential Development (PRD), Landscape Plan and associated documents.
A SEPA checklist was submitted with the project application and staff issued a Mitigated
Determination of Non-significance (MDNS) on February 14, 2025. Comments were submitted by the
applicant and a revised MDNS issued on March 12, 2025. The Applicant has submitted all necessary
information as per the filing requirements prescribed in the Oak Harbor Municipal Code (OHMC).

e Preliminary Plat — The document that sets lot dimensions, street locations, public
improvements, and other specific details for the subdivision itself. The Preliminary Plat
approval allows the applicant to begin construction of the public improvements in advance of
receiving Final Plat Approval when those improvements are completed and inspected by the
City.

e Building elevations — The Planned Residential Development process allows applicants to mix
smaller lots, modified setbacks and other variations to the underlying R-1 zone district in
exchange for higher-quality home design, designated open spaces, additional landscaping and
other improvements. Building elevations allow for review against these standards.

e Landscape Plan — Because the proposed project is a PRD and includes an open space areas and
stormwater facilities, and the OHMC includes standards for street trees, landscape perimeters
and native vegetation requirements, the Hearing Examiner will review an overall landscape
plan for the subdivision.

The following items were submitted as part of the Preliminary Plat process but are reviewed by City
staff and do not require action by the Hearing Examiner.
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Transportation Concurrency — The traffic impact of new households on the greater community
is considered through the review of Transportation Concurrency. Based on the number of
homes proposed and the number of automobile trips those homes will be expected to generate,
the applicant will be required to pay an impact fee.

State Environmental Policy Act (SEPA) Checklist — The applicant provided a SEPA checklist
describing the project, identifying potential impacts and possible mitigation for those impacts.
The checklist asks for details regarding wetland areas, endangered species, and traffic impacts.

Preliminary Plat

Oak Harbor Municipal Code (OHMC 21.20.080) and state law establish criteria for the review of
preliminary plats. OHMC 18.20.260 outlines the steps by which a preliminary plat is reviewed. The
City evaluates the preliminary plat and takes comments in a public hearing. Below, staff is providing
responses to the review criteria to assist in the decision-making process.

Inquiry will be made into the public use and interest to be served by the establishment of the
subdivision and make written findings regarding the following (from OHMC 21.20.070):

(a) Whether appropriate provisions have been made for, but not limited to, the public health,

safety and general welfare, for open spaces, drainage ways, transit stops, potable water
supplies, sanitary wastes, parks and recreation, playgrounds, schools and schoolgrounds, and
all other relevant facts, including sidewalks and other planning features that assure safe
walking conditions for students who walk to and from school.

Response:

o  Public health, safety and general welfare: The applicant proposes to promote the public
health, safety and welfare by including provisions for water and sewer utility connections,
a public roadway and pedestrian connections to serve the residents of the project, and
infrastructure to treat and channel stormwater runoft to the public stormwater system.
These systems serve the larger community as well, providing alternate access for vehicular
traffic, pedestrians, and utility connections.

e  Open spaces: There is no minimum open space requirement for preliminary plats,
however it is required for a PRD subdivision. Those requirements will be addressed in the
following PRD section of this staff report. In addition, the applicant will pay impact fees
which will be used to construct new parks and park capital facilities within Oak Harbor to
serve the residents of this subdivision.

e Drainage Ways: The applicant is proposing that stormwater runoff from roadways and
other hard surfaces will be collected and conveyed on the site to an on-site stormwater
treatment and storage system before it is released to the city stormwater system.

o Transit stops: Bus routes exist currently along State Route 20. The nearest designated bus
stop is located near the northeastern comer of the site, serving travelers going in both
directions on respective sides of the roadway. Pedestrian access will be provided by
public sidewalks and a system of pathways in the subdivision.

e Potable water: Each lot within the subdivision will be connected to the City’s public water
system, which meets state quality requirements. The City has planned for and can
accommodate the growth in population on the subject site to serve it with potable water.
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o Sanitary wastes: Each lot within the site will be served by the City’s sewer and solid waste
services. The capacity to serve the proposed subdivision is accounted for in the City’s
wastewater collection and treatment system.

e Parks and recreation, playgrounds: As noted above, the annexation agreement requires the
dedication of park land and provision of a multi-purpose path within the annexation area.
This land will be required to be dedicated upon final plat approval following inspection of
infrastructure constructed and documentation provided by the applicant. Near the
proposed subdivision, the city trail system is accessible from the Scenic Heights trailhead
and Fort Nugent Park are both within approximately %2 mile of the subdivision. The
applicant will pay an impact fee to help offset the City’s cost of providing park and
recreation facilities.

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

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

Response:

o The public interest for this property is represented in part by the City of Oak Harbor
Comprehensive Plan, which designates this site to be within the Low-Intensity Residential
land use category. According to the Comprehensive Plan, the low-intensity residential
category is “intended to accommodate most of the residential uses and to support low-
intensity uses such as religious institutions, care facilities, schools etc., that create healthy
livable neighborhoods.”

e The applicant is proposing to subdivide the site to allow for construction of 216 residential
units at a density conforming to the underlying zone district. At approximately 6 units per
acre, the project falls within the required 3 to 9 units per acre required under the R-1
zoning.

The applicant is proposing public facilities to serve the lots such as public water and
sewer, which will help ensure that the public interest is served through the provision of
safe, efficient utilities and transportation.

Also submitted with the Preliminary Plat application were preliminary civil plans and other supporting
documents. These documents will be reviewed by staft for compliance with OHMC and conformance
with the Preliminary Plat and any modifications or updates shall be submitted by the applicant,
reviewed by staff, and completed as a part of Final Plat approval.

Planned Residential Development (PRD)

The proposed project utilizes the planned residential development (PRD) district provisions in Oak
Harbor Municipal Code (OHMC) 19.31. The purpose of the PRD is to create a process to promote
diversity and creativity in site design, and to protect and enhance natural and community features.

The unique aspect of the PRD process is that it includes requirements for open space, allows for
variations in lot sizes and street standards, requires architectural drawings demonstrating the character
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of the proposed development and demonstration of superior design components such as landscaping
and reduction of impervious surfacing materials. The submissions defining these components for the
final PRD are in addition to those required for the Preliminary Plat.

Just the portion of the project consisting of zero lot line/duplexes will be subject to PRD variations from
the R-1 standards but the applicant is including PRD-required mitigations throughout the project.

PRD Review Criteria

The PRD approval will require that development shall conform in all major respects with the submitted
plan sets. The Hearing Examiner’s review and action on PRD applications shall be based on the
following criteria from OHMC 19.31.170:

(1) Aside from the specific regulations, requirements or standards proposed to be varied, the
project otherwise meets the requirements of the Oak Harbor Municipal Code.

Response: The project meets the requirements set forth in the Oak Harbor Municipal Code.

(2) Critical areas should be preserved and incorporated into the open space of the PRD.
Buffer averaging and buffer enhancements shall qualify as preservation if such is
recommended in an approved critical areas report.

Response: There are known wetlands on the site that have been identified and delineated per
the standards of the OHMC and other applicable regulations. Based on this information, the
applicant proposes to preserve and protect those wetland areas by buffering development and
providing proper stormwater treatment and drainage. City staff has reviewed and approves of
the plans and will work with the developer to monitor the development in the area and ensure
the proper protections and mitigation actions are taken. Based on a comment from the
Washington Department of Ecology, additional information will be required to be provided by
the applicant ensuring that the site is not intruding on wetland areas not addressed in the
original application.

(3) If smaller lot sizes and dimensions or decreased setbacks are proposed from what is
required by the underlying zoning, buildings on these lots must meet requirements (3)(a)
through (c) of this section or requirement (3)(d) or requirement (3)(e) of this section:

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

(b) A garage door wall which faces the street must not be more than one-half of the
facade width.

(¢) The main entrance must be prominent, easily visible and directly accessible from
the street frontage.

(d) No two adjacent buildings on the same side of the street may have the same front
setback. Setbacks must alternate from building to building. Minimum front setback
variation must be two feet or greater.

(e) Residential buildings are accessed from an alley at the rear of the lots.

Response: The applicant proposes zero-lot-line or duplex units on a portion of the site. To
achieve this, a request to vary from the setback requirements of the underlying district is
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proposed. Staft concurs with the requested process, as the provision of some duplex units in
the development does not cause the project to exceed the allowed density of the underlying
zoning, and is in compliance with, and follows the intent of the R-1 district — which is to
provide low density housing in the community. The Comprehensive Plan combines the R-1,
R-2 and R-3 zones as the same “low intensity residential” land use, providing a nexus to
consider both R-1 (single family) and R-2 (duplex) development as consistent and
complementary.

Setbacks for the proposed units will be a minimum of 5 feet on one side of the lot, zero on the
other side, and 10 feet on both front and rear. Driveway lengths will be required to be at least
20 feet in length to allow for parking without impeding pedestrian or vehicular traffic. Lot
dimensions and building coverage are requested to be varied as well, allowing for 25-foot-
wide lots and 55% lot coverage. Additional landscaping is proposed in this portion of the plat
to break up large areas of hardscape.

As noted in the applicant’s PRD Compliance response, the buildings in these areas will include
varied front setbacks to meet the criteria of (3)(d), thereby in compliance with this section.

(4) If nonresidential uses are included in the PRD, such uses shall be easily accessible to
pedestrians, meaning that primary building entrances are oriented to the street and set back
no more than 10 feet from the property line or a six-foot-wide pedestrian path is included
connecting the nearest public sidewalk to the primary entrance of the secondary use.

Response: No such uses are proposed.

(5) Ten percent common open space is provided which complies with OHMC 19.31.110
through 19.31.130.

Response: The applicant has provided a mix of open spaces including active and passive
spaces totaling 5.73 acres. With over 3.1 acres set aside as active and 2.5 acres as passive open
spaces, the overall total meets the standard of the OHMC.

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

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

Response: Planning and Engineering staff review has found the application to be in
compliance with the above-referenced sections. Minor variations may exist and will be
addressed in the civil and construction phases of the project. Staff will ensure such details as
number and location of specific trees, infrastructure, amenities and other items will be
provided to meet standards set forth in the OHMC.

(b) The standards and requirements of this chapter. If there is a conflict between the
standards of this chapter and the standards in OHMC Title 21, the standards in this
chapter shall take precedence.

Response: Staff will address this at the appropriate time if needed.
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(¢) The Oak Harbor comprehensive plan policies.

Response: The proposed use is consistent with Comprehensive Plan policies regarding housing
and is compatible with the surrounding uses. The land use element of the Comprehensive Plan
identifies specific land uses within the city to allow for the cohesive and logical growth of the
city. These land use designations are intended to reduce potential conflicts between uses,
provide appropriate connections and relationships with compatible uses, reduce encroachment
upon NAS Whidbey, and provide sufficient land area for appropriate developments. The
location of this plat has been identified as being appropriate for low-density residential uses to
accommodate increases in population in Oak Harbor.

The zoning for the site of the plat is R-1 Single-Family Residential, which corresponds with
the Comprehensive Plan land use designation. R-1 is the lowest density residential zone within
the city. PRD developments and their allowed flexibility of particular zone district regulations
are permitted in this location. The characteristics of the proposed plat (including density, lot
configuration, setbacks, open space, etcetera) all meet the standards defined in the
Comprehensive Plan and OHMC.

The portion of the plat with greater residential density is located near more densely zoned
properties to the north and the SR 20 corridor, forming a logical transition from future
multifamily development and the single family development proposed by this application.

(d) The design guidelines and regulations (DRG), if applicable.

Response: As a primarily single-family project, the DRG document does not apply. However,
staff has reviewed the architecture of the buildings and found them to be compatible with the
standards and requirements of the PRD section of the OHMC, which is the controlling
document in this situation.

(e) All other standards adopted by the city of Oak Harbor, including engineering details and
drawings.

Response: As noted above, the civil plans, building permits and other reviews and permits will
be reviewed against appropriate regulations by staff.

(7) Applicants must meet either subsection (7)(a) or (b) of this section:

(a) Enhanced design which includes one or more of the following on each building

within the development:
(i) A variety of exterior 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
(iii) Side- or rear-loaded garages, or
(iv) Other applicant-proposed building design enhancements.

(b) Optional site design elements which includes one or more of the following:
(i) Low impact development stormwater techniques are employed on the site.
(ii) Ten percent or more of units within the development are qualified
affordable housing as defined by OHMC 19.08.695.
(iii) Inclusion of a mix of residential and nonresidential uses within the
development.
(iv) Fifteen percent or more of the gross area is open space.
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(v) The project will not only preserve but enhance or rehabilitate the
functions and values of a critical area of the site, such as significant
woodlands, wildlife habitats, streams or wetlands, subject to the
recommendations in an approved critical areas report. (Ord. 1567 § 2,
2010).

Response: The applicant has chosen to meet the standards of subsection (7)(b)(iii) by
providing approximately 6.2 acres of open space — roughly 16.9% of the site. Staff notes that
the design of the proposed buildings in the subdivision also meet the standards of (7)(a)(i) and
(iv) by the inclusion of upgraded facades and landscaping in both the developed lots and tract
areas. The proposed architectural elevations show a variety of materials including horizontal
lap siding, board and batt, shingle siding and composition roofing. Building articulation is
provided through the use of architectural variation, prominent front porches, gables on the
second floor and selected recessed garages.

Landscape Plan

For subdivision plats, landscaping standards are set forth in OHMC 19.44 and 21.60 — the applicant has
provided a Landscape Plan to show compliance with those standards. Primary design elements for this
subdivision are the open space tracts, streetscape, entrance areas and road frontages, and perimeter.

On the eastern edge of the development along the SR 20 frontage, the applicant shows a 20-foot
landscape buffer as required by the OHMC and DRG document standards for the State Highway
Heritage Way landscape plan. Additional landscaping exists beyond that space as well, providing a
significantly larger buffer than required.

Perimeter landscaping is provided in the form of a required buffer with trees spaced at 25 feet. This
buffer shall be installed with the construction of the subdivision and not individually with single homes.

Native vegetation is provided per the standards of the OHMC and is concentrated in areas near the
existing wetlands and walking paths. Other trees and landscaping are interspersed among the open
space areas, with seating and other amenities provided.

Landscaping in the public rights-of-way is shown per the standards of the OHMC. Staff recommends
native groundcovers rather than grass in park strips for ease of maintenance and reduced water need.
Street trees will be required to be selected from the Seattle Department of Transportation Street Tree
list and it is recommended to mix several species to limit potential disease spread or demise of all street
trees in a worst case scenario.

Details may be subject to change slightly to allow for design flexibility, but the required elements will
be required as part of the final subdivision approval and staff will inspect the site before final plat
approval to ensure that they are included in the finished project.

Public Comment

Staff received a number of comments from the public after the initial notice of application (see
comments in Exhibit 4). Several concerns were raised about the increase in traffic resulting from the
construction of new homes in the vicinity. Staff points to the traffic study and future improvements to
be constructed as a part of the subdivision development as well as future plans in place for SR 20
improvements by the Washington State DOT.
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Other comments discussed potential contamination and pollution generation impacting neighboring
wetland areas and drainages. All stormwater facilities are required to treat pollution and control flow
per the Western Washington Stormwater Manual. Staff will work with the applicant during the civil
review process and construction phases to ensure water quality standards are met.

Two comments referencing the same parcel brought up privacy concerns that will be mitigated through
the application of PRD standards requiring a landscape buffer around the site as well as site fencing
proposed by the applicant.

A potential connection to undeveloped land adjacent to the site was noted. Staff has included a
requirement to confer with city staff to determine the viability of an additional connection to provide
for a complete gridded street connection in that area.

SEPA Checklist

Staff reviewed the SEPA checklist as part of the project review and determined that minor negative
impacts were to be expected, and appropriate mitigations could be utilized through the Mitigated
Determination of Non-significance (MDNS) process. The MDNS was issued on February 14, 2025
and one comment from the applicant was received during the comment period asking for clarification
and removal of language on phasing of the project. Staffissued a revised MDNS on March 12 without
reference to phases and an appeal deadline of March 26. In the interim, a comment from Washington
Department of Ecology was received regarding a potential wetland area not delineated. Staff has
included this concern as a condition of approval. Other mitigations from the MDNS are included as
conditions of approval for this preliminary plat to ensure compliance.

No further action regarding the SEPA determination is required.

REVIEW PROCESS SUMMARY

The Oak Harbor Municipal Code details the process by which a subdivision is approved. This staff
report and supporting documents are designed to assist the City in making a decision that is rooted in
Oak Harbor municipal requirements as well as State statute. The decision process includes the staff
review of the application, preparation and presentation of the staff report, a public hearing, and
subsequent decision. As outlined in OHMC 21.20.080, the effect of an approval is as follows:

1. The applicant may develop construction plans for the proposed improvements, based in
“strict conformance with the approved preliminary plat, street and utility standards
adopted by the city, and any special conditions required by the council.”

2. The construction of said improvements are not to begin until all plans have been approved
in writing by the City Engineer.

In plain language, the plans submitted for review and approval must meet the City’s adopted standards,
because if approved, the applicant is authorized to develop the construction plans based on those plans
approved by the City.
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CONCLUSION

Based on the information provided by the Applicant and the thorough review and analysis
conducted through the application process, staff finds the Applicant has sufficiently addressed the
requirements of the OHMC relating to the Preliminary Plat, PRD and Landscape plan, subject to
the conditions of approval below.

LEGAL NOTICE — (see Exhibit 6)

A Notice of Application and notice to neighboring property owners were mailed and posted on
September 9, 2025, and published on September 14, 2025. The Notice of Public Hearing for the
Preliminary Plat and associated permits was posted on site, at City Hall and online, as well as
mailed to adjacent property owners on March 7, 2025, and published in the Whidbey News Times
on March 8, 2025.

PUBLIC COMMENTS
Public comments are available in Exhibit 4 and addressed by staff in the report above.

RECOMMENDED ACTION
Staff recommends that the Hearing Examiner conduct the public hearing and approve the
above—referenced applications subject to the following conditions of approval:

CONDITIONS OF APPROVAL
OAK HEIGHTS PRELIMINARY PLAT, PRD, LANDSCAPE PLAN AND ASSOCIATED
DOCUMENTS

Preliminary Plat
1. The applicant's final plat document, landscape plans, architectural design and associated

permits shall be in general conformance with the approved preliminary plat drawings
entitled "Oak Heights Preliminary Plat/PRD," and dated August 7, 2024 and attached as
Exhibit 3.

2. Applicant shall coordinate with the United States Postal Service for approval of mailbox
location(s).

3. Wetland buffering shall meet the standards of OHMC 20.24.030(5), including but not
limited to the equalization of the area utilizing buffer averaging. Such buffer areas shall
be posted and protected per the standards of OHMC 20.24.

4. The applicant shall coordinate with city staff to complete the dedication of a public park
per the annexation agreement of September 2009.

PRD Standards

5. For zero lot line/duplex buildings, no two adjacent buildings on the same side of the
street may have the same front setback. Setbacks must alternate from building to
building. Minimum front setback variation must be two feet or greater.

6. Exterior design shall be in general conformance with the conceptual plans submitted by
the applicant and included as part of Exhibit 3.
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Landscaping

7.

8.

10.

SEPA
11.

12.

13.

14.

Landscaping shall be designed and installed per the standards of OHMC 19.46 and 19.31.

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

Any signage proposed for the subdivision is not approved with the Preliminary Plat and
PRD. A separate sign permit shall be required and approved before any permanent
signage including subdivision identification, is placed.

Perimeter landscaping is provided in the form of a required buffer with trees spaced at 25
feet and ground cover as per the standards of OHMC 19.46 and 19.31. This buffer shall
be installed with the construction of the subdivision and not individually with single
homes.

Further field investigation be conducted to confirm the original conclusions from the
submitted wetland report about the lack of a wetland area in the northeastern corner of
the site.

The development of this property is subject to an Annexation Agreement (AFN
#4260219) between the City and the property owners and requirements under such
agreement shall be met.

The intersection of SR 20/SW 24th Avenue is forecast to operate at LOS F in the future
prior to the development of the project. The project will contribute to additional total
traffic and potential delay. To mitigate increased delay and improve accessibility to SR
20 for the project and surrounding area, improvements at two intersections will occur.
The intersection improvements may include eliminating left turn movements at the
intersection of SR 20/SW 24th Avenue; and the construction of a compact roundabout at
the intersection of SR 20/SW Eagle Vista Avenue. These improvements will alleviate
operational issues that are anticipated to occur regardless of the project and will be
completed jointly by the developer and the City of Oak Harbor. The specific design of
these improvements will occur through coordination with Oak Harbor and WSDOT.
Upon approval of the compact roundabout the developer shall commence construction of
the improvements. If approval of the plans/permit are unreasonably delayed, Certificates
of Occupancy shall be issued with an appropriate surety bond for the cost of the compact
roundabout provided by the Developer.

All improvements and measures included in the SEPA checklist to mitigate impacts and

shall be implemented in accordance with the proposed phasing plans, and in accordance

with the approved preliminary plat including but not limited to the following conditions:

a. Design and build channelization improvements, approved by Washington State
Department of Transportation, at the intersection of SR 20 and SW 24th Avenue, and
SR 20 and SW Eagle Vista Drive. Construction of improvements must be scheduled
during low traffic seasons to minimize impacts to mobility and access.
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15.

16.

17.

18.

19.

b. Offsite drainage improvements proposed downstream shall be completed in Phase 1
development.

Wetland buffers to be maintained, averaged, and enhanced in accordance with the
submitted Critical Areas Report and Habitat Management Plan

Landscape buffers along streets, detention basins, pathways, and the highway must be
completed with each associated phase unless a delay is justified to target a specific
planting season. Deferment shall be in accordance with OHMC 19.46.130.

Grading, land clearing, and other site work shall be in accordance with OHMC 12.30 and
19.47 and commence only after the preliminary plat has been approved.

The development will be required to utilize construction stormwater and erosion control
BMPs in compliance with City of Oak Harbor and Department of Ecology requirements.

The applicant shall sign a copy of the City's Inadvertent Discovery Plan (IDP) and make
a copy of the IDP available onsite during construction.

Clearing and Grading Plan

20. All BMPs shall be followed during clearing and grading of the property, and during the
duration of the project as required by the approved civil drawings.

Plat Drawing

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

22. The applicant shall include dedication language on the face of the final plat as stated in

OHMC 21.40.040.

Engineering

23.

24.

25.

26.

Applicant shall coordinate with city staff on a potential street and utility connection to
undeveloped property in the vicinity of proposed lot 177.

Following approval of the preliminary plat by the city, the subdivider shall submit to the
city engineer the applicable plans and other documents, review fees as set out in Title 21
and the city’s fee schedule, and three complete sets of construction plans and
specifications (sheet size 22 inches by 34 inches) prepared by an engineer registered in
the state of Washington showing all improvements as required in granting the preliminary
plat. Such plans must be submitted and approved by the city engineer prior to beginning
any grading work on the site. OHMC 21.30.020(1)

All construction plans and specifications shall be in conformance with the city street and
utility standards, as may be modified by this approval. The subdivider shall indicate,
either on the plans or by separate document, the engineer retained to provide certification
of all improvements. Approval shall expire five years from the date of initial preliminary
plat approval. OHMC 21.30.020(2)

A performance bond in the amount of 112 percent of the cost to construct required and

uninstalled improvements may be posted in lieu of the complete installation of
improvements; provided, that such bond is recommended by the city engineer. All
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27.

28.

29.

deferred improvements shall be completed within two years from the date a bond has
been accepted or the city will use securities to complete. The performance bond shall
specify exactly what improvements are included, accompanied by a time schedule for
completion. In lieu of the performance bond, the developer may provide for other
security approved by the city council at the next regularly scheduled council meeting
following the city engineer’s approval of construction plans. OHMC 21.30.020(3)(c)

Before acceptance of the improvements by the city, a maintenance bond or other security
acceptable to the city shall be posted by the developer jointly obligating the developer, or
some other party acceptable to the city, and a security, acceptable to the city,
guaranteeing these improvements from any defects caused by faulty workmanship,
materials, or design or combination thereof for a period of two years from the date of
written acceptance of the improvements. The amount of bond or other security requested
shall be determined by the city engineer, but in no event shall the amount be less than 10
percent of the cost of the improvements. OHMC 21.30.020(3)(f)

Stormwater facilities are subject to final civil and construction plan review and may be
subject to revisions based on submitted calculations and sizing of said facilities.

Transportation and park impact fees shall be paid before building permits are issued per
the standards of OHMC 3.63.020.
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City of Oak Harbor Phone:  360-279-4510
Development Services Department

Ty Of e 865 SE Barrington Drive, Oak Harbor, WA 98277

Har JOr  http://www.oakharbor.org

WEILBEY ISIARD

Summary Application
Project Information

Project Name: Oak Heights Preliminary Plat / PRD

Project Address: 30433 SR-20, Oak Harbor, WA 98277

Description of Work: ___Preliminary Plat / PRD 36.69 acres into 219 residential lots for both single-family

detached homes and duplex homes.

Assessor Parcel Number(s): _R13210-205-1480; R13210-208-2300; R13210-362-2330; R13210-364-1730; R-13210-364-1900

Land Area (sq. ft. or acres): __ 36.69 Acres Zoning District: _ R-1

What is the Project Valuation (best guess, if necessary) $

Applicant Information

Applicant Name: SSHI, LLC dba D.R. Horton Attn: Clint Lucas

Address: 11241 Slater Avenue NE, Suite 200
City/State: Kirkland, WA Zip: 98033 Phone/Fax: 425-821-3400

Email: CBLucas@drhorton.com

Applicant’s Interest to Property* (check one):
[(Mowner [JOwner's Agent [JLessee [Contractor [JlLicensed Architect [JLicensed Engineer
[(Jother (specify)

Primary Contact (if other than applicant)

Name: Nicole Mecum

Address: Same as above

City/State: Zip: Phone/Fax:

Email: NEMecum@drhorton.com

Property Owner(s) (if other than applicant)

Name:  Same as Applicant

Address:

City/State: Zip: Phone/Fax:

Email:

*Documentation demonstrating authorization to sign applications on behalf of the Owner(s) is required.
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All Persons/Firms having an ownership interest in the property:

Name: Phone:
Name: Phone:
Name: Phone:

Architect / Engineer:
Name: DHI Engineering, LLC Address: 11241 Slater Avenue NE, Suite 200

Email:  Clund@dhiengineering.com

Architect / Engineer:

Name: Address:

City/State: Zip: Phone/Fax:

Email:

Contractor:

Name of
Business:

Contact Person:

Address:

City/State: Zip: Phone/Fax:

Email:

WA State Contractors License:

City of Oak Harbor Business License:

Authorization
Jafk under penalty of the perjury laws that the information | have provided on this form/application is true,

2, fou

Applic#nt Signature* Date

*Documentation demonstrating authorization to sign applications on behalf of the Owner(s) is required.
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Permit Type (check all that apply)

[ Building [X]Land Use [JEngineering []Grading Only [JLand Clearing Only [] Demolition Only

[] Residential Construction [[] Commercial Construction

Permits Requested (check all that apply)

(CJAccessory Dwelling Unit [JFinal Plat XISEPA Review
[JAnnexation [JGrading X]site Plan
[CJAppeal [JLand Clearing [Ishort Plat
[Binding Site Plan [ ILot Combination [Jshoreline

[(JBoundary Line Adjustment

[JPre-Application

X]Transportation Concurrency

[Jcivil Pian Review

XIPRD

[variance

[JConditional Use

X]Preliminary Plat

[JZoning Code Text Amendment

[Jother

Are you
requesting to
process the
applications
individually
per OHMC
18.20.360(1)?
OYes [XINo

Project Details (fill in ali applicable sections)

Ground Disturbance: [{Yes

ONo  If yes, completes the following questions:

Is disturbance greater than 100 cubic yards? [XjYes

Type of equipment to be used

Total cubic yards of excavation

Critical Areas:

Does the site contain a critical area as defined in OHMC 20.12.030(2) K]ves

if yes, please state critical area type(s)

Shoreline:

Tractor, Dozer, Backhoe, Roller, Water Truck

133,970

Total cubic yards of fill___129,320

Two Wetlands both Type IV

Is construction planned within 200 feet of ordinary high water? [JYes XINo [JUnknown

Floodplain:

Is the project site/property/or portions of the property within a floodplain? [JYes [XINo [(JUnknown

*Documentation demonstrating authorization to sign applications on behalf of the Owner(s} is required.

ONe [OuUnknown
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Stormwater:

Will the completed project result in 2,000 or more square feet of impervious surface? XJYes [INo [JUnknown

Total replaced new and impervious surface (in sq. ft)

968,687 square feet

What is the stormwater facility type(s) proposed to be used for the project? Water Quality / Detention within ponds

Project Details (fill in all applicable sections)

Land Clearing: XlYes [INo [f yes, complete the following questions:

Percentage of land to be cleared_93% Types of vegetation to be removed__Pasture land, treed areas

Garry Oaks on the property? [IYes ¥)No Estimated date of clearing___ April 2025

Type of equipment to be used__ TBD

Transportation Concurrency:

Licensed Traffic Engineer__Dan McKinney - Transpo

Total length of public streets _ 6,115 feet

Existing property use___Vacant

Land Use Data:

8q ft of new construction TBD

Proposed Property Use___Residential

Proposed Number of Buildings ___ 186

Number of Proposed Dwelling Units___ 219

Number of New Parking Spaces___1,022 spaces

Number of New Lots Proposed___ 214

dan.mckinney@transpogroup.com

Phone_206-550-8795  Email
Total length of private streets_7 90 feet of Access Tracts

Existing property use___Vacant

Housing Type Proposed Single-family detached & duplex

Number of Existing Dwelling Units__None

Number of Existing Parking Spaces_None

Number of Existing Lots Five

Proposed Density_5.97 units per acre

*Documentation demonstrating authorization to sign applications on behalf of the Owner(s) is required.
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DHI Engineering, LLC
11241 Slater Avenue NE
Suite 200

Kirkland, WA 98033
(425) 821-3400 x 5119

Oak Heights Preliminary Plat / PRD
Project Narrative

July 30, 2024

Applicant: Nicole Mecum — D.R. Horton
NEMecum@drhorton.com

Parce No: R13210-295-1480
R13210-298-2300
R13210-362-2330
R13210-364-1730
R13210-364-1900

Site Acreage: 36.69 Acres

Existing Zoning: R-1

Comp. Plan: Low-Intensity Residential

Summary:

The Village at Garry Oaks project received MDNS on January 18, 2019, and Preliminary
Plat approval on October 1, 2019, from the City of Oak Harbor. However, based on
significant price increases related to site construction and other economic conditions, the
project has not substantially progressed and was sold to D.R. Horton on March 15, 2024.
D.R. Horton is seeking a new Preliminary Plat/PRD entitlement to include 219 residential
units. The site has been designed to integrate single family detached homes on 40-foot
wide and 50-foot-wide lots, as well as duplex homes on 25-foot wide and 30-foot-wide lots.
6.22 acres of open space will be provided including active and passive space, trails, and
natural preserved areas. An additional 3.17 acres is also provided in stormwater ponds.

Deviation from Standard:

OHMC 19.31.040 acknowledges PRD applications for residential development and the
approval thereof may involve variation in regulations, requirements and standards of the
zone in which the project is located. The Oak Heights PRD has been designed with both
single family detached and duplex units. The duplex lot widths have been reduced to 25
feet and 30 feet wide from the 40-foot wide standard in the R-1 zone. Furthermore, the lot
coverage on the duplex lots is approximately 55%, which exceeds the 45% lot coverage in
the R-1 zone.

The variations from the standards have been requested to facilitate the duplex units that will
provide for a variety of housing options within the PRD while meeting the higher design and
open space standards of the PRD. The overall site density is 5.97 units per acre, which is
right in the middle of the permitted density range of 3 to 9 units per acre and is consistent
with the provisions of the Comprehensive Plan.

Access:

Three points of vehicle access have been proposed for the site. An access via SR-20 at
Eagle Vista Drive will be a 60-foot right of way and extend to the project’s westerly
boundary. An 8-foot-wide multi-use trail is proposed along one side of this roadway
extension. A second vehicle access is proposed via SW 24" Avenue aligned with W Vista
Park Drive. A third vehicle access is planned via SW 24" Avenue connecting to the recently
developed Ridgeway Heights plat. In addition, a road stub has been planned to the west and
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two additional stubs are planned to the south for future connections. A Traffic Analysis has
been prepared by The Transpo Group evaluating the access locations, trip generation and
intersection operations. Please refer to The Transpo Group report dated July 2024 for
further details.

Water and Sewer:

Water and sewer service will be provided by the City of Oak Harbor. Water is planned to
connect the water main in SW 24" Avenue and the water main in SR-20. A minimum 10”
water main has been anticipated, looping through the community with 8” waterlines within
residential streets. Sewer will flow via gravity throughout the plat and connect to the
manhole in SR-20 at the intersection with SW Eagle Vista Avenue. According to the City of
Oak Harbor, no deficiencies exist for water or sewer as long as a minimum 10” water main is
provided in the PRD.

Storm:

A majority of the site drains to the east where two storm facilities have been proposed. A
third pond has been proposed in the southwesterly portion of the property to accommodate
that portion of the site draining southwest. Stormwater facilities will be designed to meet the
City’s current stormwater regulations. The outfall route from the easterly storm ponds will be
consistent with the prior approval, utilizing the SR-20 culvert crossing plan and existing
easements easterly of SR-20. The Southwesterly stormwater pond will implement dispersion
along the southern boundary to release the water within its natural flow path location. In
addition, a portion of stormwater from roofs will be routed to dispersion trenches to maintain
wetland hydrology around Wetlands A and B.

Wetlands:

Wetlands A and B are known to exist on the property. Prior analysis associated with the
approved preliminary plat concluded both wetlands were category IV with a 50-foot buffer.
Wetland Resources conducted a field visit and prepared an updated Critical Area Report
and Habitat Management Plan dated June 27, 2024, to re-evaluate the wetlands to ensure
the wetland functions, values, and habitat scores have not changed. Wetland A was
determined to have a habitat score of 15 and Wetland B a habitat score of 14. Both
wetlands were categorized as Type IV with a 50-foot buffer. Please refer to the Wetland
Resources Report for additional detail.

Recreation and Open Space:

6.22 acres of active recreation area and passive open space has been incorporated into the
site design. Active open space along the SR-20 frontage within Tract | totaling 2.799 acres
has been designed to include walking paths, resting locations with benches, and ample
room for enhanced landscaping with the intention of planting Garry Oak trees in strategic
locations. The trails in this area connect to the subdivision which includes walking paths
around Wetlands A and B and a path connecting to the Plat of Ridgeway Heights adjacent
to the west. A .336 acre active park area has been planned for Tract F and includes a
children’s play area, walking path, benches, landscaping, trash receptacle, etc. Tract H is
.122 acre and is directly across the street from Tract F. While not meeting the width
requirement for an active park, it provides a trail that connects to the trail system around
Wetland A which connects to the trails in Tract I. Its location to the park in Tract F will
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increase the feeling of open space at the intersection. The active open space meeting the
provisions of OHMC 19.31.110 totals 3.135 acres.

Passive open space is provided in Tracts A and B which encompass the two on-site
wetlands and their buffers. This passive open space totals 2.59 acres.

Additional open space has been provided in several other Tracts (including Tract H noted
above) totaling.49 acre. These tracts contain trail segments and parks that do not meet the
depth, width, or size requirement of OHMC to be counted as active park. The three
stormwater ponds will be landscaped with native vegetation and provide an additional 3.17
acres of open space.

Project Phasing and Schedule:

D.R. Horton intends to commence site construction as soon as clear and grading permits
can be issued. Ideally, the project will receive preliminary plat approval late in 2024 with
early clear and grade approval in early spring 2025, final engineering approval in early
summer of 2025. D.R. Horton intends to record the final plat in two phases (Phase 1 in
spring/summer of 2026 and Phase 2 approximately 10 months later). The proposed phasing
line is indicated on the preliminary plat map.

Project Team:
During the city review, if questions arise or additional information is needed, please reach
out to Nicole Mecum as the primary contact. Additional team member contact information:

1. Applicant:

SSHI LLC dba D.R. Horton

11241 Slater Avenue NE, Suite 200
Kirkland, WA 98033

Attention: Nicole Mecum / Kathy Orni
(425) 821-3400
NEMecum@drhorton.com
Keorni@drhorton.com

2. Civil Engineer:

DHI Engineering, LLC

11241 Slater Avenue NE, Suite 200
Kirkland, WA 98033

Attention: Colin Lund / Preston Longoni
(425) 821-3400
Clund@dhiengineering.com
Pjlongoni@dhiengineering.com
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3. Land Surveyor:

Harmsen, LLC

840 SE 8™ Avenue, Suite 102
Oak Harbor, WA 98277
Attention: Harley Pawley, P.L.S
(360) 675-5973

4. Traffic Engineer:

The Transpo Group

12131 113" Avenue NE, Suite 2
Kirkland, WA 98034

Attention: Dan McKinney

(425) 821-3665

5. Wetland Biologist:

Wetland Resources

9505 19" Avenue SE, Suite 106
Everett, WA 98208

Attention: Scott Brainard, PWS
(425) 337-3174
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DHI Engineering, LLC
11241 Slater Avenue NE
Suite 200

Kirkland, WA 98033
(425) 821-3400 x 5119

The Preliminary Plat/PRD of Oak Heights

Comprehensive Plan Analysis
July 30, 2024

Summary:

The Applicant has proposed a PRD associated with the Oak Heights preliminary plat. The intent
of the PRD is to allow for a portion of the site to be developed with duplex housing to facilitate
the creation of varying housing choices within the community. The site is Zoned R-1 (3-9 units
per acre) and the Comprehensive Plan Land Use Designation of the property is Low-Intensity
Residential (3 to 16 units per acre).

Overall Comprehensive Plan Analysis:

Chapter 3 of the City’s Comprehensive Plan describes Land Use Elements and more
specifically Land Use Distributions. Under the Low-Intensity Residential use it notes:

“The Low-Intensity Residential category is intended to accommodate most of the residential
uses and to support low-intensity uses... Residential densities in this category range from a
minimum of 3 units per acre to a maximum of 16 units per acre. This land use category is
implemented by three zoning districts: Single Family Residential (R1), Limited Multifamily
Residential (R2) and Multifamily Residential (R3).”

As noted, the site is zoned R-1 with a density range of 3 to 9 units per acre. The planned 219
units over the 36.69-acre site equated to 5.97 units per gross acre. This density is in the middle
of the 3 to 9 density range permitted under the R-1 zone and well under the 16 units per acre
maximum as specified in the Comprehensive Plan. Based on the city’s Comprehensive Plan’s
description of the Low-Intensity Residential land Use, the planned 219 units is consistent with
the existing Land Use Designation.

Chapter 6 of the City’s Comprehensive Plan describes the Housing Elements. Under this
section it notes:

“As part of the 2016 Update, Island County is considering policies to encourage more of the
projected growth to occur within the UGA.”

The Oak Heights project is located within the City’s UGA and is consistent with the Island
County’s statement to encourage growth to occur within the City jurisdictions.

Chapter 3 Land Use Goals and Policies Analysis:

Goal 1 - Promote a healthy mix of uses.
1|Page

Oak Heights Prelimimary Plat/PRD
03/27/2025 Public Hearing - Master Page 25 of 654



Policy 1.a. — Encourage land use densities/intensities where services exist or are
readily available.

The Oak Heights property will be served by sanitary sewer and domestic water. The
site is also adjacent to SR-20, which provides bus service by Island Transit. The
property is located less than one mile from a major shopping center in downtown Oak
Harbor. Based on the existence of readily available services to the property, the
planned densities are consistent with this policy.

Policy 1.d. — Promote areas for open space and recreational opportunities within
residential development.

The project has been designed with 6.22 acres of open space comprised of active
parks, passive open space, wetlands, and trails (excludes storm ponds). A large
active open space area adjacent to the SR-20 frontage includes trails, landscaping,
and seating areas. There is an opportunity to plant several Garry Oak trees in this area
to reinforce the iconic tree presence within the city. Atthe recommendation of city
Staff, the applicant will work with the Oak Harbor Garry Oak Society to source native
trees. Tract F provides for active recreation for community members with the
including of a children’s play area, walking path, benches, landscaping, etc. A smaller
park has been planned on Tract J.

The proposal includes approximately 5,038 linier feet of trails that connect through
the open space areas, provides access around the wetland buffers, and connects to
the adjacent plat of Ridgeway Heights adjacent to the westerly boundary.

Based on the open space, trails, and on-site recreation planned, the project meets the
Comprehensive Plan Policy to provide open space and recreational opportunities
within the residential development.

Goal 4 - Promote a diverse and affordable housing stock.

Policy 4.b. — Support land use changes that accommodate higher density residential
uses where services and utilities are available.

As noted under Goal 1 above, the site will be served with sanitary sewer and domestic
water. The site is also adjacent to SR-20, which provides bus service. The property is
located less than one mile from a major shopping center in downtown Oak Harbor.
Based on the existence of readily available services and utilities to the property, the
PRD will allow a portion of the property to be developed with duplex units providing a
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higher density and lower price-point than a traditional single family detached home.
The proposed PRD is consistent with this Policy.

Chapter 6 - Housing Element Goals and Policies Analysis:

Goal 1 - Ensure that adequate opportunities exist for low and moderate-income families to
obtain affordable housing.

Policy 1.a. Provide land use policies and development regulations that allow for a
variety of housing types and residential lifestyles to accommodate households in
varying income ranges.

The proposed PRD provides the opportunity for duplex housing to be constructed on a
portion of the site. The inclusion of duplex homes provides a variety of housing types
within the community at a lower price point. The proposed PRD is consistent with this
Policy.

Policy 1.b. — Encourage alternative housing types from the standard single-family
residences by using contemporary building and planning concepts, including
apartments, condominiums, small lot, zero lot line, attached patio, townhouse, and
manufactured housing.

The planned PRD provides the opportunity for duplex housing to be constructed on a
portion of the site. The inclusion of duplex provides a variety of housing options on
smaller lots with a zero-lot line on the common wall side. Half of the duplex units will
have garages at the rear of the units and front doors that open onto open space or
Wetland A. The proposal is consistent with this Policy.

Goal 3 - Identify and provide sufficient and appropriate land for housing.
3.b. — Allow for a range of densities to ensure maximum choice in housing options.

The proposed PRD will include two housing options comprised of single family
detached homes and attached duplex homes within the Oak Heights project. The
proposal is consistent with the Policy.
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DHI Engineering, LLC
11241 Slater Avenue NE
Suite 200

Kirkland, WA 98033
(425) 821-3400 x 5119

Oak Heights PRD Compliance
July 30, 2024

Overview:

A Planned Residential Development (PRD) is proposed in connection with the Preliminary
Plat of Oak Heights to support a community with a variety of housing options including
single family detached homes and duplex units. The site is zoned R-1 which permits a
density range of 3 to 9 units per acre. There is no minimum lot area but the zone does
require a minimum lot width of 40 feet and a maximum lot coverage of 45 percent.

The proposed site plan provides for 153 single family detached single family homes and 66
duplex homes. The detached single family detached homes meet the criteria of the R-1
zone including minimum lot width and lot coverage. To accommodate the planned duplex
units, a PRD has been proposed to deviate from the minimum lot width and lot coverage
criteria. The overall site density is 5.97 units per acre, well within the 3 to 9 units per acre of
the R-1 zone.

The PRD regulations offer regulatory flexibility in return for higher quality site and
architectural design with the intent of encouraging the design of more complete and
sustainable neighborhood environments consistent with the City of Oak Harbor's
comprehensive plan. The PRD regulations allow and promote design flexibility, pedestrian-
oriented development, interconnectivity among uses, sensitivity to natural environments and
natural features, and the coordination of development with adequate public facilities.

Analysis of Criteria:

OHMC 19.31.100 — Common open space shall be provided for use as recreational, park or
environmental amenity for the collective enjoyment by occupants of the PRD project, and
designed as follows:

1. Common open space shall comprise at least 10 percent of the gross area of the
PRD.

2. Common open space shall not include public or private streets, driveways, buffers,
screens, perimeter landscaping, parking areas of the required or provided yards for
buildings or structures.

3. Common open space shall meet the requirements of OHMC 19.31.110 and
19.31.120.

The gross site area of the PUD is 36.69 acres. Ten percent of the total site area is 3.67
acres. Common open space meeting the criteria of OHMC 19.31.110 and 19.31.120
include the following Tracts:

Active Area OHMC 19.31.110

o Tract F— Active park 0.336 acre
o Tract |- Active trail, landscaping, resting areas. 2.799 acres
Total Active Open Space meeting the criteria: 3.135 acres
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Passive Area OHMC 19.13.120

o Tract A— Wetland A 2.02 acres

o Tract B - Wetland B 0.57 acre
Total Passive Open Space meeting the criteria: 2.59 acres
Total combined Active and Passive Open Space: 5.73 acres

Several other open spaces including 3.17 acres of stormwater ponds and .49 acre of trail
segments and additional park area are provided but do not necessarily meet the criteria
of OHMC 19.31.110 & 120 and therefore have not been added to the calculation above.
Based on the above analysis, the PUD meets the Open Space General requirements of
OHMC 19.31.100.

OHMC 19.31.110 — Open Space Active Areas:

1. A minimum of 50 percent of all required open space in a PRD shall be “active” open
space. Active open space provides opportunities for physical activity to residents of
the PRD. Active open space must meet the following requirements:

a. Be a minimum of 5,000 square feet in size to be counted towards the
minimum 10 percent common open space requirement.

b. The space must also have a minimum width of 50 feet and depth of 90 feet.

c. Have a minimum of 40 feet of frontage on a public street.

Tract F is an active neighborhood park area. Tract F exceeds 5,000 square feet,
exceeds a width of 50 feet and depth of 90 feet and greatly exceeds 40 feet of
frontage on a public street.

Tract | is located adjacent to SR-20 and provides for large open space areas
including an active trail and seating areas. Tract | exceeds 5,000 square feet,
exceeds a width of 50 feet and depth of 90 feet and greatly exceeds 40 feet of
frontage on a public street.

While several other open space and trail tracts are provided, Tract F and Tract | area
totals 3.135 acres which exceeds the threshold of 50 percent (1.84 acres) of the
required open space to be available for active recreation. Based on the above
analysis, the PUD meets the Active Area requirements of OHMC 19.31.100 (1).

2. Active areas shall contain such accessory or complementary structures and
improvements as are necessary and appropriate for the benefit and enjoyment of
residents of the project and shall include at a minimum:

a. Pedestrian-oriented lighting

b. Seating
c. Signage indicating the operational hours and rules for the use of the open
space.
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d. Trach cans; and

e. An activity center such as children’s play structure, tennis court(s) basketball
court(s), walking/bicycling path(s) or a trail head kiosk at the entrance of a
trail system.

The active park area within Tract F is planned to contain a children’s play structure,
ample seating opportunities, public trash cans, and will be posted with park rules and
hours as maintained by the Oak Heights HOA.

The active open space and trail contained in Tract | along the site’s frontage will
contain a trail network that provides a meandering trail connecting the future
extension of Eagle Vista Drive to SW 24" Avenue. There are three planned resting
area with benches planned along this trail system. In addition, this trail will connect
to the trail planned around wetland A and will provide a trial connection westerly into
the adjacent Ridgeway Heights neighborhood.

Based on the above analysis, the PUD meets the Active Area requirements of
OHMC 19.31.100 (2).

. Active open spaces must be visible and accessible to users and not hidden behind

residential lots.

All active open space areas have been designed with significant frontage on public
roadways. No Active open space is hidden behind homes. The duplex homes
fronting on the open space within Tract | will have the front of the home opening onto
the open space. The proposed active open space meets the visible and accessible
criteria.

. Active open spaces must have pedestrian connections to both sides of a residential
block on which they are located.

The active park in Tract F has been planned with frontage on both sides of the park
and a walking path connecting both sides of the residential block. Likewise, the
active trail and open space within Tract | provides a trail connection between the
extension of SW Eagle Vista Drive and SW 24" Avenue, as well as connection
points within the plat. The proposed active open space meets the pedestrian
connection requirements.

. All active open spaces shall be privately owned and maintained by the homeowner’s
association in accordance with the requirements of OHMC 19.31.130.

All active open space areas are intended to be owned and maintained by the Oak
Heights Homeowner’s Association. The active open space meets the requirement of
HOA ownership and maintenance.
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6. Trails can count as active open space, provided they meet the minimum design
requirements specified in the parks, recreation and open space plan.

The City of Oak Harbor Parks, Recreation, and Open Space Plan dated 2019
includes Trail Policies which provide recommendations for trail design requirements.

Under the Trail Policies (c)(i) Pedestrian Trails should have a maximum grade of
20%, have a minimum tread width of 6 feet and be gravel or asphalt. All the
planned trails have been designed with grades less than 20%, maintain a width of at
least 6 feet and will be gravel and/or asphalt (soft surface and 5 feet wide within
wetland buffers).

Under the Trail Policies (c)(ii) Bicycle/Multiuse Trails should have a maximum grade
of 10%, have a minimum tread width of 8 feet and be gravel or asphalt. The
multiuse trails planned for one side of the extension of SW Eagle Vista Avenue,
within Tract I, and other segment locations will maintain a grade of less than 10%,
will be 8 feet wide and will be asphalt or concrete.

The planned trails within the Oak Heights PRD meet the criteria contained within the
City of Oak Heights Parks, Recreation, and Open Space plan.

7. Fifty percent of storm water ponds may count as open space within the PRD.
However, no more than 25% of the required 10% common open space in a PRD
may be stormwater pond.

The stormwater ponds have not been counted towards the required open space.
However, they will be landscaped with native vegetation and will provide 3.17 acres
of additional open space beyond the open space requirements outlined above.

OHMC 19.31.110 — Open Space Passive Areas:
Passive open space is not active open space which preserves natural areas and
natural vegetation and provides scenic amenities to a PRD. Passive open space
shall meet the following minimum requirements:

1. Passive open space may be no more than 50 percent of the total required open
space in PRD's

The primary passive open space areas are contained in Tract A and Tract B
(Wetlands Aand B and their respective buffers). This passive open space totals
2.59 acres which exceeds the 1.84 acres of open space required. This area will
also remain in native vegetation.

2. Preserved natural areas such as wetlands, streams, and woodlands, may count
as passive open space.
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Wetlands A and B and their associated buffer’s total 2.59 acres. The intent is to
preserve the wetlands and their buffers (soft surface trail and wetland recharge
dispersion may be located in the outer buffer area).

Passive open space may include open fields and landscaped areas which are
held in common by the Homeowners Association, but which do not contain any
other improvements.

Wetlands A and B will be preserved and maintained by the Homeowner’s
Association.

Passive open space shall be maintained in conformance with OHMC 19.31.130.

The Oak Heights Homeowners Association will own and maintain all open space
areas within the project.

OHMC 19.31.140 — PRD Perimeter:
The perimeter of the PRD shall be designed so as to minimize architectural or land
use incompatibility of the PRD on adjacent properties and, conversely, to minimize
undesirable impact of adjacent land use and development characteristics on the
PRD. A building set back of 20 feet shall apply to all exterior boundary lines of the
project.

The site has been designed to ensure a 20-foot structure setback will be
achieved along all exterior boundaries of the PRD.

OHMC 19.31.170 — PRD Review Ciriteria:

The city shall base its review of the proposed PRD upon the following criteria:

1.

Aside from specific regulations, requirements or standards proposed to be
varied, the project otherwise meets the requirements of Oak Harbor municipal
code.

The Applicant has elected to overlay the PRD across the entire project, even
though the single family detached residential units would comply with the
underlying R-1 zoning requirements. To achieve the duplex units, a PRD is
necessary to permit a lot width reduction from 40 feet to 25 feet and 30 feet and
to permit lot coverage up to 55% for the duplex lots as opposed to 45% coverage
in the R-1 zone. This flexibility is consistent with meeting the PRD criteria as
outlined in this analysis.

Critical areas should be preserved and incorporated into the open space of the
PRD. Buffer averaging and buffer enhancement shall qualify as preservation if
such is recommended in an approved critical area report.

Wetlands A and B will be preserved with native vegetation. Additional open
space has been provided around both wetlands. Wetland A is immediately
adjacent to Tract |, a large open space area containing trails and landscaping. No
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buffer averaging has been proposed. A soft surface trail and wetland recharge
dispersion is planned in the outer edge of the wetland buffers as permitted by the
OHMC.

3. If smaller lot sizes and dimensions or decreased setbacks are proposed from
what is required by the underlying zoning, buildings on these lots must meet
requirements (3)(a) through (c) of this section or requirement (3)(d) or
requirement (3)(e) of this section.

The applicant anticipates meeting this requirement by implementing Requirement
(3)(d) which stipulates no two adjacent buildings on the same side of the street to
have the same front setback on lots that do not meet the standards of the
underlying R-1 zone (the duplex lots). The duplex lots have been designed with
sufficient depth to allow for setback variation of at least 2 feet.

4. If nonresidential uses are included in the PRD, such uses shall be easily
accessible to pedestrians, meaning that primary building entrances are oriented
to the street and set back no more than 10 feet from the property line or a six-
foot-wide pedestrian path is included connecting the nearest public sidewalk to
the primary entrance of the secondary use.

The proposed Oak Heights PRD does not include any non-residential uses.
Therefore, this criterion is not applicable to this application.

5. Ten percent common open space is provided which complies with OHMC
19.31.110 through 19.31.130.

Based on the open space analysis provided in previous sections of this analysis,
the PRD complies with the open space requirements of OHMC 19.31.110
through 19.31.130,

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

a. The requirements of OH MC title 21, subdivisions. Variations from the
requirements in OHMC title 21 may be requested and reviewed as part of
the PRD application. Other than the specific standards being varied from,
PRD's must meet the applicable standards of OHMC title 21 including the
general design standards (Chapter 21.50 OHMC and the residential
design standards (Chapter 21.60 HMC)

With the exception of the requested lot width reduction to 25 and 30 feet
from the 40-foot-wide standard and the increase of lot coverage for the
duplex units to 55% from the 45% standard, the project has been
designed to comply with OHMC Title 21, including the general design
standards and residential design standards.
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b. The standards and requirements of this chapter.

This PRD Compliance assessment outlines how the Oak Heights PRD is
compliant with the OHMC 19.31.

c. The Oak Harbor Comprehensive Plan policies.

Please refer to the document titled Comprehensive Plan Analysis
submitted with this application for an analysis of the Oak Heights PRD
compliance with the City’'s Comprehensive Plan.

d. The design guidelines and regulations, if applicable.

The PRD site layout including roadways, utilities, block length, trails,
landscaping, stormwater management, etc. have been designed in
compliance with OHMC 21.60 Residential Design Standards. In
addition, the site also complies with the PRD standards of OHMC 19.31.

e. All other standards adopted by the city of Oak Harbor, including
engineering details and drawings.

The site can meet the overall standards including engineering details and
drawings. Final engineering plans will be prepared for review and
approval following Preliminary Plat/PRD approval.

7. Applicants must meet either subsection (7)(a) or (b) of this section:
a. Enhanced design which includes one or more of the following on each
building within the development:

i. A variety of exterior building materials such as brick, stucco,
stone, and wood used as primary siding or as accent materials on
the front facades; or

ii. Building articulation (offsetting walls, inclusion of windows,
changes in material types) on side and rear walls or buildings; or

iii. Side or rear-loaded garages; or
iv. Other applicant-proposed building design elements.

The applicant has opted to meet the intent of this section utilizing
option 7(b)(iii) below.

b. Optional side design elements which include one or more of the following:
i. Ten percent or more of the units within the development are
qualified affordable housing as defined by OHMC 19.08.695.
ii. Inclusion of a mix of residential and non-residential uses within the
development.
iii. Fifteen percent or more of the gross area is open space.
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iv. The project will not only preserve but enhance or rehabilitate the
function and values of a critical area of the site, such as significant
Woodlands, wildlife habitats, streams or wetlands, subject to the
recommendations and then approve critical area report.

In compliance with 7(b)(iii), the applicant has provided Open
Space in Tract A, Tract B, Tract F, Tract G, Tract H, Tract I, Tract
J, Tract O, and Tract T which totals 6.22 acres - 15 percent of the
gross site acreage is 5.50 acres; therefore, the project is providing
open space in excess of 15 percent requirement.

Additional open space is provided in three stormwater ponds that
have not been included in the calculation above. The stormwater
ponds will be landscaped with native vegetation. The project as
designed exceeds the standard of 7(b)(iii) and is therefore
consistent with these criteria.
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MAIN FLOOR 3| SF NDE @ HOME FEATURES:
UPPER FLOOR 040 SF MAIN FLOOR  UPPER FLOOR
TOTAL 771 SF QUN ‘ ?EQ GREAT ROOM 3 BEDROOMS
2 CAR GARAGE 378 SF DINING ROOM 2 BATHROOMS
2 CAR GARAGE KITCHEN LOFT
ENVELOPE: 50'-0" x 48'-0" POWDER LAUNDRY
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A PORTION OF THE SW & SW 1/4 OF THE NW 1/4 OF SECTION 10, TOWNSHIP 32 NORTH, RANGE 01 EAST, W.M.

L SWI17H AE )
20
ﬁ FORT NUGILNT AVE R @
RIDGE
OAK HARBOR, ISLAND COUNTY, WASHINGTON STATE WA ~; »
ac
(7]
FOR = DHI Engineering, LLC
AREA TABLE AREA TABLE AREA TABLE " 11241 SLATER AVE NE, SUITE 200
LoT | AREA (sF) | AREA (AC) || LoT | AREA (SF) | AREA (AC) || LoT | AREA (SF) | AREA (AC) SSHI. LLC d b D.R. HORTON g l KIRKLAND, WASHINGTON 98033
) d « M\, = = SW 24TH A
1 6,834 0.15 81 5,103 0.1 161 3,600 0.08 EZ:’ DHI PROJECT NO.
' : ' : ' : 24001
> | 3020 | oo | &2 | 552 | oz | 1oz 4866 | on PLAT/PARCEL INFORMATION PARKING ANALYSIS  ~ X TEMPORARY VERTICAL BENCHMARKS SURVEY REFERENCES @ ‘
TOTAL PARKING REQUIRED (4.5 PER UNIT) 986 SPACES TBM A = REBAR & CAP AT NORTH EDGE OF PAVEMENT ALONG SW 24TH AVE RECORD OF SURVEY AF#4550408 -
3 | 44 0.10 83 | 4000 0.00 1) 183 | 5414 0.12 SITE ADDRESS 30433 STATE RTE 20 ELEV. = 172.24 RECORD OF SURVEY AF#4453609 S
OAK HARBOR, WA 98277 ON-LOT PARKING PROVIDED (4 PER UNIT) 876 SPACES 3 E
4 6,288 0.14 84 | 5,000 0.1 164 | 4,000 0.09 PUBLIC PARKING PROVIDED (PARALLEL /HEAD IN) 146 SPACES TBM B = SET 1/2" REBAR & CAP AT EXP JOINT AT WEST BOW OF HIGHWAY 20, OPPOSITE "FAIR WINDS 5] i p
5 5032 01 85 | 3920 0.08 165 | 4000 0.09 TAX PARCEL NOs. R13210-298-2300 (PARCEL D) TOTAL PARKING PROVIDED 1,022 SPACES CALM SEAS SIGN +£30° S OF CATCH BASIN TO NORTH
R13210-364-1730 (PARCEL B) ELEV. = 166.33' ANALYSIS SO
6 4,560 0.10 8 | 5,000 0.1 166 | 5,000 0.1 R13210-364-1900 (PARCEL A) EARTHWORK QUANTITI , N
R13210-364-2330 (PARCEL C) VERTICAL INFORMATION DERIVED FROM MULTIPLE GPS OCCUPATIONS UTILIZING THE WASHINGTON STATE TOTAL SITE AREA 36.69 AC APoe, S g
7 4,487 0.10 87 4,000 0.09 167 4,000 0.09 R13210-295-1480 (PARCEL E) cuT 133,970 CY REFERENCE NETWORK. 15% NATIVE GROWTH TARGET 550 AC d 0”0,? & Q\;\/
FILL 129,320 CY N g
8 | 410 0.09 88 | 5001 on 168 | 4,000 0.09 CURRENT ZONING R1 NET 4,650 CY CUT SURVEY NOTES STORM POND TRACTS C, D, & E 3.7 AC N = %o - %
9 | 4120 000 || 8 | 415 009 || 169 | 4,807 0.11 PROPOSED ZONING Ri WETLAND/BUFFER TRACTS A& B 2.59 AC 1 WATERLOO RD 2,
! ' ! : ! : NOTE: THIS ESTIMATE WAS PREPARED USING THE EXISTING AND FINISHED GRADES BASIS OF BEARINGS: N 87'45'17" W ALONG THE SECTION LINE OF SW 24TH AVE. AS DEPICTED HEREON. NATIVE GROWTH AREA PROVIDED 5.76 AC ()
0 | 4117 0.09 90 | 6187 014 170 | 4495 010 TOTAL SITE AREA 1,598,841 SF PROVIDED IN THESE PLANS. SUBGRADE AND STRIPPINGS NOT FACTORED IN. THIS IS AN © S
: : : : : : 36.690 AC ESTMATE ONLY AND SHOULD NOT BE USED FOR CONSTRUCTION COST ESTIMATES OR 1. VERTICAL DATUM: NAVDBS (GEOID18) DERIVED FROM GNSS OBSERVATIONS AT THE TIME OF THIS 2
1| 300 0.07 o | 5631 012 || 171 | 4089 0.09 BIDDING PURPOSES. THE CONTRACTOR IS SOLELY RESPONSIBLE FOR REVIEWING ALL SURVEY. ELEVATIONS REPORTED EXCEED NATIONAL MAPPING STANDARDS ACCURACY OF WITHIN ONE =
EXISTING LOTS 5 AVAILABLE GEOTECHNICAL INFORMATION AND GENERATING THEIR OWN SET OF HALE OF THE CONTOUR INTERVAL AS SHOWN HEREON 3
12 | 3875 0.08 92 | 7485 017 172 | 5133 on PROP. SINGLE FAMILY LOTS 153 EARTHWORK ASSUMPTIONS AND QUANTITIES. ‘ = \
PROP. DUPLEX LOTS 66 2. THIS SURVEY WAS ACCOMPLISHED BY FIELD TRAVERSE WITH A 3-SECOND ELECTRONIC DIGITAL TOTAL
13 | 4216 0.09 93 | 3859 0.08 173 | 4131 0.09 TOTAL PROPOSED LOTS 219 ROADWAY SUMMARY STATION AND REAL-TIME KINEMATIC GLOBAL NAVIGATION SATELLITE SYSTEM (GNSS) DATA CORRECTED VICINITY MAP
WITH THE WASHINGTON STATE REFERENCE NETWORK.
14 | 3630 0.08 94 | 4483 0.10 174 | 5464 0.12 MINIMUM DENSITY 3 DU/AC SW VISTA PARK DRIVE 1,005 LF SCALE: 1” = 1,200
MAXIMUM DENSITY 9 DU/AC SW EAGLE VISTA DRIVE 1,665 LF
15 3,087 0.07 95 5,414 0.12 175 4,160 0.09 PROPOSED DENSITY 5.97 {)U/AC SW RIDGEWAY DRIVE 660 LF 3. ALL DISTANCES ARE IN FEET AND DECIMALS THEREOF. 3
ROAD A 1,245 LF
; 4. ALL CONTROLLING MONUMENTS SHOWN ARE OF RECORD, ARE LOCALLY ACCEPTED AS REPRESENTATIVE
16 | 2801 0.06 9 | 444 010 176 | 8,093 018 AVERAGE LOT SIZE 3,866 SF R0AD B o0 LF OF THEIR PURPORTED POSITIONS, AND WERE VISITED DURING THE COURSE OF THIS SURVEY UNLESS 10 OWNER / APPLICANT /
LARGEST LOT 8,265 SF OTHERWISE NOTED. z
17 | 297 0.06 97 | 3600 0.08 177 | 4950 o SMALLEST LOT 2.100 SF ROAD D 100 LF LEGAL DESCRIPTION ARCHITECT 5
' =
18 | 3307 0.07 % | 360 0.08 178 | 3,602 0.08 FRONT SETBACK 10 FT | | l 30' | 30 PARCEL A (R13210-364-1900): T\Sﬁ”ﬁéss 18182HA|A LSLLCA%; A[\)VFE' l\ll-ll-? Rggg 200 ¥
| 4 L . ) 14
19 | 2939 0.06 99 | 3600 0.08 179 | 3,600 0.08 SQEQGSEETSBEIEQCK %8 g | FOUND MON 2" BRASS g THAT PORTION OF THE FOLLOWING DESCRIBED PARCELS: KIRKLAND, WA 98033 g
. DISC W/ PUNCH LS 21501" | THE EAST HALF OF THE EAST HALF OF THE NORTHWEST QUARTER OF THE SOUTHEAST CONTACT: NICOLE MECUM, PLE. ?
20 | 4058 0.09 100 | 3,600 0.08 180 | 4,500 0.10 SIDE SETBACK 5 FT QUARTER OF THE NORTHWEST QUARTER OF SECTION 10, TOWNSHIP 32 NORTH, RANGE 1 , i L
' ‘ : ' ' ' SIDE SETBACK (FLANKING STREET) 10 FT e PECT, VISTED 05/23/2024 - L EAST OF THE WILLAMETTE MERIDIAN; oo S N COM
2 | 2475 0.05 101 | 3600 0.08 181 | 3,600 0.08 PRD BOUNDARY SETBACK 20 FT apN 9500 | o ReBAR & ch APRB/QBBO 8 EXCEPT THE NORTH 30 FEET FOR ROAD; >
. S A | 4 P (ALSO KNOWN AS PARCEL A, ISLAND COUNTY SHORT PLAT NO. 76,/55.2.10/32/1 i
? 14
22 | 2403 0.05 102 | 3,600 0.08 182 | 3,600 0.08 OPEN SPACE ANALYSIS - P l] oo ﬁg e TBM A “ LA TRACE RECORDED AUGUST 23, 1976 UNDER AUDITOR'S FILE NO. 301894.) CIVIL ENGINEER / PLANNER /
23 2,402 0.05 103 | 3,600 0.08 183 | 3,600 0.08 COMMON OPEN SPACE REQUIRED (10%) 3,669 AC : | ELEVIZWZU;N, H\Gm 28975%  TOGETHER WITH THE WEST HALF OF THE EAST HALF OF THE NORTHWEST QUARTER OF
: : SW - THE SOUTHEAST QUARTER OF THE NORTHWEST QUARTER OF SECTION 10, TOWNSHIP 32
2% | 2402 0.05 104 | 3,600 0.08 184 | 3964 0.09 ACTIVE OPEN SPACE REQUIRED 1.835 AC e o —— — = o l—— 24HAVE ’— ' NORTH, RANGE 1 EAST OF THE WILLAMETTE MERIDIAN; LANDSCAPE ARCHITECT
TRACT F 0336 AC s e \ ) St o | EXCEPT THE NORTH 30 FEET FOR ROAD; NAME: DHI ENGINEERING, LLC
25 | 2,402 0.05 105 | 3,559 0.08 185 | 4,050 0.09 TRACT | 2799 AG 5 | PARCEL A L (ALSO KNOWN AS PARCEL B, ISLAND COUNTY SHORT PLAT NO. 76/55.2.10/32/1 ADDRESS: 1241 SLATER AVE NE, STE 200 0
3735 A ; P o TRACT KA = RECORDED AUGUST 23, 1976 UNDER AUDITOR'S FILE NO. 301894.) ’
2% | 2401 0.05 106 | 4,262 0.09 186 | 3,600 0.08 ACTIVE OPEN SPACE PROVIDED 3.135 AC APN \ : _
1 b - R13210-364-1900 ' | 1 20  ACCESS ” RACTL o BEGINNING AT THE NORTHWEST CORNER OF SAID PARCEL B A LN o o ECT (MANAGER/PLANNER) N
I | 30 [y p— 3 : - -
7| 2% 005 107 | 3800 | 008 | 187 | 3600 | 008 WETAND TOACT B N ’ ] 2 216 | 217 | 218 | 219 s | ACCESS 41 104/ 1 THENCE SOUTH 14237" WEST 90.00 FEET; EMALL CLUND@DHIENGINEERING. COM W a
TRACT G 0.066 AC | ERNE i 19 ‘ THENCE SOUTH 8817223" EAST 155.56 FEET; CONTACT: PRESTON LONGONI, P.E. (ENGINEER) |_
28 2,401 0.05 108 4,189 0.09 188 | 3,902 0.08 TRACT € 0.086 AC | ‘v | , o 42 Zz | THENCE NORTH 307157" EAST 61.07 FEET; PHONE: 425 730—0465 DN
. ‘ y =) ) ¥ ARDR” . n
29 2,458 0.05 109 5,000 0.1 189 4,570 0.10 TRACT J 0.179 AC 4 HQO: ) 25 . &7 ] 7\7,'7'%'777:\117.‘1.77 maam, T = 43 :‘: l THENCE NORTH 87°46'26” WEST 26.58 FEET; EMAIL: PJLONGONI@GDHIENGINEERING.COM O
TRACT 0 0.082 AC s N0 ~ _ __  ROADA ISR o ; THENCE NORTH 2°1334” EAST 34.66 FEET: b=
0 | 279 0.06 1o | 5,000 011 190 | 4,965 011 TRACT T 0.043 A 6 ; 'zl om0 3 e T O 44 b THENCE NORTH 87°46'26" WEST 158.42 FEET TO THE POINT OF BEGINNING. Z <
PASSIVE OPEN SPACE PROVIDED 3.086 AC =l ( o4 0.0 o o \ I (ALL NOW KNOWN AS LOT 1 OF SW 24TH AVE BOUNDARY LINE ADJUSTMENT GEOTECHNICAL ENGINEER Z
31 2,666 0.06 m 4,000 0.09 191 3,600 0.08 TOTAL OPEN SPACE PROVDED 6921 AC [ ND I 214 . 16 f N\ 45 BND—16—04 AS RECORDED JUNE 30, 2017 UNDER AUDITORS FILE NO. 4425361.) A T RIEY CROUP. NG _ - O 8 m
- RACT 994 [ /2 e PARCEL B | ) Z : , INC.
32 2,375 0.05 12 | 3,600 0.08 192 | 3,600 0.08 PERCENTAGE OF TOTAL SITE 17.0% , o Jj; [ TRacT 993 N , APN 32 | 33]34 | 35(36 | 37|38 | 3940 46 |F°. e PARCEL B (R13210-364—1730): ADDRESS: 17522 BOTHELL WAY NORTHEAST Q - N 8
| I - ~ 9 R13210_364_1730 ‘ ‘C’ k" BOTHELL WA 98011 <
3 | 2375 0.05 13 | 3600 0.08 193 | 4500 010 8 = 213 | ki || | THE EAST HALF OF THE EAST HALF OF THE NORTHWEST QUARTER OF THE SOUTHEAST . , w 00
N AR 21 3 7/ 5 { 1 PHASE! 1 | 47 RIS QUARTER OF THE NORTHWEST QUARTER OF SECTION 10, TOWNSHIP 32 NORTH, RANGE 1 SONTACT: s et PE: Y > | - O
34 | 2375 0.05 14 | 3,600 0.08 194 | 7,064 0.16 310~ ! | ) / y £ EAST OF THE WILLAMETTE MERIDIAN; PHOME: AT o128 oUP.COM x | O = -
9 u , N 13 ) S e R B 48 l EXCEPT THE NORTH 30 FEET FOR ROAD; : : L < T o)
3 | 2375 0.05 115 | 3,600 0.08 195 | 6,284 0.14 R SA i 1 IR 8 g 6 g /- e 9 | (ALSO KNOWN AS PARCEL A, ISLAND COUNTY SHORT PLAT NO. 76,/55.2.10/32/1 Z n E
— @nom - — RECORDED AUGUST 23, 1976 UNDER AUDITOR'S FILE NO. 301894.) .0
2,375 . 1 3,600 . 1 4,535 N ‘ RIDGEWAY HEIGHTS bl H ‘ 12 ( n R :
% 0.05 b 0.08 % 010 PERMIT NO. af 2" | e ZS 50 15" PSE TOGETHER WITH THE WEST HALF OF THE EAST HALF OF THE NORTHWEST QUARTER OF WETLAND BIOLOGIST y W
10 rPeRMIEPNO 19 2 (m] 7 11 T PS; m — Z
37 | 2375 0.05 17 | 3600 0.08 197 | 4560 010 @ ;; i u: I ACT G PARCEL ¢ o ceyr A THE SOUTHEAST QUARTER OF THE NORTHWEST QUARTER OF SECTION 10, TOWNSHIP 32 NAME: WETLAND RESOURCES, INC. . &2z
[, 1 210 s l OPERSRACE PARCEL €. o 51 s ] NORTH, RANGE 1 EAST OF THE WILLAMETTE MERIDIAN; ADDRESS: 9505 19TH AVE SE w E Aw=
38 | 2375 0.05 118 | 3,600 0.08 198 | 4,165 0.09 11 u o RACT 992 N o 8 13210 364— > 4182662 || EXCEPT THE NORTH 30 FEET FOR ROAD; EVERETT, WA 98208 > I
| “ N I 1 <] /= 5 Y 64/63 | 62|61 RI310-64-330 E > z (ALSO KNOWN AS PARCEL B, ISLAND COUNTY SHORT PLAT NO. 76/55.2.10/32/1 CONTACT: SCOTT BRAINARD, PWS -_— <9
39 | 2375 0.05 19 | 3,600 0.08 199 | 4,002 0.09 oo ] | 5 TR 60 6059 | sg a I §s ’ PHONE: 425-337-3174 J| © g
| 209 | |@ > 57 | 56|55 53 8 RECORDED AUGUST 23, 1976 UNDER AUDITOR'S FILE NO. 301894.) ;
RACT 995 [ || | -] 46 18 S 9 == /S) 1 B E EMAIL: SCOTTOWE TLANDRESOURCES.COM w | Q2 «x
40 2,749 0.06 120 | 3,600 0.08 200 | 5,000 0.1 s i 17 N [ /= VK 67 L TRACIM 54 2 z EXCEPT THE FOLLOWING DESCRIBED PARCEL; m ;
h , ; 208 A |5 = /\/ Yy 1 | 3/ 2 BEGINNING AT THE NORTHWEST CORNER OF SAID PARCEL B; I_ oY © -
# 4,401 0.10 121 | 4307 0.09 201 | 4,000 0.09 13 1 14 1 H ; . L=/ J R S | & THENCE SOUTH 1'4237” WEST 90.00 FEET; \
i 10 50' WETLAND G - —— = 3 TRAFFIC ENGINEER a |V <o
2 | 2250 005 || 122 | 4,000 009 || 202 | 479 0.10 0 100 200° TEMPORARY Sl A 69 .~ BUFFER UNE N & RN NN \euE CREST  THENCE SOUTH 881723" EAST 155.56 FEET, iy 4z
' : ' : ' : ﬁﬁ‘ | CONSTRUCTION | g TRACT 996 70 ~ R &/ T T T | Iz ™ E;N 5300510° THENCE NORTH 30°1157" EAST 61.07 FEET; NAME: TRANSPO GROUP L n
3 | 220 0.0 123 | 4058 0.09 203 | 5447 012 | EASEMENT ! | TRACT T TRACT F , , oy “ﬂ\ \ all | K THENCE NORTH 87°46726” WEST 26.58 FEET: ADDRESS: 12131 113TH AVE NE, STE 203 N | o7 <
' ' ' " " | B Ny 207  ACCESS OPEN SPACE | %0 o , 3 o
W Z TR 997 — y . TRACT 999 ¢ Brr, ) o } ' R I 8 THENCE NORTH 2113'34” EAST 34.66 FEET; _ KIRKLAND, WA 98034 I = N Y
w | 23 005 124 | 4236 000 || 206 | 8186 018 oAl 1" — 100 ,~_ 50 50,—.| 7 o~ ] // H | \ i\ | 3 THENCE NORTH 87'46726" WEST 158.42 FEET TO THE POINT OF BEGINNING. ST AN T — Nr
- : K { . —550—-
5 | 243 0.05 125 | 4,000 0.09 205 | 5592 012 UNLESS OTHERWISE SHOWN P’ | 206 b/, > 4 ) IRAcTc \\\ Bel | (ALL NOW KNOWN AS LOT 2 OF SW 24TH AVE BOUNDARY LINE ADJUSTMENT EMAIL: D AN MCKINNEY@TRANSPOGROUP. COM V)] L o=
o R o - | ) TRACT Nl \ /// o WY Eour BND-16—04 AS RECORDED JUNE 30, 2017 UNDER AUDITORS FILE NO. 4425361.) @ N ¥
46 2,267 0.05 126 4,057 0.09 206 4,742 0.10 g A l : | | [E 74 / 47,/ WETPOOL FACLITY NO. 1 | I AFN | m n
'S 28074” 0N OF FUTURE ‘ | | OL,J,ND REBAR” &,CAP 205 / o /// /// // , /f 145899 T - PARCEL C (R1 321 0—364—2330) S U RVEYO R —
47 | 2250 005 || 127 | 4522 010 || 207 | 4023 0.09 PHASE LINE PN PROPLNE - peveLopwanT——XA | | ‘ L5 97048 DN & 75 ~ q / SO e DT | THE NORTHEAST QUARTER OF THE SOUTHEAST QUARTER OF THE NORTHWEST QUARTER w w
5%0/36‘*/0 ' i | j 0.E OFf PROP COR ~ 78 / TRACT A ) ) \_ o — "7 ) VARES z OF SECTION 10, TOWNSHIP 32 NORTH, RANGE 1 EAST OF THE WILLAMETTE MERIDIAN, NAME: HARMSEN, LLC I
8 | 2307 0.05 128 | 363 0.08 208 | 3715 0.08 L Ri N , | | e 1 204 e , ECA WELAND N e 3 ClHIREE ISLAND COUNTY, WASHINGTON; ADDRESS: 603 SOUTH 1ST STREET >
o | 2 e o Ee— o8 Pyl — o 686.81 h}/| 3 1—10 : AN & FLEV=166.33" EXCEPT STATE HIGHWAY SR 20 LYING ON THE EAST LINE THEREOF; MOUNT VERNON, WA 98273
' : 3 : 3 - FOUND REBAR & CAP ~ - =— : Sooa . Q' ALSO EXCEPT THE COUNTY ROAD KNOWN AS HAGA ROAD ALONG THE NORTH LINE gggmﬂ: gé\gL%zPAsV%Y' PLS O A4
E—— > , A
50 | 2259 0.05 130 | 3624 0.08 210 | 3743 0.08 LS 37549” 0N OF 176 177 | 178 | 179 — Ll THEREOF; =
PROP LINE & 0.'F TRACTR 180 | 181 [ 182 [ 183 185\ 186 | 187 | 1e8 | 1% 203 A‘\ et - I | & | ALSO EXCEPT THAT PORTION DEEDED TO THE STATE OF WASHINGTON BY DEED EMAIL: HARLEYPOHARMSENLLC.COM O <
51 | 2,250 0.05 131 | 4445 0.10 am | 3,758 0.08 OF PROP COR i " UND REBAR ‘& CAP NB74557 ; — RECORDED NOVEMBER 21, 1984, UNDER AUDITORS FILE NO. 84005740 AND BY DEED O
my TEMPORARY CONSTRUCTION ) Ay W 195.08 RECORDED APRIL 25, 1985, UNDER AUDITOR'S FILE NO. 85004147, WHICH IS A
52 | 225 0.05 132 | 4,899 011 212 | 3853 0.08 175 w | EASEMENT & PERMANENT XS \ N or R e = RERECORDING OF AUDITOR'S FILE NO. 85002907; UTILITY PURVEYORS
z T g — MAINTENANCE EASEMENT % - Cow of proe con B S ALSO EXCEPT THAT PORTION LYING SOUTH OF THE CERTAIN FENCE LINE AS IT WAS
53 2,250 0.05 133 3,626 0.08 213 4,403 0.10 APN: a0 @) usnjewny ROADBIET DRIVE G X : ‘8" S. B ESTABLISHED IN ISLAND COUNTY SUPERIOR COURT CASE NO. SC14966; WATER CITY OF OAK HARBOR
s | 225 005 3 | 20625 008 22 | 6795 o015 Q3N0-2% 174 _ - | .  TRACTB y TRACT | 219 o342 FOUND REBAR & CAP  ALSO EXCEPT THAT PORTION DEEDED TO THE STATE OF WASHINGTON BY DEED SEWER CITY OF 0AK HARBOR
; ; ; ; ; ; 0 LT PA'&%%'-. E \ ECA WETLAND / PARCEL D OPEN SPACE mo R ; "LS 37549" 0.E OF RECORDED JULY 20, 2005, UNDER AUDITOR'S FILE NO. 4141204, NATURAL GAS CASCADE NATURAL GAS
2,860 ] 1 3,627 . 1 8,265 1 © — APN | PROP LINE & 0N OF POWER PUGET SOUND ENERGY
55 0.06 35 0.08 215 0.18 § 173 ‘ R13210-295—1480 PRTI;(?(‘;ESES 50° WETLAND R13210-298-2300 FOUNDEEB@SR jf;;ﬁ; NE7'45'57"W 178.23" s | PROP COR PARCEL D (R1 321 0—298—2300) CABLE /INTERNET COMCAST
56 2,590 0.05 136 3,627 0.08 216 5,025 0.1 o | 193 | 192 | 191 190 BUFFER UNE/ 0°W OF PROP LINE & .23 THE EAST 666.97 FEET OF THE SOUTH HALF OF THE SOUTHEAST QUARTER OF THE SCHOOL DISTRICT OAK HARBOR
w = S e 15" por NORTHWEST QUARTER OF SECTION 10, TOWNSHIP 32 NORTH, RANGE 1 EAST, WM; POST OFFICE OAK HARBOR (98277)
57 | 2502 0.05 137 | 3627 0.08 207 | 3627 0.08 Bl 169 | 168 | 167 | 166 | 165 | 164 | é | : Esur | EXCEPT ANY PORTION THEREOF LYING WITHIN RIGHT—OF—WAY FOR STATE ROUTE 20;
= | — AFN  — AND EXCEPT THAT PORTION OF THE SOUTH HALF OF THE SOUTHEAST QUARTER OF THE
58 | 2,500 0.05 138 | 3628 0.08 278 | 3627 0.08 £ g | 199 200 4182676 1 NORTHWEST QUARTER OF SAID SECTION 10, DESCRIBED AS FOLLOWS:
59 | 2500 0.05 139 | 3628 0.08 219 | 4,974 on o ST 9 88 | 89 | BEGINNING AT THE NORTHEAST CORNER OF SAID SOUTH HALF OF THE SOUTHEAST
186 | 157 | 158 | 150 | 160 | 161 : = %0 | |z QUARTER OF THE NORTHWEST QUARTER;
60 | 2474 0.05 140 | 3,628 008 |[TRA| 8110 2.02 i 4 \ I ? THENCE WEST ALONG THE NORTH LINE OF SAID SOUTH HALF 250 FEET; SHEET INDEX
170 o 91 g THENCE SOUTH 135 FEET; 08-07-2024
61 | 2326 0.05 141 | 4,903 oM || TRB| 24864 0.57 | inN: SR S THENCE EAST 250 FEET: o ¢.001 COVER SHEET & GENERAL NOTES
TN | e s — ) ' 02 €.002 LEGEND & ABBREVIATIONS
62 2,184 0.05 142 | 5074 0N RcC| 47567 1.09 ——— ¥ | TR s = =" - I [ 2 THENCE NORTH 135 FEET TO THE TRUE POINT OF BEGINNING; 03 €100 COMPOSITE PLAN & SHEET LAYOUT
_ = D =g \CTEmTE—" [ T | e /f o AND EXCEPT THAT PORTION THEREOF FOR STATE ROUTE 20 BY DEEDED TO THE STATE 04-06  OA01-C.103  EXISTING CONDITIONS
63 | 2100 0.04 || 143 | 5,000 oM [ TRD| 28983 0.66 ) T SWEAGLEVBTAAVE — — ——— ~ Lo = _ ~ I |2V) R OF WASHINGTON. DEED RECORDED MARCH 5, 1985 UNDER AUDITORS FILE NO. 07-09  C.201-C.203  PRELIMINARY PLAT ol
e ] e S AN e N ‘ , o= B . 5 : 85002103; 10-12  C301-C.303  SITE & GRADING PLAN c e
y X X X ,1 . e for T o #;¢7I7|77 T T A /R . > y . - . —L. = =
e i R B L i R =2\ TRACT " TOGETHER WTH THAT PORTION OF THE FOLLONNG DESCRIED PARCEL LG SouTi oF 1215 GIEZI=G325 ROMD PRORLES olo|2|2| &
‘~ OPEN SPACE [ H]" z|z|9]|©
65 | 226 005 || 145 | 4414 010 [[TRF| 14626 | 033 : 105 | 104 | 103 5N\ _ cxesT -7 THE CERTAN FENCE LINE AS IT WAS ESTABLISHED IN ISLAND COUNTY SUPERIOR COLRT e OB s e NATES & DETALS AR EEIRET
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A PORTION OF THE SW & SW 1/4 OF THE NW 1/4 OF SECTION 10, TOWNSHIP 32 NORTH, RANGE 01 EAST, W.M.
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A PORTION OF THE SW & SW 1/4 OF THE NW 1/4 OF SECTION 10, TOWNSHIP 32 NORTH, RANGE 01 EAST, W.M.
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Length Measurement
162'-7 1/4"
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A PORTION OF THE SW & SW 1/4 OF THE NW 1/4 OF SECTION 10, TOWNSHIP 32 NORTH, RANGE 01 EAST, W.M.
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A PORTION OF THE SW & SW 1/4 OF THE NW 1/4 OF SECTION 10, TOWNSHIP 32 NORTH, RANGE 01 EAST, W.M.
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A PORTION OF THE SW & SW 1/4 OF THE NW 1/4 OF SECTION 10, TOWNSHIP 32 NORTH, RANGE 01 EAST, W.M.
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A PORTION OF THE SW & SW 1/4 OF THE NW 1/4 OF SECTION 10, TOWNSHIP 32 NORTH, RANGE 01 EAST, W.M.
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A PORTION OF THE SW & SW 1/4 OF THE NW 1/4 OF SECTION 10, TOWNSHIP 32 NORTH, RANGE 01 EAST, W.M.
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MATCHLINE - SEE SHEET L.102

A PORTION OF THE SW & SW 1/4 OF THE NW 1/4 OF SECTION 10, TOWNSHIP 32 NORTH, RANGE 01 EAST, W.M.
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A PORTION OF THE SW & SW 1/4 OF THE NW 1/4 OF SECTION 10, TOWNSHIP 32 NORTH, RANGE 01 EAST, W.M.

GENERAL NOTES

ALL ROUGH GRADING SHALL BE POSITIVE, DRAINING AWAY FROM ALL STRUCTURES.

ALL STONES LARGER THAN 1.5” DIAMETER SHALL BE REMOVED FROM THE GROWING
MEDIUM.

TOPSOIL SHALL BE PROVIDED IN ACCORDANCE TO BMP T5.13 WSDOE STORMWATER
MANAGEMENT MANUAL FOR WESTERN WASHINGTON.

ALL BED AREAS TO RECEIVE 2" OF FINE GROUND FIR OR HEMLOCK BARK, COMPOSITION
MULCHES ARE NOT AN ACCEPTABLE ALTERNATIVE.

TREES AND SHRUBS ARE TO BE PLANTED AT A DEPTH 3/4" HIGHER THAN THE LEVEL
THAT THEY WERE FROWN IN THE NURSERY.

BARK MULCH IS NOT TO BE PLACED ABOVE THE ROOT CROWN.

ALL PLANTS SHALL AT LEAST CONFORM TO THE MINIMUM STANDARDS ESTABLISHED BY
THE AMERICAN ASSOCIATION OF NURSERYMEN.

LAWN AREAS ARE TO BE HYDROSEEDED PER MANUFACTURER'S SPECIFICATIONS, OR
EQUIVALENT. REMOVE ALL STONES LARGER THAN 1" FROM LAWN AREAS.

EQUIVALENT PLANT MATERIAL SUBSTITUTIONS MAY BE ALLOWED WITH PRIOR APPROVAL
BY THE LANDSCAPE ARCHITECT.

IF THE SITE WORK IS DIFFERENT THAN SHOWN ON THE LANDSCAPE PLAN, OR POOR
SOILS AND DEBRIS ARE DISCOVERED, REQUIRING CHANGES TO THE LANDSCAPE PLAN,
CONTACT THE LANDSCAPE ARCHITECT FOR INSTRUCTION.

THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR MAINTAINING THE LANDSCAPE
DURING INSTALLATION, UNTIL FINAL ACCEPTANCE BY THE OWNER'S REPRESENTATIVE.

THE LANDSCAPE CONTRACTOR SHALL WARRANTY ALL MATERIALS AND WORKMANSHIP
FOR A PERIOD OF ONE YEAR, FROM THE TIME OF FINAL ACCEPTANCE.

DURING THE WARRANTY PERIOD, THE LANDSCAPE CONTRACTOR WILL NOT BE
RESPONSIBLE FOR PLANT DEATH CAUSED B UNUSUAL CLIMATIC CONDITIONS, VANDALISM,
THEFT, FIRE, OR POOR MAINTENANCE PRACTICES. THE LANDSCAPE ARCHITECT SHALL
HAVE SOLE AUTHORITY TO DETERMINE THE CAUSE OF DEATH.

PLANTING PLAN TAKES PRECEDENT WHEN THERE IS A DISCREPANCY BETWEEN PLANT
QUANTITIES IN THE PLANT SCHEDULE AND THE PLAN.

OHMC 19.46.080 MAINTENANCE NOTES

MAINTENANCE OF REQUIRED LANDSCAPE AREAS.
(1) MAINTENANCE OF CULTIVATED AREAS.

(A) GENERAL. THE OWNER OF LAND SUBJECT TO THIS CHAPTER SHALL BE
RESPONSIBLE FOR THE MAINTENANCE OF SAID LAND IN GOOD CONDITION SO AS
TO PRESENT A HEALTHY, NEAT, AND ORDERLY LANDSCAPE AREA.

(B) MAINTENANCE OF PLANTS. ALL LANDSCAPING AND SCREENING AREAS SHALL BE
MAINTAINED IN A HEALTHY, GROWING CONDITION. BROKEN, DEAD, OR DYING TREES,
SHRUBS, OR OTHER PLANTS SHALL BE REPLACED. ALL LANDSCAPING AND
SCREENING SHALL BE KEPT FREE OF TRASH AND WEEDS.

(C) TREE REMOVAL. IT SHALL BE THE RESPONSIBILITY OF EACH PRIVATE PROPERTY
OWNER TO REMOVE ANDY DEAD, DISEASED, OR DANGEROUS TRESS OR SHRUBS,
OR PART THEREOF, LOCATED ON PRIVATE PROPERTY WHICH OVERHANG OR
INTERFERE WITH TRAFFIC CONTROL DEMCES, PUBLIC SIDEWALKS, RIGHTS—OF-WAY,
OR PROPERTY OWNED BY THE CITY. THE CITY SHALL HAVE THE AUTHORITY TO
ORDER THE REMOVAL AND POSSIBLE REPLACEMENT OF ANY SUCH TREES OR
SHRUBS.

(D) PRUNING.

(I) ALL PRUNING SHOULD BE ACCOMPLISHED ACCORDING TO GOOD HORTICULTURAL
STANDARDS. TREES SHALL BE PRUNED ONLY AS NECESSARY TO PROMOTE HEALTH
GROWTH;

(I1) UNLESS SPECIAL APPROVAL IS PROVIDED, TREES SHALL BE ALLOWED TO ATTAIN
THEIR NORMAL SIZE AND SHALL NOT BE SEVERELY PRUNED OR "HAT RACKED" IN
ORDER TO PERMANENTLY MAINTAIN GROWTH AT A REDUCED HEIGHT;

(IN) TREES MAY BE PERIODICALLY PRUNED OR THINNED IN ORDER TO REDUCE THE
LEAF MASS AND STIMULATE FURTHER BRANCHING.

(E) MOWING. GRASS SHALL BE MOWN AS REQUIRED IN ORDER TO ENCOURAGE DEEP
ROOT GROWTH AND THEREFORE THE PRESERVATION OF IRRIGATION WATER.

(F) EDGING. ALL ROADWAYS, CURBS, AND SIDEWALKS SHALL BE EDGED WHEN
NECESSARY IN ORDER TO PREVENT ENCROACHMENT FROM THE ADJACENT GRASS
AREAS,

POWER TRIMMERS SHALL NOT BE USED TO TRIM GRASSES AROUND TREES SINCE
THEY WILL QUICKLY REMOVE BARK CAUSING DETERIORATION AND EVENTUAL
DEATH OF THE TREE.

(G) WATERING. ALL WATERING OF PLANTED AREAS SHALL BE MANAGED SO AS TO:
(I) MAINTAIN HEALTHY FLORA;
(I) MAKE PLANT MATERIAL MORE DROUGHT—-TOLERANT,;
() AVOID EXCESSIVE TURF GROWTH;
(IV) MINIMIZE FUNGUS GROWTH;
(V) STIMULATE DEEP ROOT GROWTH;
(V1) MINIMIZE LEACHING OF FERTILIZERS;
(VII) MINIMIZE COLD DAMAGE.

WATERING OF PLANTS AND TREES SHOULD ALWAYS BE IN SUFFICIENT AMOUNTS TO
THOROUGHLY SOAK THE ROOT BALL OF THE PLANT AND THE SURROUNDING AREA,
THEREBY PROMOTING DEEP ROOT GROWTH AND DROUGHT TOLERANCE.

WHENEVER POSSIBLE, AUTOMATIC IRRIGATION SYSTEMS SHOULD BE INSTALLED AND
OPERATION SHOULD OCCUR BETWEEN THE HOURS OF 4:00 MIDNIGHT AND 6:00 A.M.
IRRIGATION DURING THESE HOURS HELPS TO REDUCE FUNGUS GROWTH AND LOSS OF
WATER DUE TO EVAPORATION

IF AN IRRIGATION SYSTEM IS INSTALLED IT SHALL BE REGULARLY MAINTAINED TO
ELIMINATE WASTE OF WATER DUE TO LOSS OF HEADS, BROKEN PIPES, OR MISJUDGED
NOZZLES.

TREES WITHIN VISION CLEARANCE TRIANGLE (30" OF A STREET INTERSECTION AND 25'
OF A DRIVEWAY) NEED TO BE LIMBED UP TO 8 ABOVE THE GROUND,

OHMC 21.60.260 STORMWATER PONDS - LANDSCAPING

LANDSCAPING SHALL BE REQUIRED FOR ALL STORMWATER PONDS WITHIN SUBDIVISIONS
AND SHORT PLATS. THE PURPOSE OF THE LANDSCAPING IS TO IMPROVE VISUAL
QUALITY. THE FOLLOWING STANDARDS SHALL APPLY TO THE LANDSCAPING FOR
STORMWATER PONDS:

(1) A LANDSCAPE PLAN THAT MEETS THE STANDARDS OF THIS SECTION AND THE
DOE (DEPARTMENT OF ECOLOGY) STORMWATER MANUAL SHALL BE DESIGNED BY A
LANDSCAPE ARCHITECT CERTIFIED IN THE STATE OF WASHINGTON AND SUBMITTED
AS PART OF THE PRELIMINARY PLAT OR THE PRELIMINARY APPLICATION.

(2) A PERIMETER LANDSCAPE AREA, A MINIMUM 10 FEET WIDE, IS REQUIRED
ADJACENT TO ALL STORMWATER PONDS AND SHALL BE PLACED IN A TRACT
OWNED AND MAINTAINED BY AN ASSOCIATION OF HOMEOWNERS. THIS AREA SHALL
BE DELINEATED ON THE FACE OF THE PLAT AND ASSOCIATED LANDSCAPE PLAN.
THE PERIMETER LANDSCAPE AREA SHALL INCLUDE:

(A) EVERGREEN GROUND COVER, SHRUBS AND BUSHES, TO PROVIDE 100
PERCENT COVER OF THE PERIMETER AREA WITHIN TWO YEARS. NATIVE SPECIES
AND LOW-MAINTENANCE VARIETIES ARE PREFERRED.

(B) A MIX OF EVERGREEN AND DECIDUOUS TREES TO PROVIDE VISUAL INTEREST
WITH A PLANTING DENSITY OF AT LEAST ONE TREE FOR EVERY 250 SQUARE FEET
OF LANDSCAPE PERIMETER.

(C) EXISTING VEGETATION MAY BE USED TO FULFIL THE LANDSCAPING
REQUIREMENTS. HOWEVER, ALL TREES WHICH POSE A SAFETY HAZARD AND ARE
SUBJECT TO WINDTHROW MUST BE REMOVED.

(D) TRAILS OR PEDESTRIANS PATHS ARE ALLOWED NEAR THE POND; PROVIDED,
THAT THE SIDE SLOPES OF THE POND ARE THREE TO ONE OR FLATTER OR
SAFETY FENCING IS PROVIDED AROUND THE POND. IF A TRAIL OR PEDESTRIAN
PATH IS INCLUDED AROUND THE STORMWATER FACILITY, THE AREA OUTSIDE THE
TRAIL OR PEDESTRIAN PATH BUY WITHIN THE 10—-FOOT LANDSCAPE AREA MUST
HAVE 100 PERCENT GROUNDCOVER WITHIN TWO YEARS.

(3) ALL LANDSCAPING FOR STORMWATER PONDS SHALL BE PLACED IN A TRACT AND
MAINTAINED ACCORDING TO INDUSTRY STANDARDS BY A HOMEOWNERS'
ASSOCIATION. IF STORMWATER PONDS ARE NOT MAINTAINED BY THE HOMEOWNERS'
ASSOCIATION TO PROVIDE FOR THE NECESSARY MINIMUM TREATMENT/DETENTION
FUNCTIONS AND THE POND TRACT, INCLUDING LANDSCAPING, IN NOT BEING
MAINTAINED, THE CITY MAY CHOOSE TO PERFORM NECESSARY MAINTENANCE OF
THE FACILITY AND BILL THE HOMEOWNERS' ASSOCIATION FOR THE COST.

(4) ANY LANDSCAPING PROVIDED SHALL BE ABOVE THE FREEBOARD WATER LEVEL.

COMBINED DETENTION & WETPOOL FACILITY NO. 1

10" BUFFER AREA = 7,890 SF / 250 SF = 32 TREES REQUIRED
32 TREES PROVIDED

COMBINED DETENTION & WETPOOL FACILITY NO. 2

10° BUFFER AREA = 4,600 SF / 250 SF = 19 TREES REQUIRED
20 TREES PROVIDED

COMBINED DETENTION & WETPOOL FACILITY NO. 3

10" BUFFER AREA = 9,675 SF / 250 SF = 39 TREES REQUIRED
40 TREES PROVIDED

COMBINED DETENTION & WETPOOL WSDOT FACILITY

10° BUFFER AREA = 2,810 SF / 250 SF = 12 TREES REQUIRED
12 TREES PROVIDED

OHMC 19.46.140 NATIVE VEGETATION STANDARDS

R1 = 15% NATIVE VEGETATION REQUIREMENT
SITE AREA: 1,598,841 SF OR 36.69

1,598,841 SF x 15% = 239,826 SF OF NATIVE VEGETATION REQUIRED
NATIVE VEGETATION AREA PROVIDED: 251,716 SF

TREE DENSITY = 1 PER 600 SF REQUIRED

251,716 SF / 600 SF = 420 TREES

XX TREES PROVIDED

OHMC 19.46.030 PERIMETER LANDSCAPING

OHMC 19.46.050 (6) VISIBILITY TRIANGLE

ALONG STREET FRONTAGES, WITHIN 30 FEET OF AN ALLEY OR UNSIGNALIZED STREET
INTERSECTION, OR WITHIN 25 FEET OF A DRIVEWAY, NO SHRUB SHALL BE HIGHER THAN
30 INCHES FROM STREET GUTTER GRADE AND NO TREE SHALL HAVE BRANCHES OR
FOLIAGE BELOW EIGHT FEET ABOVE STREET LEVEL. AT SIGNALIZED INTERSECTIONS THE
CONDITIONS OF THIS SECTION SHALL NOT BE NECESSARY, BUT IT SHALL BE REQUIRED
THAT ONLY DECIDUOUS TREES BE LOCATED AT SIGNALIZED INTERSECTIONS. UNDER NO
CIRCUMSTANCES SHALL LANDSCAPING INTERFERE WITH SIGHT DISTANCE MSIBILITY.

LANDSCAPING LEGEND

C.  PLANTING REQUIREMENTS

l. A MINIMUM OF FOUR TREES SHALL BE PLANTED FOR EVERY 100 LINEAR
FEET, OR FRACTION THEREOF, OF PERIMETER PLANTING AREA;

II. SHRUBS AND GROUND COVER PLANTINGS SHALL BE IN QUANTITIES AND
SPACING THAT WILL PROVIDE FOR 80 PERCENT GROUND COVERAGE WITHIN THREE
YEARS.

NORTH PERIMETER LENGTH = XXX FEET
LENGTH NOT OCCUPIED BY DRIVEWAYS/ROADS = XXX FT

YYY /100 x 4 = XX TREES REQUIRED
XX TREES PROVIDED

REQUIRED GROUNDCOVER SUITABLE FOR LANDSCAPED AREAS
WITHIN PUBLIC ROW

REQUIRED GROUNDCOVER SUITABLE FOR LANDSCAPED AREAS
WITHIN PRIVATE TRACTS

REQUIRED GROUNDCOVER SUITABLE FOR LANDSCAPED AREAS
WITHIN ECA WETLAND TRACTS

REQUIRED GROUNDCOVER SUITABLE FOR LANDSCAPED AREAS
WTHIN STORMWATER TRACTS (OUTSIDE OF REQUIRED BUFFER)

REQUIRED 10" STORMWATER PERIMETER
LANDSCAPING BUFFER PER OHMC 21.60.260

REQUIRED 5' PERIMETER LANDSCAPING BUFFER PER
OHMC 19.46.030

REQUIRED 20' LANDSCAPING BUFFER PER THE OAK
HARBOR DESIGN REGULATIONS AND GUIDELINES

(DRG) DOCUMENT (HERITAGE WAY LANDSCAPE PLAN)

NOTE: GROUNDCOVER IS NOT REQUIRED WITHIN THE DRIPLINE OF ANY SHRUB OR
EVERGREEN TREE OR WITHIN A TWO FOOT RADIUS OF A DECIDUOUS TREE TRUNK

DHI Engineering, LLC

11241 SLATER AVE NE, SUITE 200
KIRKLAND, WASHINGTON 98033
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June 28, 2024

Nicole Mecum

D.R. Horton

11241 Slater Avenue Northeast, #200
Kirkland, Washington 98033

Subject: Geotechnical Engineering Report
Oak Heights Plat
1105 Southwest 24th Avenue
Oak Harbor, Washington
RGI Project No. 2024-165-1

Dear Nicole Mecum:

As requested, The Riley Group, Inc. (RGI) has performed a Geotechnical Engineering Report
(GER) for the Oak Heights Plat located at 1105 Southwest 24th Avenue, Oak Harbor,
Washington. Our services were completed in accordance with our proposal dated May 22,
2024 and authorized by you on May 28, 2024. The information in this GER is based on our
understanding of the proposed construction, and the soil and groundwater conditions
encountered in the test pits completed by RGI at the site on June 26, 2024, and review of
five test pit logs excavated at the site by Materials Testing and Consulting (MTC) on May
15, 2017.

RGI recommends that you submit the project plans to RGI for a general review so that we
may confirm that the recommendations in this GER are interpreted and implemented
properly in the plans. RGI also recommends that a representative of our firm be present on
site during portions of the project construction to confirm that the soil and groundwater
conditions are consistent with those that form the basis for the engineering
recommendations in this GER.

If you have any questions or require additional information, please contact us.
Respectfully submitted,

THE RILEY GROUP, INC.

06/28/2024 06/28/2024

Eric L. Woods, LG Kristina M. Weller, PE
Senior Project Geologist Principal Geotechnical Engineer

Corporate Office: 17522 Bothell Way Northeast, Bothell, WA 98011
Tacoma Office: 708 Broadway Suite #100B Tacoma, WA 98402
Phone 425.415.0551 ¢ Fax 425.415.0311

riley-group.
www.riey-grotp-com Oak Heights Prelimimary Plat/PRD
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Oak Heights Plat, Oak Harbor, Washington RGI Project No. 2024-165-1

Executive Summary

This Executive Summary should be used in conjunction with the entire Geotechnical
Engineering Report (GER) for design and/or construction purposes. It should be recognized
that specific details were not included or fully developed in this section, and the GER must
be read in its entirety for a comprehensive understanding of the items contained herein.
Section 7.0 should be read for an understanding of limitations.

RGI’s geotechnical scope of work included the advancement of 10 test pits to approximate
depths of 4 to 10 feet below existing site grades, and review of 5 test pit logs prepared by
MTC.

Based on the information obtained from our subsurface exploration, the site is suitable for
development of the proposed project. The following geotechnical considerations were
identified:

Soil Conditions: The soils encountered during field exploration include loose to medium
dense silty sand with trace to some gravel, sand with trace to some silt and varying
amounts of gravel, and sandy gravel with trace to some silt, over dense to very dense silty
sand with gravel glacial till and sand with varying amounts of silt and gravel advance
outwash.

Groundwater: Light groundwater seepage was encountered at two locations at depths of
3 to 4 feet during our subsurface exploration.

Foundations: Foundations for the proposed residences may be supported on
conventional spread footings bearing on native soil or structural fill.

Slab-on-grade: Slab-on-grade floors and slabs for the proposed residences can be
supported on native soil or structural fill.
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1.0 Introduction

This Geotechnical Engineering Report (GER) presents the results of the geotechnical
engineering services provided for the Oak Heights Plat in Oak Harbor, Washington. The
purpose of this evaluation is to assess subsurface conditions and provide geotechnical
recommendations for the construction of a 219 lot residential plat with associated
stormwater facilities, utilities, roadways, and landscape areas. Our scope of services
included field explorations, laboratory testing, engineering analyses, and preparation of
this GER.

The recommendations in the following sections of this GER are based upon our current
understanding of the proposed site development as outlined below. If actual features vary
or changes are made, RGI should review them in order to modify our recommendations as
required. In addition, RGl requests to review the site plans when available to verify that our
project understanding is correct and that our recommendations have been properly
interpreted and incorporated into the project design.

2.0 Project description

The project site is located at 1105 Southwest 24th Avenue in Oak Harbor, Washington. The
approximate location of the site is shown on Figure 1.

The site is currently undeveloped pasture and forest. RGl understands the site will be
developed with a 219 lot residential plat with associated stormwater facilities, utilities,
roadways, and landscape areas. Site stormwater will be routed to three detention ponds.

Based on our experience with similar construction, RGI anticipates that the proposed
buildings will be supported on perimeter walls with bearing loads of two to six kips per
linear foot. Slab-on-grade floor loading of 150 pounds per square foot (psf) are expected.

3.0 Field Exploration and Laboratory Testing

3.1  FIELD EXPLORATION

On June 26, 2024, RGI observed the excavation of 10 test pits. RGI also reviewed 5 test pit
logs prepared by MTC for test pits excavated at the site on May 15, 2017. The approximate
exploration locations are shown on Figure 2.

Field logs of each exploration were prepared by the geotechnical engineer or geologist that
continuously observed the excavation. These logs included visual classifications of the
materials encountered during excavation as well as our interpretation of the subsurface
conditions between samples. The test pits logs included in Appendix A represent an
interpretation of the field logs and include modifications based on laboratory observation
and analysis of the samples.
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3.2 LABORATORY TESTING

During the field exploration, a representative portion of each recovered sample was sealed
in containers and transported to our laboratory for further visual and laboratory
examination. Selected samples retrieved from the test pits were tested for moisture
content and grain size analysis to aid in soil classification and provide input for the
recommendations provided in this GER. The results and descriptions of the laboratory tests
are enclosed in Appendix A.

4.0 Site Conditions

4.1 SURFACE

The subject site is comprised of five parcels totaling approximately 36.69 acres in size. The
site is bound to the north by Southwest 24th Avenue, to the east by State Route 20, to the
south by undeveloped pasture and forest, and to the west by undeveloped pasture and
forest, and a residential development currently under construction.

The site is comprised of undeveloped pasture and forest. Several residences have been
removed from the site. The site slopes generally southeast with a total elevation change of
approximately 62 feet across the property. Several wetlands are located in the central
portion of the property. The site is vegetated with grass, mixed brush and scattered trees.

4.2 GEOLOGY

Review of the Geologic Map of the Oak Harbor, Crescent Harbor, and part of the Smith
Island 7.5-minute Quadrangles, Island County, Washington, by Joe D. Dragovich, etc. (2005)
indicates that several soil deposits are mapped within the property. The northwestern and
southeastern portions of the site are mapped as Vashon Stade Till (Map Unit Qgty), which
is a compact mixture of clay, silt, sand, and gravel deposited by the Vashon ice sheet, and
may underlie the entire site at depth.

The east-central portion of the site is mapped as Gravel deposits (Qgoge), which is pebble
cobble gravel to pebbly cobbly sand with sand lenses. Much of the northern portion of the
site is mapped as Diamicton (Qgie), which is an ice-contact deposit comprised of sandy silty
pebble gravel to bouldery gravelly sandy silt, and much of the western portion of the site
is mapped as Moraine deposits (Qgime), which is an ice-contact deposit comprised of
bouldery cobble gravel with sand interbeds. Soils surrounding the wetlands in the central
portion of the site are mapped as Peat (Qp), which is peat and organic sediments in bogs
and wetlands. The above descriptions are generally similar to the findings in our field
explorations.
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4.3 Sols

The soils encountered during field exploration include loose to medium dense silty sand
with trace to some gravel, sand with trace to some silt and varying amounts of gravel, and
sandy gravel with trace to some silt, over dense to very dense silty sand with gravel (glacial
till) and sand with varying amounts of silt and gravel (advance outwash).

More detailed descriptions of the subsurface conditions encountered are presented in the
test pits included in Appendix A. Sieve analysis was performed on six selected soil samples.
Grain size distribution curves are included in Appendix A.

4.4 GROUNDWATER

Light groundwater seepage was encountered at two locations at depths of 3 to 4 feet
during our subsurface exploration.

It should be recognized that fluctuations of the groundwater table will occur due to
seasonal variations in the amount of rainfall, runoff, and other factors not evident at the
time the explorations were performed. In addition, perched water can develop within
seams and layers contained in fill soils or higher permeability soils overlying less permeable
soils following periods of heavy or prolonged precipitation. Therefore, groundwater levels
during construction or at other times in the future may be higher or lower than the levels
indicated on the logs. Groundwater level fluctuations should be considered when
developing the design and construction plans for the project.

4.5 GeoLoGIic HAZARD AREAS

Regulated geologically hazardous areas include erosion, landslide, earthquake, or other
geological hazards. Based on review of the Oak Harbor Geologic Hazards map, the site does
not contain geologically hazardous areas.

4.6 Seismic CONSIDERATIONS

Liquefaction is a phenomenon where there is a reduction or complete loss of soil strength
due to an increase in water pressure induced by vibrations from a seismic event.
Liquefaction mainly affects geologically recent deposits of fine-grained sands that are
below the groundwater table. Soils of this nature derive their strength from intergranular
friction. The generated water pressure or pore pressure essentially separates the soil grains
and eliminates this intergranular friction, thus reducing or eliminating the soil’s strength.

RGI reviewed the results of the field and laboratory testing and assessed the potential for
liqguefaction of the site’s soil during an earthquake. Since the site is underlain by glacial till
and glacially consolidated deposits and lacks an established shallow groundwater table, RGI
considers that the possibility of liquefaction during an earthquake is minimal.
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Based on the International Building Code (IBC), RGI recommends the follow seismic
parameters for design.

Table 1 IBC

Parameter 2018 Value
Site Soil Class® D?
Site Latitude 48.2788
Site Longitude -122.6720
Short Period Spectral Response Acceleration, Ss (g) 1.35
1-Second Period Spectral Response Acceleration, S; (g) 0.485
Adjusted Short Period Spectral Response Acceleration, Sws (g) 1.35
Adjusted 1-Sec Period Spectral Response Acceleration, Sw1 (g) 0.88
Numeric seismic design value at 0.2 second; Sps(g) 0.9
Numeric seismic design value at 1.0 second; Spi(g) 0.587

1. Note: In general accordance with Chapter 20 of ASCE 7-16, the Site Class is based on the average characteristics of the upper 100 feet
of the subsurface profile.

2. Note: ASCE 7-16 require a site soil profile determination extending to a depth of 100 feet for seismic site classification. The current
scope of our services does not include the required 100 foot soil profile determination. Test pits extended to a maximum depth of 10.5
feet, and this seismic site class definition considers that similar soil continues below the maximum depth of the subsurface exploration.
Additional exploration to deeper depths would be required to confirm the conditions below the current depth of exploration.

3. Note: In accordance with ASCE 11.4.8, a ground motion hazard analysis is not required for the following cases:
. Structures on Site Class E sites with Ss greater than or equal to 1.0, provided the site coefficient Fa is taken as equal to that of
Site Class C.
. Structures on Site Class D sites with Si1 greater than or equal to 0.2, provided that the value of the seismic response coefficient
Cs is determined by Eq. 12.8-2 for values of T < 1.5Ts and taken as equal to 1.5 times the value computed in accordance with
either Eq. 12.8-3 for T.2 T > 1.5Ts or Eq. 12.8-4 for T > TL.
. Structures on Site Class E sites with Si greater than or equal to 0.2, provided that T is less than or equal to Ts and the equivalent
static force procedure is used for design.
The above exceptions do not apply to seismically isolated structures, structures with damping systems or structures designed using the
response history procedures of Chapter 16.

5.0 Discussion and Recommendations

5.1 GEOTECHNICAL CONSIDERATIONS

Based on our study, the site is suitable for the proposed construction from a geotechnical
standpoint. Foundations for the proposed residences can be supported on conventional
spread footings bearing on native soil or structural fill. Slab-on-grade floors and pavements
can be similarly supported.

Detailed recommendations regarding the above issues and other geotechnical design
considerations are provided in the following sections. These recommendations should be
incorporated into the final design drawings and construction specifications.
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5.2 EARTHWORK

Earthwork is to include excavating stormwater facilities, grading the lots and roadways,
installing utilities, excavating footings, and backfilling foundations.

5.2.1 EROSION AND SEDIMENT CONTROL

Potential sources or causes of erosion and sedimentation depend on construction
methods, slope length and gradient, amount of soil exposed and/or disturbed, soil type,
construction sequencing and weather. The impacts on erosion-prone areas can be reduced
by implementing an erosion and sedimentation control plan. The plan should be designed
in accordance with applicable city and/or county standards.

RGI recommends the following erosion control Best Management Practices (BMPs):

» Scheduling site preparation and grading for the drier summer and early fall months
and undertaking activities that expose soil during periods of little or no rainfall

A\

Retaining existing vegetation whenever feasible

A\

Establishing a quarry spall construction entrance

» Installing siltation control fencing or anchored straw or coir wattles on the downhill
side of work areas

Y

Covering soil stockpiles with anchored plastic sheeting

» Revegetating or mulching exposed soils with a minimum 3-inch thickness of straw
if surfaces will be left undisturbed for more than one day during wet weather or
one week in dry weather

A\

Directing runoff away from exposed soils and slopes

» Minimizing the length and steepness of slopes with exposed soils and cover
excavation surfaces with anchored plastic sheeting (Graded and disturbed slopes
should be tracked in place with the equipment running perpendicular to the slope
contours so that the track marks provide a texture to help resist erosion and
channeling. Some sloughing and raveling of slopes with exposed or disturbed soil
should be expected.)

Y

Decreasing runoff velocities with check dams, straw bales or coir wattles

A\

Confining sediment to the project site

» Inspecting and maintaining erosion and sediment control measures frequently (The
contractor should be aware that inspection and maintenance of erosion control
BMPs is critical toward their satisfactory performance. Repair and/or replacement
of dysfunctional erosion control elements should be anticipated.)

Permanent erosion protection should be provided by reestablishing vegetation using
hydroseeding and/or landscape planting. Until the permanent erosion protection is
established, site monitoring should be performed by qualified personnel to evaluate the
effectiveness of the erosion control measures. Provisions for modifications to the erosion
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control system based on monitoring observations should be included in the erosion and
sedimentation control plan.

5.2.2 STRIPPING

Stripping efforts should include removal of pavements, vegetation, organic materials, and
deleterious debris from areas slated for building, pavement, and utility construction. The
test pits encountered 3 to 12 inches of topsoil and rootmass. Deeper areas of stripping may
be required in forested or heavily vegetated areas of the site.

5.2.3 EXCAVATIONS

All temporary cut slopes associated with the site and utility excavations should be
adequately inclined to prevent sloughing and collapse. The site soils consist of loose to very
dense sand with varying amounts of silt and gravel and silty sand with trace to some gravel.

Accordingly, for excavations more than 4 feet but less than 20 feet in depth, the temporary
side slopes should be laid back with a minimum slope inclination of 1.5H:1V
(Horizontal:Vertical) in the loose to medium dense deposits and the dense to very dense
sand deposits, and 0.75H:1V in the dense to very dense glacial till. If there is insufficient
room to complete the excavations in this manner, or excavations greater than 20 feet in
depth are planned, using temporary shoring to support the excavations should be
considered. For open cuts at the site, RGl recommends:

» No traffic, construction equipment, stockpiles or building supplies are allowed at
the top of cut slopes within a distance of at least five feet from the top of the cut

» Exposed soil along the slope is protected from surface erosion using waterproof
tarps and/or plastic sheeting

» Construction activities are scheduled so that the length of time the temporary cut
is left open is minimized

» Surface water is diverted away from the excavation

» The general condition of slopes should be observed periodically by a geotechnical
engineer to confirm adequate stability and erosion control measures

In all cases, however, appropriate inclinations will depend on the actual soil and
groundwater conditions encountered during earthwork. Ultimately, the site contractor
must be responsible for maintaining safe excavation slopes that comply with applicable
OSHA or WISHA guidelines.

5.2.4 SITE PREPARATION

RGI anticipates that some areas of loose or soft soil will be exposed upon completion of
stripping and grubbing. Proofrolling and subgrade verification should be considered an
essential step in site preparation. After stripping, grubbing, and prior to placement of
structural fill, RGl recommends proofrolling building and pavement subgrades and areas to
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receive structural fill. These areas should moisture conditioned and compacted to a firm
and unyielding condition in order to achieve a minimum compaction level of 95 percent of
the modified proctor maximum dry density as determined by the American Society of
Testing and Materials D1557-09 Standard Test Methods for Laboratory Compaction
Characteristics of Soil Using Modified Effort (ASTM D1557).

Proofrolling and adequate subgrade compaction can only be achieved when the soils are
within approximately * 2 percent moisture content of the optimum moisture content. Soils
which appear firm after stripping and grubbing may be proofrolled with a heavy compactor,
loaded double-axle dump truck, or other heavy equipment under the observation of an RGI
representative. This observer will assess the subgrade conditions prior to filling. The need
for or advisability of proofrolling due to soil moisture conditions should be determined at
the time of construction. In wet areas it may be necessary to hand probe the exposed
subgrades in lieu of proofrolling with mechanical equipment.

If fill is placed in areas of the site where existing slopes are steeper than 5:1
(Horizontal:Vertical), the area should be benched to reduce the potential for slippage
between existing slopes and fills. Benches should be wide enough to accommodate
compaction and earth moving equipment, and to allow placement of horizontal lifts of fill.

Subgrade soils that become disturbed due to elevated moisture conditions should be
overexcavated to reveal firm, non-yielding, non-organic soils and backfilled with
compacted structural fill. In order to maximize utilization of site soils as structural fill, RGI
recommends that the earthwork portion of this project be completed during extended
periods of warm and dry weather if possible. If earthwork is completed during the wet
season (typically November through May) it will be necessary to take extra precautionary
measures to protect subgrade soils. Wet season earthwork will require additional
mitigative measures beyond that which would be expected during the drier summer and
fall months.

5.2.5 STRUCTURAL FILL

Once stripping, clearing and other preparing operations are complete, cuts and fills can be
made to establish desired lot and roadway grades. Prior to placing fill, RGl recommends
proof-rolling as described above.

RGI recommends fill below the foundation and floor slab, behind retaining walls, and below
pavement and hardscape surfaces be placed in accordance with the following
recommendations for structural fill.

The suitability of excavated site soils and import soils for compacted structural fill use will
depend on the gradation and moisture content of the soil when it is placed. As the amount
of fines (that portion passing the U.S. No. 200 sieve) increases, soil becomes increasingly
sensitive to small changes in moisture content and adequate compaction becomes more
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difficult or impossible to achieve. Soils containing more than about 5 percent fines cannot
be consistently compacted to a dense, non-yielding condition when the moisture content
is more than 2 percent above or below optimum. Optimum moisture content is that
moisture that results in the greatest compacted dry density with a specified compactive
effort.

Non-organic site soils are only considered suitable for structural fill provided that their
moisture content is within about two percent of the optimum moisture level as determined
by ASTM D1557. Excavated site soils may not be suitable for re-use as structural fill
depending on the moisture content and weather conditions at the time of construction. If
soils are stockpiled for future reuse and wet weather is anticipated, the stockpile should be
protected with plastic sheeting that is securely anchored.

Even during dry weather, moisture conditioning (such as, windrowing and drying) of site
soils to be reused as structural fill may be required. Even during the summer, delays in
grading can occur due to excessively high moisture conditions of the soils or due to
precipitation. If wet weather occurs, the upper wetted portion of the site soils may need
to be scarified and allowed to dry prior to further earthwork, or may need to be wasted
from the site.

If on-site soils are or become unusable, it may become necessary to import clean, granular
soils to complete site work. Prior to use, an RGI representative should observe and test all
materials imported to the site for use as structural fill. Structural fill materials should be
placed in uniform loose layers not exceeding 12 inches and compacted to 95 percent of the
maxim dry density. The soil’s maximum density and optimum moisture should be
determined by ASTM D1557.

Placement and compaction of structural fill should be observed by RGI. A representative
number of in-place density tests should be performed as the fill is being placed to confirm
that the recommended level of compaction is achieved. The silty sand and sandy silt soils
should be moisture conditioned such that they are 2 to 4 points over optimum moisture
prior to placement.

5.2.6 Cut AND FILL SLOPES

All permanent cut and fill slopes should be graded with a finished inclination no greater
than 2H:1V. The interior slopes of the detention ponds must be graded with a slope
gradient no steeper than 3H:1V, unless fenced. Upon completion of construction, the slope
face should be trackwalked, compacted and vegetated, or provided with other physical
means to guard against erosion. All fill placed for slope construction should meet the
structural fill requirements as described in Section 5.2.5.

Final grades at the top of the slopes must promote surface drainage away from the slope
crest. Water must not be allowed to flow in an uncontrolled fashion over the slope face. If
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it is necessary to direct surface runoff towards the slope, it should be controlled at the top
of the slope, piped in a closed conduit installed on the slope face, and taken to an
appropriate point of discharge beyond the toe of the slope.

5.2.7 WET WEATHER CONSTRUCTION CONSIDERATIONS

RGI recommends that preparation for site grading and construction include procedures
intended to drain ponded water, control surface water runoff, and to collect shallow
subsurface seepage zones in excavations where encountered. It will not be possible to
successfully compact the subgrade or utilize on-site soils as structural fill if accumulated
water is not drained prior to grading or if drainage is not controlled during construction.

Attempting to grade the site without adequate drainage control measures will reduce the
amount of on-site soil effectively available for use, increase the amount of select import fill
materials required, and ultimately increase the cost of the earthwork phases of the project.
Free water should not be allowed to pond on the subgrade soils. RGI anticipates that the
use of berms and shallow drainage ditches, with sumps and pumps in utility trenches, will
be required for surface water control during wet weather and/or wet site conditions.

5.3 FOUNDATIONS

Following site preparation and grading, the proposed residences can be supported on
conventional spread footings bearing on native soil or structural fill. Loose, organic, or
other unsuitable soils may be encountered in the proposed building footprint. If unsuitable
soils are encountered, they should be overexcavated and backfilled with structural fill.

Perimeter foundations exposed to weather should be at a minimum depth of 18 inches
below final exterior grades. Interior foundations can be constructed at any convenient
depth below the floor slab. Finished grade is defined as the lowest adjacent grade within 5
feet of the foundation for perimeter (or exterior) footings and finished floor level for
interior footings.

Table 2 Foundation Design

Design Parameter Value
Allowable Bearing Capacity 2,000 psf?
Friction Coefficient 0.30
Passive pressure (equivalent fluid pressure) 250 pcf?

1. psf = pounds per square foot
2. pcf = pounds per cubic foot

The allowable foundation bearing pressures apply to dead loads plus design live load
conditions. For short-term loads, such as wind and seismic, a 1/3 increase in this allowable

Oak Heights Prelimimary Plat/PRD
03/27/2025 Public Hearing - Master Page 82 of 654



Geotechnical Engineering Report 10 June 28, 2024
Oak Heights Plat, Oak Harbor, Washington RGI Project No. 2024-165-1

capacity may be used. At perimeter locations, RGl recommends not including the upper 12
inches of soil in the computation of passive pressures because they can be affected by
weather or disturbed by future grading activity. The passive pressure value assumes the
foundation will be constructed neat against competent soil or backfilled with structural fill
as described in Section 5.2.5. The recommended base friction and passive resistance value
includes a safety factor of about 1.5.

With spread footing foundations designed in accordance with the recommendations in this
section, maximum total and differential post-construction settlements of 1 inch and 1/2
inch, respectively, should be expected.

5.4 RETAINING WALLS

If retaining walls are needed for the residences or ponds, RGl recommends cast-in-place
concrete walls be used. Modular block walls may be used for grade changes in other areas.

The magnitude of earth pressure development on retaining walls will partly depend on the
quality of the wall backfill. RGl recommends placing and compacting wall backfill as
structural fill. Wall drainage will be needed behind the wall face. A typical retaining wall
drainage detail is shown in Figure 3.

With wall backfill placed and compacted as recommended, level backfill and drainage
properly installed, RGl recommends using the values in the following table for design.

Table 3 Retaining Wall Design

Design Parameter Value
Active Earth Pressure (unrestrained walls) 35 pcf
At-rest Earth Pressure (restrained walls) 50 pcf

For seismic design, an additional uniform load of 7 times the wall height (H) for
unrestrained walls and 14H in psf for restrained walls should be applied to the wall surface.
Friction at the base of foundations and passive earth pressure will provide resistance to
these lateral loads. Values for these parameters are provided in Section 5.3.

5.5 SLAB-ON-GRADE CONSTRUCTION

RGI recommends that the concrete slab be placed on top of medium dense native soil or
structural fill. Immediately below the floor slab, RGl recommends placing a four-inch thick
capillary break layer of clean, free-draining sand or gravel that has less than five percent
passing the U.S. No. 200 sieve. This material will reduce the potential for upward capillary
movement of water through the underlying soil and subsequent wetting of the floor slab.
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Where moisture by vapor transmission is undesirable, an 8- to 10-millimeter thick plastic
membrane should be placed on a 4-inch thick layer of clean gravel. For the anticipated floor
slab loading, we estimate post-construction floor settlements of 1/4- to 1/2-inch.

5.6 DRAINAGE

5.6.1 SURFACE

Final exterior grades should promote free and positive drainage away from the residences
area. Water must not be allowed to pond or collect adjacent to foundations. For non-
pavement locations, RGl recommends providing a minimum drainage gradient of 3 percent
for a minimum distance of 10 feet from the building perimeter. In paved locations, a
minimum gradient of 1 percent should be provided unless provisions are included for
collection and disposal of surface water adjacent to the structure.

5.6.2 SUBSURFACE

RGI recommends installing perimeter foundation drains. A typical footing drain detail is
shown on Figure 4. The foundation drains and roof downspouts should be tightlined
separately to an approved discharge facility. Subsurface drains must be laid with a gradient
sufficient to promote positive flow to a controlled point of approved discharge.

5.6.3 INFILTRATION

Soils suitable for infiltration were encountered at the site, however, they are generally
underlain at a shallow depth by impermeable glacial till. Permeable pavement and shallow
infiltration may be feasible depending on the final site grades.

5.7 UTILITIES

Utility pipes should be bedded and backfilled in accordance with American Public Works
Association (APWA) specifications. For site utilities located within the right-of-ways,
bedding and backfill should be completed in accordance with City of Oak Harbor
specifications.

In accordance with the city standards, trench backfill shall be gravel backfill meeting the
WSDOT Standard Specifications 9-03.19. Trench backfill should be placed and compacted
as structural fill, as described in Section 5.2.5. Where utilities occur below unimproved
areas, suitable native soils may be used and the degree of compaction can be reduced to a
minimum of 90 percent of the soil’'s maximum density as determined by the referenced
ASTM D1557.
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5.8 PAVEMENTS

Pavement subgrades should be prepared as described in Section 5.2 and as discussed
below. Regardless of the relative compaction achieved, the subgrade must be firm and
relatively unyielding before paving. The subgrade should be proof-rolled with heavy
construction equipment to verify this condition.

5.8.1 FLEXIBLE PAVEMENTS

With the pavement subgrade prepared as described above, RGlI recommends the following
pavement sections for areas paved with flexible asphalt concrete surfacing.

» For local residential: 3 inches of Hot Mix Asphalt (HMA) over 2 inches of Crushed
Surfacing Top Course (CSTC) over 6 inches of Crushed Surfacing Base Course (CSBC)
5.8.2 CONCRETE PAVEMENTS

With the pavement subgrade prepared as described above, RGlI recommends the following
pavement sections for parking and drive areas paved with concrete surfacing.

> For concrete sidewalks: 6 inches of concrete over 4 inches of CSBC

The paving materials used should conform to the WSDOT specifications for HMA, concrete
paving, and 9-03.9(3) Crushed Surfacing.

Long-term pavement performance will depend on surface drainage. A poorly-drained
pavement section will be subject to premature failure as a result of surface water
infiltrating into the subgrade soils and reducing their supporting capability.

For optimum pavement performance, surface drainage gradients of no less than 2 percent
are recommended. Also, some degree of longitudinal and transverse cracking of the
pavement surface should be expected over time. Regular maintenance should be planned
to seal cracks when they occur.

6.0 Additional Services

RGl is available to provide further geotechnical consultation throughout the design phase
of the project. RGI should review the final design plans in order to verify that earthwork
and foundation recommendations have been properly interpreted and incorporated into
project design and construction.

RGI is also available to provide geotechnical engineering and construction observation
services during construction. The integrity of the earthwork and construction depends on
proper site preparation and procedures. In addition, engineering decisions may arise in the
field in the event that variations in subsurface conditions become apparent.
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7.0 Limitations

This GER is the property of RGI, D.R. Horton, and its designated agents. Within the limits of
the scope and budget, this GER was prepared in accordance with generally accepted
geotechnical engineering practices in the area at the time this GER was issued. This GER is
intended for specific application to the Oak Heights Plat project in Oak Harbor, Washington,
and for the exclusive use of D.R. Horton and its authorized representatives. No other
warranty, expressed or implied, is made. Site safety, excavation support, and dewatering
requirements are the responsibility of others.

The scope of services for this project does not include either specifically or by implication
any environmental or biological (for example, mold, fungi, bacteria) assessment of the site
or identification or prevention of pollutants, hazardous materials or conditions. If the
owner is concerned about the potential for such contamination or pollution, we can
provide a proposal for these services.

The analyses and recommendations presented in this GER are based upon data obtained
from the explorations performed on site. Variations in soil conditions can occur, the nature
and extent of which may not become evident until construction. If variations appear
evident, RGI should be requested to reevaluate the recommendations in this GER prior to
proceeding with construction.

It is the client’s responsibility to see that all parties to the project, including the designers,
contractors, subcontractors, are made aware of this GER in its entirety. The use of
information contained in this GER for bidding purposes should be done at the contractor’s
option and risk.
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APPENDIX A
FIELD EXPLORATION AND LABORATORY TESTING

On June 26, 2024, RGI observed field explorations using a mini excavator. We documented
subsurface soil conditions at the site by observing the excavation of 10 test pits to a
maximum depth of 10.5 feet below existing grade. RGI also reviewed 5 test pit logs
prepared by MTC for previous test pits excavated at the site on May 15, 2017. The test pit
locations are shown on Figure 2. The test pit locations were approximately determined by
measurements from existing property lines and paved roads.

A geologist/engineer from our office observed the field exploration and classified the soil
conditions encountered, maintained a log of each test exploration, obtained representative
soil samples, and observed pertinent site features. All soil samples were visually classified
in accordance with the Unified Soil Classification System (USCS).

Representative soil samples obtained from the explorations were placed in closed
containers and taken to our laboratory for further examination and testing. As a part of the
laboratory testing program, the soil samples were classified in our in house laboratory
based on visual observation, texture, plasticity, and the limited laboratory testing described
below.

Moisture Content Determinations

Moisture content determinations were performed in accordance with ASTM D2216-10
Standard Test Methods for Laboratory Determination of Water (Moisture) Content of Soil
and Rock by Mass (ASTM D2216) on representative samples obtained from the exploration
in order to aid in identification and correlation of soil types. The moisture content of typical
sample was measured and is reported on the test pit logs.

Grain Size Analysis

A grain size analysis indicates the range in diameter of soil particles included in a particular
sample. Grain size analyses was determined using D6913-04(2009) Standard Test Methods
for Particle-Size Distribution (Gradation) of Soils Using Sieve Analysis (ASTM D6913) on six
of the samples.
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APPENDIX A
FIELD EXPLORATION AND LABORATORY TESTING

On June 26, 2024, RGI observed field explorations using a mini excavator. We documented
subsurface soil conditions at the site by observing the excavation of 10 test pits to a
maximum depth of 10.5 feet below existing grade. RGI also reviewed 5 test pit logs
prepared by MTC for previous test pits excavated at the site on May 15, 2017. The test pit
locations are shown on Figure 2. The test pit locations were approximately determined by
measurements from existing property lines and paved roads.

A geologist/engineer from our office observed the field exploration and classified the soil
conditions encountered, maintained a log of each test exploration, obtained representative
soil samples, and observed pertinent site features. All soil samples were visually classified
in accordance with the Unified Soil Classification System (USCS).

Representative soil samples obtained from the explorations were placed in closed
containers and taken to our laboratory for further examination and testing. As a part of the
laboratory testing program, the soil samples were classified in our in house laboratory
based on visual observation, texture, plasticity, and the limited laboratory testing described
below.

Moisture Content Determinations

Moisture content determinations were performed in accordance with ASTM D2216-10
Standard Test Methods for Laboratory Determination of Water (Moisture) Content of Soil
and Rock by Mass (ASTM D2216) on representative samples obtained from the exploration
in order to aid in identification and correlation of soil types. The moisture content of typical
sample was measured and is reported on the test pit logs.

Grain Size Analysis

A grain size analysis indicates the range in diameter of soil particles included in a particular
sample. Grain size analyses was determined using D6913-04(2009) Standard Test Methods
for Particle-Size Distribution (Gradation) of Soils Using Sieve Analysis (ASTM D6913) on six
of the samples.
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rProject Name: Oak Heights Plat
Project Number: 2024-165-1
| Client: D. R. Horton

Test Pit No.: TP-1

r

Date(s) Excavated: June 26, 2024

Logged By LW

Surface Conditions: Grass

Excavation Method: Excavator

Bucket Size: 2 Feet

Total Depth of Excavation: 10 feet bgs

Excavator Type:

Rubber tracked mini

excavator

Excavating Contractor: NW Excavating

Approximate

Surface Elevation 168

Groundwater Level:

below grade

Minor seepage at 3.25 feet | Sampling Grab

Method(s)

Compaction Method Bucket Tamp

Test Pit Backfill: Cuttings

Location 1105 Southwest 24th Avenue, Oak Harbor, Washington

Elevation (feet)

168 —

163 —

158 —

g | =
= | & g 'é 2
= = S
e ol o N Q
= o oS () <
S8 El 3|8
[a) (C/)u 8 =) I0) MATERIAL DESCRIPTION REMARKS AND OTHER TESTS
0 - - -
=~ 4inches of topsoil and rootmass
SMBb Brown silty SAND with trace gravel, moist, loose
1 U Y Gray/brown mottled silty SAND with some gravel and
1] 4] cobles, moist, medium dense, rust staining,
I iR 19% moisture
: fi—Minor water seepage
1 SM 4] Gray silty SAND with some gravel, moist, very dense, o . of fi
I (Vashon till 10% moisture, 34% fines
5— e —
I - 9% moisture
SM

10—

Gray silty SAND, moist, very dense, (Vashon till)

11% moisture, 40% fines

Terminated at 10 feet, refusal due to either the density of

soils, or a large boulder

The Riley Group, Inc.
17522 Bothell Way NE, Bothell, WA 98011
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rProject Name: Oak Heights Plat
Project Number: 2024-165-1
| Client: D. R. Horton

Test Pit No.: TP-2

r

Date(s) Excavated: June 26, 2024

Logged By LW

Surface Conditions: Grass

Excavation Method: Excavator

Bucket Size: 2 Feet

Total Depth of Excavation: 5.5 feet bgs

Rubber tracked mini

Excavator Type:
» excavator

Excavating Contractor: NW Excavating

Approximate

Surface Elevation 178

Minor seepage at 4 feet

Groundwater Level:
below grade

Sampling
Method(s) CraP

Compaction Method Bucket Tamp

Test Pit Backfill: Cuttings

Location 1105 Southwest 24th Avenue, Oak Harbor, Washington

4
[e]

\medium dense

= @
e g —
g = | g g 'é 2
= = = S
9 E |o| @ % Q
2 c |al & 0 =
: | 515 E| 8|z
] o} &;U 8 =) o MATERIAL DESCRIPTION REMARKS AND OTHER TESTS
178 — 0 - - -

7@% 8 inches of topsoil and rootmass

7W7N7N

SM Gray/brown mottled silty sand with some gravel, moist,

0O,

1 I P

v v v v
002602502
w40 2oL Vp°9p°909p°9p°99°9p°9p°99

0O,

1

1
—
00

D=0,

4
[e]

%

Brown sandy GRAVEL with trace silt, damp, medium
dense, ( Vashon recessional outwash)

Minor water seepage 4-4.5 feet below grade -

8% moisture

4% moisture, 4% fines

SM

173 — 5 T
J— .
o

Gray silty SAND with some gravel, moist, very dense,
11| (Vashon till)

9% moisture

168 — 10— —

Test pit terminated at 5.5 feet

The Riley Group, Inc.
17522 Bothell Way NE, Bothell

, WA 98011
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rProject Name: Oak Heights Plat Test Pit No.: TP-3
Project Number: 2024-165-1

lCIient: D. R. Horton

r

Date(s) Excavated: June 26, 2024 Logged By LW Surface Conditions: Grass
Excavation Method: Excavator Bucket Size: 2 Feet Total Depth of Excavation: 4 feet bgs
. Rubber tracked mini . ) . Approximate
Excavator Type: excavator Excavating Contractor: NW Excavating Surface Elevation 178
. Sampling .
Groundwater Level: Not Encountered M Grab Compaction Method Bucket Tamp
ethod(s)
Test Pit Backfill: Cuttings Location 1105 Southwest 24th Avenue, Oak Harbor, Washington
- 3|
g | = |8E|l €2
P s 1A 2| 5|3
S S ol o N Q
b= = o oS () <
S| EI|EE| g |8
[ a8 |8 & 3 I0) MATERIAL DESCRIPTION REMARKS AND OTHER TESTS
178 — o - - -
7@% 8 inches of topsoil and rootmass
WWW

Brown silty SAND with some gravel, moist, medium dense,

[~ (Weathered Vashon till) ]
8% moisture

Gray silty SAND with some gravel, moist, very dense,
(Vashon till)

9% moisture

{4 =

Test pit terminated at 4 feet

173 — 5— — —

168 — 10— — —

The Riley Group, Inc.
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rProject Name: Oak Heights Plat
Project Number: 2024-165-1
| Client: D. R. Horton

Test Pit No.: TP-4

r

Date(s) Excavated: June 26, 2024

Logged By LW

Surface Conditions: Grass

Excavation Method: Excavator

Bucket Size: 2 Feet

Total Depth of Excavation: 5 feet bgs

Rubber tracked mini

Excavator Type:
» excavator

Excavating Contractor: NW Excavating

Approximate
Surface Elevation 178

Groundwater Level: Not Encountered

Sampling
Method(s) CraP

Compaction Method Bucket Tamp

Test Pit Backfill: Cuttings

Location 1105 Southwest 24th Avenue, Oak Harbor, Washington

Elevation (feet)
o Depth (feet)
Sample Type
Sample Number
USCS Symbol

MATERIAL DESCRIPTION REMARKS AND OTHER TESTS

178 —

3| Graphic Log

p

3 inches of topsoil and rootmass

GP-GM

\4
ya)
ray

b

0Ne

\4
ya)
V=)
£

1
1
\4 \4
002502
15
A% A%
I

V=)

0Ne

\4
3
ya)
ray
£

Brown sandy GRAVEL with some silt

, moist, loose

3% moisture

GP

0250250

\4

v
002

Gray sandy GRAVEL with trace silt, moist, medium dense

3% moisture

SM

1
1
T
000
(13 Qooqooqooqooqoo
1

1
]
L raar (%23

Gray silty SAND with some gravel, m
(Vashon till)

oist, very dense,

173 — 5—

Test pit terminated at 5 feet

168 — 10— —

17522 Bothell Way NE, Bothell

The Riley Group, Inc.
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rProject Name: Oak Heights Plat Test Pit No.: TP-5
Project Number: 2024-165-1

lCIient: D. R. Horton

r

Date(s) Excavated: June 26, 2024 Logged By LW Surface Conditions: Grass
Excavation Method: Excavator Bucket Size: 2 Feet Total Depth of Excavation: 4.5 feet bgs
. Rubber tracked mini . ) . Approximate
Excavator Type: excavator Excavating Contractor: NW Excavating Surface Elevation 193
Groundwater Level: Not Encountered Sampling Grab Compaction Method Bucket Tamp
Method(s)
Test Pit Backfill: Cuttings Location 1105 Southwest 24th Avenue, Oak Harbor, Washington
- 3| -
g = 2 g 'é =2
P s 1A 2| 5|3
S S ol o N Q
b= < Bl o 0 <
| EIEE| 2|8
[ a8 |8 & 3 I0) MATERIAL DESCRIPTION REMARKS AND OTHER TESTS
193 — o —

4 inches of topsoil and rootmass
Brown silty SAND with some gravel, dry, medium dense
Boulder

3

™

%]

<
ity

{13

Gw Brown sandy GRAVEL with trace silt, damp, medium dense

4% moisture, 3% fines

=
V=gh-

1

1
v v v v
-.‘-.‘-.‘-.

SM Gray silty SAND with some gravel, moist, very dense,
(Vashon till)

Test pit terminated at 4.5 feet

188 — 5— —

183 — 10— —

The Riley Group, Inc.
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rProject Name: Oak Heights Plat
Project Number: 2024-165-1
| Client: D. R. Horton

Test Pit No.: TP-6

r

Date(s) Excavated: June 26, 2024

Logged By LW

Surface Conditions: Grass

Excavation Method: Excavator

Bucket Size: 2 Feet

Total Depth of Excavation: 4 feet bgs

Rubber tracked mini

Excavator Type:
» excavator

Excavating Contractor: NW Excavating

Approximate
Surface Elevation 178

Groundwater Level: Not Encountered

Sampling
Method(s) CraP

Compaction Method Bucket Tamp

Test Pit Backfill: Cuttings

Location 1105 Southwest 24th Avenue, Oak Harbor, Washington

= @
= 2 —
3 =8|l €@
\E 8 ii zZ > 3
S S ol o N Q
T c |2l 2 0 =
S| EIEE|l 9 |%
w 8 |8l & S o MATERIAL DESCRIPTION REMARKS AND OTHER TESTS
178 — 0 F - -
=~ 5inches of topsoil and rootmass
7T
SM 4| Brown silty SAND with some gravel, dry to moist, medium
-: \}| dense, (Weathered Vashon till)
I -: A 3% moisture
SM - 32| Gray silty SAND with some gravel, moist, very dense, 0 .
1 _I .:H (Vashon till) 3 6% moisture
Test pit terminated at 4 feet
173 — 5— — ]
168— 10— — —

The Riley Group, Inc.
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rProject Name: Oak Heights Plat
Project Number: 2024-165-1
| Client: D. R. Horton

Test Pit No.: TP-7

r

Date(s) Excavated: June 26, 2024

Logged By LW

Surface Conditions: Grass

Excavation Method: Excavator

Bucket Size: 2 Feet

Total Depth of Excavation: 10.5 feet bgs

Rubber tracked mini

Excavator Type:
» excavator

Excavating Contractor: NW Excavating

Approximate

Surface Elevation 137

Groundwater Level: Not Encountered

Sampling
Method(s) CraP

Compaction Method Bucket Tamp

Test Pit Backfill: Cuttings

Location 1105 Southwest 24th Avenue, Oak Harbor, Washington

= @
= 2 —
g = 2 g 'é =2
P s 1A 2| 5|3
S S ol o N Q
= 2 2 0 =
S| EIEE|l 9 |%
| s 18l & S I0) MATERIAL DESCRIPTION REMARKS AND OTHER TESTS
137 — 0 - - -
7@% 12 inches of topsoil and rootmass
WWW
L
™~ N
] 1 SM Brown silty SAND with some gravel, damp, medium dense
I 3 7% moisture
SM t{ Gray/brown silty SAND with some gravel, moist, very
] | | dense, (Vashon till) |
SP-SM ki ll  Brown SAND with some silt, damp, dense, (Vashon
139 5 | | _advance outwash) ]
I 14% moisture, 6% fines

{4 =

127 — 10 J—

Gray SAND with trace silt, damp, very dense, (Vashon
advance outwash)

11% moisture

16% moisture, 2% fines

Test pit terminated at 10.5 feet

The Riley Group, Inc.
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Project Number: 2024-165-1
lCIient: D. R. Horton

rProject Name: Oak Heights Plat

Test Pit No.: TP-8

r

Date(s) Excavated: June 26, 2024

Logged By LW

Surface Conditions: Grass

Excavation Method: Excavator

Bucket Size: 2 Feet

Total Depth of Excavation: 5 feet bgs

Rubber tracked mini

Excavator Type:
» excavator

Excavating Contractor: NW Excavating

Approximate

Surface Elevation 164

Groundwater Level: Not Encountered

Sampling
Method(s) CraP

Compaction Method Bucket Tamp

Test Pit Backfill: Cuttings

Location 1105 Southwest 24th Avenue, Oak Harbor, Washington

Elevation (feet)
o Depth (feet)
Sample Type
Sample Number
USCS Symbol

MATERIAL DESCRIPTION

REMARKS AND OTHER TESTS

164 —

6 inches of topsoil and rootmass

Brown silty SAND with some gravel and cobbles, dry to
| moist, medium dense

{4 =

Gray silty SAND with some gravel an
dense, rust staining (Vashon till)

Rust staining ends and soils become

d cobbles, damp, 7% moisture

very dense -

159 —

154 — 10—

Test pit terminated at 5 feet

17522 Bothell Way NE, Bothell

The Riley Group, Inc.

, WA 98011
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rProject Name: Oak Heights Plat Test Pit No.: TP-9
Project Number: 2024-165-1

lCIient: D. R. Horton

r

Date(s) Excavated: June 26, 2024 Logged By LW Surface Conditions: Grass

Excavation Method: Excavator Bucket Size: 2 Feet Total Depth of Excavation: 9.5 feet bgs

Rubber tracked mini Approximate

Excavator Type: Excavating Contractor: NW Excavating 170

excavator Surface Elevation
. Sampling .
Groundwater Level: Not Encountered Method(s) Grab Compaction Method Bucket Tamp
Test Pit Backfill: Cuttings Location 1105 Southwest 24th Avenue, Oak Harbor, Washington
= 3| -
g = 2 g 'é =2
P s 1A 2| 5|3
S S ol o N Q
T c |2l 2 0 =
: | 515 E| 8|z
| ol o S I0) MATERIAL DESCRIPTION REMARKS AND OTHER TESTS
170 — 0 - - -
=~ 4inches of topsoil and rootmass
SM 4] Brown silty SAND with trace gravel, moist, medium dense
I A 7% moisture
E b Becomes dense 1
SM t{ Gray silty SAND with some gravel, moist, very dense
| i P41l (Vashon till) |
I s [} 9% moisture
165 — 5— Y —
1 B Becomes very very dense B
Test pit terminated at 9.5 feet due to refusal
160— 10— — —

The Riley Group, Inc.
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rProject Name: Oak Heights Plat
Project Number: 2024-165-1
| Client: D. R. Horton

Test Pit No.: TP-10

r

Date(s) Excavated: June 26, 2024

Logged By LW

Surface Conditions: Grass

Excavation Method: Excavator

Bucket Size: 2 Feet

Total Depth of Excavation: 6.5 feet bgs

Rubber tracked mini

Excavator Type:
» excavator

Excavating Contractor: NW Excavating

Approximate

Surface Elevation 166

Groundwater Level: Not Encountered

Sampling
Method(s) CraP

Compaction Method Bucket Tamp

Test Pit Backfill: Cuttings

Location 1105 Southwest 24th Avenue, Oak Harbor, Washington

= @
= g -
g = 2 g 'é =2
\E 8 ii P4 > 3
S S ol o N Q
= 2] 2 0 =
S| EIEE|l 9 |%
W 8 (%s 8 ) I0) MATERIAL DESCRIPTION REMARKS AND OTHER TESTS
166 — 0 - - -
=~ 8inches of topsoil and rootmass
L
SM Gray/brown mottled silty SAND, damp, loose to medium
7] ] [~ dense, rust staining ]
I b 14% moisture
SM - 13leel{  Gray silty SAND with some gravel, moist, very dense,
| i P41l (Vashon till) i
161 — 5— L1 Bl— |
J— ¥y 6% moisture

SP-SM [

Gray SAND with some silt and gravel, moist, very dense
| (Vashon advance outwash)

4% moisture

156 — 10— —

Test pit terminated at 6.5 feet
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rProject Name: Oak Heights Plat
Project Number: 2024-165-1
| Client: D. R. Horton

Key to Logs

-

Sample Type

MATERIAL DESCRIPTION

REMARKS AND OTHER TESTS

E Sample Number
[0] uscs symbol
E Graphic Log

H Elevation (feet)
H Depth (feet)
w

COLUMN DESCRIPTIONS

Elevation (feet): Elevation (MSL, feet).

Depth (feet): Depth in feet below the ground surface.

Sample Type: Type of soil sample collected at the depth interval
shown.
Sample Number: Sample identification number.

FIELD AND LABORATORY TEST ABBREVIATIONS

CHEM: Chemical tests to assess corrosivity
COMP: Compaction test
CONS: One-dimensional consolidation test
LL: Liquid Limit, percent

MATERIAL GRAPHIC SYMBOLS

:

Poorly graded GRAVEL (GP)

0

o
p° Vo

p

Poorly graded GRAVEL with Silt (GP-GM)

9°Y9[[T0°Tp°Tp

-
¥ Well graded GRAVEL (GW)

TYPICAL SAMPLER GRAPHIC SYMBOLS

Auger sampler CME Sampler

N
Bulk Sample Grab Sample §

2.5-inch-OD Modified
California w/ brass liners

3-inch-OD California w/
brass rings

Pk
[ ey

GENERAL NOTES

7]

ﬂ Pitcher Sample

2-inch-OD unlined split
W\ spoon (SPT) x

Shelby Tube (Thin-walled,
fixed head)

8]

USCS Symbol: USCS symbol of the subsurface material.

|6] Graphic Log: Graphic depiction of the subsurface material
encountered.

MATERIAL DESCRIPTION: Description of material encountered.
May include consistency, moisture, color, and other descriptive
text.

REMARKS AND OTHER TESTS: Comments and observations
regarding drilling or sampling made by driller or field personnel.

PI: Plasticity Index, percent

SA: Sieve analysis (percent passing No. 200 Sieve)
UC: Unconfined compressive strength test, Qu, in ksf
WA: Wash sieve (percent passing No. 200 Sieve)

E}ﬂ}ﬂ Silty SAND (SM)

Poorly graded SAND (SP)

OTHER GRAPHIC SYMBOLS

—< Water level (at time of drilling, ATD)

—Y Water level (after waiting, AW)

Minor change in material properties within a
stratum

— — Inferred/gradational contact between strata

—?— Queried contact between strata

1: Soil classifications are based on the Unified Soil Classification System. Descriptions and stratum lines are interpretive, and actual lithologic changes may be
gradual. Field descriptions may have been modified to reflect results of lab tests.

2: Descriptions on these logs apply only at the specific boring locations and at the time the borings were advanced. They are not warranted to be representative
of subsurface conditions at other locations or times.

The Riley Group, Inc.
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Limited Infiltration Assessment — Garry Oakes Plat, Oak Harbor, WA Materials Testing & Consulting, Inc.

June 8, 2017 17B096
Matertials Testing and Consulting :
Geotechnical and Environmental Engineering
Garry Oakes Plat Infiltration Assessment Date Started :5/15/17
1105 SW 24th Avenue Date Completed 1 5/15117
Oak Harbor, WA Sampling Method : Grab Samples
Location : Phase 1 Residential Lot, See map
MTC Job # 17B095 Logged By :CD
o
o
N
- 3+
g —_ c
i 0 3 £ §
£ » T e o} @
g a g, DESCRIPTION z|e| & 9
) (%] o Nl o -
a ) O N R ES
0
i TOPSOIL: SILT WITH SAND, some gravel, loose, damp, strong organics (roots and
| forest duff surface), gravel up to 2" subrounded. DARK to MEDIUM BROWN
1 OL-ML
i SILTY SAND to SANDY SILT WITH GRAVEL, medium dense or stiff, trace organics
14 (roots), gravel up to 1.5" subrounded. LIGHT BROWN to GRAY, moderate orange
mottling throughout
1 WEATHERED GLACIAL TILL
3 ]
E i
i -
2 ]
s ]
e 1 sM-ML
5 27 X 30.3 10.4
s ]
8 |
g
8 ]
S m
8 E Strong orange mottling horizons at 2.6' BPG, 0.5 to 1.0 inches thick
E ]
g ]
sl 3
@ i SANDY SILT, some gravel, hard, damp to dry with depth, gravel up to 1.5"
§ 1 subrounded. GRAY, faint orange mottling at upper contact
g ML UNWEATHERED GLACIAL TILL
: ]
]
8
£ i T.D.3.5'BPG
5 | Excavation terminated at hard digging conditions.
S ] No groundwater observed.
E 4
8 4o
w
ey 4
2
5 4
©
3 4
g -
é -
- ]
g 4
g 4
8 5
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Limited Infiltration Assessment — Garry Oakes Plat, Oak Harbor, WA

June 8, 2017

05-23-2017 \\192.168.16.6\MTC Files\Burlington Office\Geotechnical Services\1 Burl\2017\Garry Oaks Plat Infiltration\TP Logs\TP-2.bor

Materials Testing & Consulting, Inc.

17B096
Matertials Testing and Consulting :
Geotechnical and Environmental Engineering
Garry Oakes Plat Infiltration Assessment Date Started :5/15/17
1105 SW 24th Avenue Date Completed 1 5/15117
Oak Harbor, WA Sampling Method : Grab Samples
Location : Phase 1 Detention Pond, See map
MTC Job # 17B095 Logged By :CD
o
o
N
- 3*
g —_ c
i S & £ g
£ o T 2le| & 2
g a g, DESCRIPTION z|e| £ o
) (%] o Nl ° o
o o) o E N R ES
0 i TOPSOIL: SILT WITH SAND, some gravel, loose, damp, strong organics (roots and
] OL-ML grass surface), gravel up to 2" subrounded. DARK to MEDIUM BROWN
| SUBSOIL: SANDY SILT, some gravel, medium stiff, damp, some organics (roots),
i gravel up to 2" subrounded. ORANGE-BROWN
4 ML
1 —
| SAND WITH GRAVEL, some silt, trace cobbles, loose to medium dense, damp, trace
organics (roots), gravel up to 3" subrounded, cobbles up to 6" subrounded. BROWN
] to GRAY
] GLACIAL OUTWASH
2__ sw X 9.4 5.6
3 SILTY SAND to SANDY SILT, some gravel, medium dense or stiff, trace organics
i (roots), gravel up to 1.5" subrounded. LIGHT BROWN to GRAY, moderate orange
mottling throughout within silt dominant lenses 18.1 10.1
b WEATHERED GLACIAL TILL
1 smmL
| SANDY SILT, some gravel and clay, hard, damp to dry with depth, gravel up to 1.5"
subrounded, semi-consolidated. GRAY, faint orange mottling at upper contact
4 ML UNWEATHERED GLACIAL TILL
i T.D.4.2' BPG
Excavation terminated at hard digging conditions.
] No groundwater observed.
5_
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Limited Infiltration Assessment — Garry Oakes Plat, Oak Harbor, WA

June 8, 2017

05-16-2017 \\192.168.16.6\MTC Files\Burlington Office\Geotechnical Services\1 Burl\2017\Garry Oaks Plat Infiltration\TP Logs\TP-3.bor

Materials Testing & Consulting, Inc.

17B096
Matertials Testing and Consultin :
Geotechnical and Environmental Engineering
Garry Oakes Plat Infiltration Assessment Date Started :5/15/17
1105 SW 24th Avenue Date Completed 1 5/15117
Oak Harbor, WA Sampling Method : Grab Samples
Location : Phase 3 Detention Pond, See map
MTC Job # 17B095 Logged By :CD
o
o
N
- 3*
g —_ c
i 0 3 £ g
£ z e 5} 2
g a g, DESCRIPTION z|e| £ o
) (%] o Nl ° o
o o) O E N R ES
0
4 TOPSOIL: SILT WITH SAND, some gravel, loose, damp, stro