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HEARING EXAMINER  
EXHIBIT LIST 

 

   
 

PROJECT: Public Hearing for Preliminary Plat of Stanton Station 
 

FILE NUMBER(S): PL2019-02 
 

APPLICANT: Richard and Tori Hanson 
 

HEARING DATE AND 
LOCATION: 

October 8, 2020 at 10:00 AM  
Location: Zoom Virtual Meeting 
Zoom Join Link:  https://us02web.zoom.us/j/89830920158 
Call-in Number: 253-215-8782 Meeting ID: 898 3092 0158 

 
   

EXHIBITS 
1. Staff Analysis  
2. Vicinity Map 
3. Preliminary Plat Map 
4. Preliminary Plat Application and Project Narrative 

     4.1 Amended Application  
5. Letter of complete application 
6. Notice of Application  

6- A  Affidavit of Publication 
6- B Affidavit of Posting (On Site) 
6- C Affidavit of Mailing  
6- D Affidavit of Emailing to Public Agencies (NOA) 
6- E Affidavit of Posting (City Hall, Library) 

7. Public Comments 
A. Letter from Snohomish County Public Utility District #1 

8. Environmental Checklist 
9. SEPA - Determination of Non Significance (DNS) 

9-A Affidavit of Publishing DNS 
9-B Email to Public Agencies 

10. Notice of Public Hearing  
10- A Affidavit of Publication NOPH 
10- B Affidavit of Mailing  
10- C Affidavit of Posting (On Site) 

https://us02web.zoom.us/j/89830920158
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10- D Affidavit of Posting (City Hall) 
11.   Preliminary Landscape Plan 
12.   Conceptual Road, Drainage, and Utility Plan 
13.   Stormwater Drainage Report with Geotechnical Report 
14.   Traffic Analysis 
15.   Building Elevations 
16.   Circulation Plan 
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STAFF REPORT AND RECOMMENDATION 

 Stanton Station  
Public Hearing for Stanton Station  

Preliminary Plat 
HEARING EXAMINER:                    Mr. Phil Obrechts, City of Monroe Hearing Examiner 

DATE:  October 1, 2020 

FILE NUMBERS: PL2019-02 

DESCRIPTION: The proposal is a request for preliminary plat approval for a 22-lot 
subdivision on approximately .90 acres in the Mixed Use – General 
(MG) zoning district with associated grading, drainage 
improvements, landscaping, and street frontage improvements. 

APPLICANT: Richard and Tori Hanson 
P.O. Box 2289 
Monroe, WA 98272 

PROJECT LOCATION: The site is located at the southwest corner of 149th Street SE and 
179th Ave SE, Monroe, Washington, 98272.  Snohomish County 
Tax Parcel Number: 00847600099500. 

HEARING DATE: October 8, 2020 at 10:00 AM  
HEARING LOCATION: Zoom Virtual Meeting 

Zoom Join Link: https://us02web.zoom.us.j/89830920158 
Call-in Number:253-215-8782 Meeting ID:  89830920158 

STAFF CONTACT:                Amy Bright, Associate Planner 
 

A. PROJECT DESCRIPTION  
The applicants, Richard and Tori Hanson, has submitted an application for preliminary plat 
approval of a 22-lot, zero lot-line subdivision. The subject project is zoned Mixed Use – General 
(MG) and is addressed within the 17800 Block of 149th Street SE, Monroe, WA 98272; The site is 
identified by Snohomish County Tax Parcel Number 00847600099500. The subject site is 
currently vacant. Conceptual, preliminary site improvements, clearing and grading, and 
installation of all utilities (sewer, water, storm, power, gas, telephone, cable and 
telecommunications, etc.) have been reviewed for compliance with the development standards 
in the applicable sections of the Monroe Municipal Code, as well as other pertinent documents 
adopted by reference in the code.  
 
B. GENERAL INFORMATION 

1. Applicant and Owner:  
Richard & Tori Hanson 
P.O. Box 2289 
Monroe, WA 98272 

 
2. Contact Person:  

Richard & Tori Hanson 
P.O. Box 2289 
Monroe, WA 98272 
 
 

https://us02web.zoom.us.j/89830920158
Leigh Anne
Typewritten Text
EXHIBIT 2
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3. General Location: 
The site is located on the 17800 Block of 149th Street SE, Monroe, WA 98272. The 
site is identified by Snohomish County tax parcel number 00847600099500.  
 

4. Site Address:  
17800 Block of 149th Street SE, Monroe, WA 98272 
 

5. Description of Proposal:  
The applicants, Richard and Tori Hanson, are requesting preliminary plat approval 
for a 22 zero lot-line single family attached subdivision on a .90 acre site in the 
Mixed Use – General (MG) zoning district with associated grading, drainage 
improvements, landscaping, and street frontage improvements. The site currently 
does not contain any structures. 

6. Critical Areas:  
The City’s critical areas map does not indicate critical areas on the subject site.  
 

7. Comprehensive Plan Land Use Designations, Zoning Designations, and Existing 
Land Uses of the Project Site and Surrounding Area: 

 
 
 
 
 
 

 
 
 
 

 
 
8.  Public Utilities and Services Provided by: 

Water: City of Monroe Gas: Puget Sound Energy  
Sewer: City of Monroe Cable TV: Comcast 
Garbage: Republic Services Police: City of Monroe 
Stormwater: City of Monroe Fire: Snohomish County Fire District No. 7 
Telephone: Verizon School: Monroe Public Schools 
Electricity: Snohomish County PUD No. 1 Hospital: Evergreen Health 
 

C. APPLICATION REVIEW PROCESS 
1. Regulatory Requirements for Review of Quasi-Judicial Actions:  

Pursuant to Monroe Municipal Code (MMC) sections 22.84.030(C)(8) and 22.84.060, 
preliminary plats are quasi-judicial actions subject to a public hearing with the 
Hearing Examiner as the final decision body for the application.  

 
The decision of the Hearing Examiner shall be final and conclusive, unless appealed 
as provided by law, in accordance with MMC Chapter 22.84.080. Appeals of final 

AREA EXISTING LAND 
USE DESIGNATION 

ZONING EXISTING USE 

Project Site Mixed Use 
 

Mixed Use – General 
(MG) 
 

Vacant 

North of Site 
Across railroad 
tracks 

Mixed Use 
 

Mixed Use – 
Neighborhood (MN) 

Vacant 

South of Site 
 

Mixed Use 
 

Mixed Use – General 
(MG) 

Single-family residential 

East of Site 
Across North 
Kelsey Street 

Mixed Use 
 

Mixed Use – General 
(MG) 
 

Religious Use  

West of Site 
 

Low Density Single 
Family Residential 
 

Single-Family 
Residential -4 units per 
acre (R4) 

Single-family residential 
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decisions on preliminary plats may be appealed to Snohomish County Superior 
Court (MMC 22.84.060). 

 
2. Application Submittal and Completeness:  

The Stanton Station Preliminary Plat application was received by the City of Monroe 
on October 29, 2019 (Exhibit 4). The application was deemed complete and vested 
on November 13, 2019 (Exhibit 5). An amended Preliminary Plat application was 
received by the City of Monroe on March 5, 2020 (Exhibit 4A) including a missing 
signature on the original application by Ms. Tori Hanson.  
 

3. Public Notification and Comments:  
Public notice for the application was provided in accordance with the requirements of 
MMC section 22.84.050(A). A Notice of Application (Exhibit 6) was published, 
mailed, and posted on November 25, 2019 (Exhibits 6A – 6E). A public comment 
period was provided from November 25, 2019 through 5:00 PM on December 9, 
2019. No public comments were received within the comment period.  However, one 
(1) comment letter was received outside of the comment period from a public 
agency – Snohomish County Public Utility District # 1 (Exhibit 7A), 

 
A Notice of Public Hearing (Exhibit 10) was published, mailed, and posted on 
September 24, 2020 (Exhibits 10A – 10D). The date of the open record public 
hearing with the Hearing Examiner is set for October 8, 2020 at 10:00 AM.  

 
4. Environmental Review:   

A Determination of Non-Significance (DNS) (Exhibit 9) was issued, published, and 
emailed to public agencies on July 27, 2020 (Exhibits 9A –9B).  
 
The DNS provided a concurrent comment and appeal period, which ended at 5:00 
PM on August 10, 2020. No appeals regarding the SEPA threshold determination 
were received by the City during the specified appeal period. Two comments, one 
from Washington State Department of Transportation Aviation Division (Exhibit 7C) 
and other from Snohomish County Public Utility District (Exhibit 7B) were received 
within the comment period. 

 
D. FINDINGS OF FACT 

1. Application Submittal and Completeness: 
The application was submitted on October 29, 2019 and determined to be complete 
on November 13, 2019.  
 

2. Environmental Review: 
A SEPA Determination of Non-Significance (DNS) was issued on July 27, 2020. A 
comment letter was submitted by Washington State Department of Transportation – 
Aviation Division (Exhibit 7B). No appeals on the SEPA threshold determination were 
received.  
 

3. Land Use Matrix: 
Per MMC Table 22.20.030 – Land Use in the Mixed Use Zoning Districts, 
summarizes land uses permitted in the Mixed Use – General (MG) zoning district.  
Dwelling Units, Attached are Permitted within this zoning district, regardless of 
incorporating a commercial component.  The applicant is proposing attached 
dwelling units which meets the permitted land use within the MG zone. 
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4. Bulk Requirements and Dimensional Standards:  
Per MMC Table 22.18.040(G): Mixed Use - General Zoning District Bulk 
Requirements, the development shall comply with the following standards for 
attached residential development in the Mixed Use - General zone: 
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Table 22.20.040(G). Mixed Use – General Zoning District (MG) Bulk Requirements 

Residential Density (1)  
Attached 
Dwelling 

Units 

Detached 
Dwelling 

Units 

Nonresidential 
Uses 

Maximum Dwelling Units per Lot N/A (2)  1 dwelling 
unit N/A 

Minimum Number of Attached Units 3 dwelling 
units N/A N/A 

Minimum Allowed Density 12 units per 
acre 

12 units per 
acre N/A 

Maximum Allowed Density 25 units per 
acre 

25 units per 
acre N/A 

Street Frontage (1)  
Attached 
Dwelling 

Units 

Detached 
Dwelling 

Units 

Nonresidential 
Uses 

Minimum Street Frontage N/A 30 feet N/A 

Minimum Street Frontage for Panhandle Lots 20 feet 20 feet 20 feet 

Minimum Street Frontage for Cul-de-Sac Lots N/A 30 feet N/A 

Minimum Street Frontage for Lots with Public 
Street Access from a Private Access Tract or 
Easement 

20 feet 20 feet 20 feet 

Lot Dimensions (1)  
Attached 
Dwelling 

Units 

Detached 
Dwelling 

Units 

Nonresidential 
Uses 

Minimum Lot Width N/A 30 feet N/A 

Yard Setbacks (1)  
Attached 
Dwelling 

Units 

Detached 
Dwelling 

Units 

Nonresidential 
Uses 

Minimum Front Yard Setback Width 10 feet 10 feet 10 feet 

Minimum Side Yard Setback Width 5 feet 5 feet 5 feet 

Minimum Side Yard Setback Width for Attached 
Dwelling Units on the Attached Side(s) 0 feet N/A N/A 

Minimum Side Yard Setback Width Attached 
Dwelling Units on a Side Abutting a ROW, 
Separate Detached Unit(s), or Different Zone 

10 feet N/A N/A 

Minimum Setback Width for Corner Lot Side 
Yards Abutting a Street (3)  10 feet 10 feet 10 feet 

https://monroe.municipal.codes/MMC/22.20.040(G)#22.20.040(G)__1
https://monroe.municipal.codes/MMC/22.20.040(G)#22.20.040(G)__2
https://monroe.municipal.codes/MMC/22.20.040(G)#22.20.040(G)__1
https://monroe.municipal.codes/MMC/22.20.040(G)#22.20.040(G)__1
https://monroe.municipal.codes/MMC/22.20.040(G)#22.20.040(G)__1
https://monroe.municipal.codes/MMC/22.20.040(G)#22.20.040(G)__3
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Minimum Setback Width for Corner Lot Side 
Yards Not Abutting a Street (3)  5 feet 5 feet 5 feet 

Minimum Rear Yard Setback Width 10 feet 10 feet 10 feet 

Minimum Setback from Private Access Tracts 10 feet 10 feet 10 feet 

Minimum Setback from Private Access 
Easements 10 feet 10 feet 10 feet 

Lot Coverage (1)  
Attached 
Dwelling 

Units 

Detached 
Dwelling 

Units 

Nonresidential 
Uses 

Maximum Lot Coverage 100% 70% 100% 

Building Height (1)  
Attached 
Dwelling 

Units 

Detached 
Dwelling 

Units 

Nonresidential 
Uses 

Maximum Building Height 45 feet 35 feet 45 feet 

Table Notes:  
1See MMC 22.16.040, Bulk requirements, for more information regarding the bulk requirements 
in the above table. 
2The maximum number of attached dwelling units per lot is the maximum number of dwelling 
units permitted by the maximum allowed density for the specific zoning district in which the 
dwelling units are located. 
3On a corner lot, the yard adjacent to the widest dimension of the lot abutting a street is a side 
yard. The opposite yard is also a side yard. 
 
 

5. Residential Density Calculations:  
Section 22.20.040(A) of the MMC delineates how an applicant can determine the 
minimum required and maximum allowed residential densities for the Mixed Use – 
General zoning district.  

 
To calculate the minimum required residential density for a site in the MG zone (12 - 
25 dwelling units per acre), multiply the gross site area, in acres, by the units allowed 
per acre. The minimum required residential density for the subject site, with a gross 
site area of 0.90 acres, would be calculated as follows. 

 
Step 1. Gross site area (in acres) * 12 (12 dwelling units per acre in the MG zone): 

0.90 acres * 12 = 11 dwelling units  
 

The maximum allowed residential density is calculated the same way, as shown 
below.  
 
Step 2. Gross site area (in acres) * 25 (25 dwelling units per acre in the MG zone): 

0.90 acres * 25 = 23 dwelling units  
 

https://monroe.municipal.codes/MMC/22.20.040(G)#22.20.040(G)__3
https://monroe.municipal.codes/MMC/22.20.040(G)#22.20.040(G)__1
https://monroe.municipal.codes/MMC/22.20.040(G)#22.20.040(G)__1
https://monroe.municipal.codes/MMC/22.16.040
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The applicant is proposing 22 dwelling units, which meets the residential density 
requirements of the MG zone. Thus, the density is consistent with that allowed by 
the Unified Development Regulations. 

 
6. Chapter 22.68 MMC: Subdivisions:  

The Zoning Administrator, City Engineer, Fire Marshal, and Building Official have all 
reviewed and commented on the proposed project. Their comments are included in 
the body of this report and in the project permit conditions of approval. 

 
7. Chapter 22.68 MMC: Preliminary Plat Review Criteria:   

Pursuant to MMC 22.68.040(A)(2), Review Criteria, each proposed subdivision or 
short subdivision shall be reviewed to ensure that the following criteria are met. 
Listed below are the criteria for reviewing the proposed preliminary plat along with 
findings regarding the consistency of the proposal with said criteria. 
 

Criteria Analysis Consistency 
with Criterion 

a. The proposal conforms to the 
goals, policies, and plans set 
forth in the Monroe 
comprehensive plan; 

The City of Monroe’s 2015-2035 Comprehensive 
Plan Future Land Use Map designates the project 
site as “Mixed-Use.” The proposed preliminary 
plat, under Mixed Use – General (MG) zoning, 
which provides for 12 - 25 dwelling units per acre, 
conforms to the City of Monroe’s 2015-2035 
Comprehensive Plan “Mixed-Use” designation for 
density. Table 3.07 in the City of Monroe 2015-
2035 Comprehensive Plan provides the following 
description of the “Mixed-Use” land use plan 
designation:  
 
Mixed Use. Mixed-Use areas should be 
concentrated in areas of the city characterized by 
a diverse fine-grained mix of land uses; where 
there is the ability to develop land efficiently 
through the consolidation and infill of under-
utilized parcels; and where infrastructure, transit 
and other public services / facilities are available 
or where the city or proponent can provide public 
services. Mixed-use areas encourage office, 
retail, and light-industrial uses; compatible high-
technology manufacturing; institutional and 
educational facilities; public and private parks and 
other public gathering places; entertainment and 
cultural uses; and attached residential units up to 
25 dwelling units per acre integrated throughout 
the district, within the same property, or inside a 
single building. Design standards will increase 
compatibility among the mixed-uses on both the 
site and structures. Standards to integrate 
development may include but not be limited to 
coordinated building design, signage, 
landscaping, and access configuration. The city 
will implement this designation by more than one 
zoning classification. Individual development 
proposals will take into account the density of 
adjacent existing development and the capacities 

The proposal 
is consistent 
with the 
criterion. 
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of existing and planned public facilities. 

b. The proposal conforms to the 
site and design requirements set 
forth in this title. No final 
subdivision or short subdivision 
shall be approved unless the 
requirements are met; 

The proposal conforms to all of the site 
requirements set forth in MMC Title 22, Unified 
Development Regulations. Compliance with 
specific design standards set forth in the 2011 
Infill, Multifamily, and Mixed Use Design 
Standards will be assessed at the time of site 
plan and building permit review, as proposed 
building elevations will not submitted to the City 
until then. 

The proposal 
is consistent 
with the 
criterion. 

c. The proposed street system and 
pedestrian system conform to 
the Monroe comprehensive 
plan, Chapter 22.42 MMC, 
Design Standards, and 
applicable public works design 
standards, and is laid out in 
such a manner as to provide for 
the safe, orderly and efficient 
circulation of vehicular and 
pedestrian traffic; 

The proposed streets and pedestrian circulation 
system have been reviewed by planning and 
engineering staff, and, as described in this staff 
report, are consistent with the Monroe 
comprehensive plan, Chapter 22.42 MMC, 2011 
Infill, Mixed Use and Multifamily Design 
Standards, and applicable public works design 
standards. The layout also provides for the safe, 
orderly and efficient circulation of vehicular and 
pedestrian traffic. 
 

The proposal 
is consistent 
with the 
criterion. 

d. The proposed subdivision or 
short subdivision will be 
adequately served with city-
approved water and sewer, and 
other utilities appropriate to the 
nature of the subdivision or 
short subdivision; 

The proposed plat will be served by City water 
and sewer. The facilities have adequate capacity 
to accommodate the additional units. Exhibit 7A 
from Snohomish County Public Utility District # 1 
verifies that there is sufficient electrical system 
capacity for the proposed development. 

The proposal 
is consistent 
with the 
criterion. 

e. The layout of lots, and their size 
and dimensions, takes into 
account topography and 
vegetation on the site in order 
that buildings may be 
reasonably sited, and that the 
least disruption of the site, 
topography and vegetation will 
result from development of the 
lots; 

The subject site does not have any identified 
critical areas, including those classified as 
geohazards. Therefore, topographic disruption 
will be minimal. The vegetation on site is 
comprised mainly of grasses, and the proposed 
landscaping plan will provide a greater diversity of 
vegetation. The layout of the development will 
accommodate 22 dwelling units, which is greater 
than the minimum and less than the maximum 
allowed for residential construction on this site. 

The proposal 
is consistent 
with the 
criterion. 

f. Identified hazards and 
limitations to development have 
been considered in the design of 
streets and lot layout to assure 
street and building sites are on 
geologically stable soil, 
considering the stress and loads 
to which the soil may be 
subjected; and 

As stated above, no geohazards have been 
identified on the subject site. However, soil 
amendments designed to handle the additional 
load of the development will be used when 
necessary. The proposed plat is designed to be 
accessed from Blueberry Lane, which appears to 
be the only feasible location for points of ingress 
and egress. Internal streets have been designed 
to maximize vehicle and pedestrian circulation. 

The proposal 
is consistent 
with the 
criterion. 

g. Lack of compliance with the 
criteria set forth in this section 
and in subsection (B) of this 
section, Subdivision Standards, 
shall be grounds for denial of a 

Staff finds that the proposal complies with the 
review criteria in MMC 22.68.040(A)(2) and 
recommends that preliminary approval be 
granted. 

The proposal 
is consistent 
with the 
criterion. 

Jim Gardner
I believe this is a 22 unit development.
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proposed subdivision or short 
subdivision, or for the issuance 
of conditions necessary to more 
fully satisfy the criteria. 

 
 
8. RCW 58.17.110 - Approval or disapproval of subdivision and dedication-factors to be 

considered-Conditions of approval-Finding-Release from damages:  
1) The city, town, or county legislative body shall inquire into the public use 

and interest proposed to be served by the establishment of the subdivision 
and dedication. It shall determine: 

 
(a) If appropriate provisions are made for, but not limited to, the public 

health, safety, and general welfare, for open spaces, drainage ways, 
streets or roads, alleys, other public ways, transit stops, potable water 
supplies, sanitary wastes, parks and recreation, playgrounds, schools 
and school grounds, and shall consider all other relevant facts, 
including sidewalks and other planning features that assure safe 
walking conditions for students who only walk to and from school; and  
 
The preliminary plat map (Exhibit 3) confirms that the preliminary plat 
application includes provisions for the public health, safety, and general 
welfare including open spaces, drainage ways, streets or roads, potable 
water, sanitary wastes, parks and recreation, playgrounds, schools and 
school grounds, and sidewalks that assure safe walking conditions for 
students who only walk to and from school. The Monroe School District was 
notified of the development application. No comments were received from 
the Monroe School District on the proposal. 

 
(b) Whether the public interest will be served by the subdivision and 

dedication. 
 
The public interest would be served by the subdivision and dedication, 
provided that the subdivision and dedication were developed under the 
provisions for the current zoning district (MG). Under this scenario, an 
existing parcel in the City would be developed allowing for efficient provision 
of public services, consistent with densities identified in the Monroe 2015-
2035 Comprehensive Plan. 

  
(2) A proposed subdivision and dedication shall not be approved unless the 

city, town, or county legislative body makes written findings that:  
 

(a) Appropriate provisions are made for the public health, safety, and 
general welfare and for such open spaces, drainage ways, streets or 
roads, alleys, other public ways, transit stops, potable water supplies, 
sanitary wastes, parks and recreation, playgrounds, schools and 
school grounds and all other relevant facts, including sidewalks and 
other planning features that assure safe walking conditions for 
students who only walk to and from school; and  

 
The preliminary plat map (Exhibit 3) confirms that the preliminary plat 
application includes provisions for the public health. The Staff Analysis 
addresses the provisions made for safety and general welfare, including 
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open spaces, drainage ways, streets or roads, potable water supplies, 
sanitary wastes, parks and recreation, playgrounds, schools and school 
grounds, and sidewalks that assure safe walking conditions for students who 
only walk to and from school.   

 
(b) The public use and interest will be served by the platting of such 

subdivision and dedication. If it finds that the proposed subdivision 
and dedication make such appropriate provisions and that the public 
use and interest will be served, then the legislative body shall approve 
the proposed subdivision and dedication. Dedication of land to any 
public body, provision of public improvements to serve the 
subdivision, and/or impact fees imposed under RCW 82.02.050 through 
82.02.090 may be required as a condition of subdivision approval. 
Dedications shall be clearly shown on the final plat. No dedication, 
provision of public improvements, or impact fees imposed under RCW 
82.02.050 through 82.02.090 shall be allowed that constitutes an 
unconstitutional taking of private property. The legislative body shall 
not as a condition to the approval of any subdivision require a release 
from damages to be procured from other property owners.  

 
The proposed preliminary plat includes provisions for the public health, 
safety, and general welfare including open spaces, drainage ways, streets or 
roads, potable water supplies, sanitary wastes, parks and recreation, 
playgrounds, schools and school grounds, and sidewalks that assure safe 
walking conditions for students who walk to and from Frank Wagner 
Elementary School and Park Place Middle School and the residents of the 
City of Monroe. The subject proposal does not include dedication of a public 
park. Private recreation space has been provided in Tract 997 and 998 and 
within balconies of the proposed single family units. Required site 
improvements and impact fees will be required as conditions of plat approval.  

9. Design Standards: 
Pursuant to MMC 22.42.020, the project is exempt from the design standards 
outlined in the Monroe Municipal Code as the property is subject to the 2011 Infill, 
Multifamily and Mixed Use Design Standards 
 

10. 2011 Infill, Multifamily and Mixed Use Design Standards: 
Required Design Element Menu Categories Individual Enhancement 

Integrated into the 
Proposed Plat 

Placement and 
Orientation 

Building Alignment Orient windows, main 
entrances and other 
principal building elements 
toward the street. 

 Side & rear yard 
compatibility 

Provide shared internal 
dives and walkways 
Provide Joint storm water 
features 
Provide landscaping and 
fencing as applicable along 
rear and side property 
lines. 

 Privacy Provide landscaping to 
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screen private spaces 
Massing & Scale Emphasize existing 

architectural features 
Emphasize horizontal 
elements such as porches, 
balconies and bays on 
residential structures. 

 Divide buildings into 
modules 

Provide vertical and 
horizontal articulation. 
Step back or project 
building elements. 

 Significant building 
elements 

Balconies 
Porches 

 Defined building top, 
middle and base 

Top – Varied roof slopes, 
strong eave lines. 
Middle – Balconies and 
varied material. 
Bottom – Pedestrian scale 
details & facades. 

Architectural Character Substantive building 
elements and varied 
materials 

Wood 
Lap siding 
Change finish materials, 
colors or textures on 
building elements to 
provide further articulation. 

 Window design  Window trim 
Square windows 

 Varied roof design Gables 
Varied Materials 

 Incorporate “green” 
building methods. 

Use high-quality materials 
with a low life cycle cost. 

Pedestrian Access and 
Site Design 

Pedestrian circulation Integrated pedestrian 
sidewalks and pathways 
Provide access to public 
sidewalks 
Provide landscaping 

 Landscaping Provide landscaping and 
special features to define 
street edge and unify 
design 
Provide landscaping and 
special features to create 
seasonal interest, color 
and texture. 

 Open Space Provide convenient access. 
Consider alternative open 
spaces such as balconies. 
Consider privacy of 
adjacent use, etc. 

Mechanical Equipment 
and Service Utilities 

Minimize visual impact of 
mechanical and 
equipment utility 
connections 

Screen equipment from 
view; do not locate window 
air conditioning units on 
primary façade. 
Screen utility connections 
and service boxes; locate 
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on secondary walls when 
feasible 

 Minimize visual impacts of 
trash storage and service 
areas. 

Consolidate 
garbage/recycling 
dumpsters and screen 
from public view. 

Parking Requirements Minimize visual impact Locate parking behind, to 
the side or rear 

 Shared parking Structured parking cannot 
dominate street frontages 

 Minimize residential 
impacts 

Minimize blank garage 
doors 
Tandem parking is allowed 

 Screening Provide perimeter 
landscaping and interior 
landscaping. 

 
 

11. Airport Overlay Compatibility: 
The City’s Airport Overlay Compatibility map indicates that the subject site is located 
within Zone 6.  Table 22.64.040 provides that single-family attached housing is a 
permitted use within Zones 6A and 6B.  Density limits set forth in MMC 22.54.080.C 
provide that no density limits apply to this zone.  
  

12. Critical Areas: 
The City’s critical areas map does not indicate critical areas on the subject site. In 
addition, the applicant’s consultant, Blue Heron, provided a letter (Exhibit 17) dated 
12/18/2019, received by the City on March 3, 2020, confirming that no critical areas 
were present on site.  The City’s environmental consultant concurs what that 
determination. 

13. Utilities:  
There is sufficient capacity available in the City’s public water and sanitary sewer 
system to serve the proposed subdivision. All lots will connect to the City’s water and 
sewer system. The applicant is proposing to connect to existing sanitary sewer line 
within the 179th Ave SE right-of-way and water lines in the 179th Ave SE and the 149th 
Ave SE right-of-way (Exhibit 12, Sheets 8-9), in accordance with the current City’s 
Public Works Design and Construction Standards. The conceptual utilities plan is 
attached as sheets 8 and 9 of Exhibit 12. 

 
As part of the civil plan review process, the applicant will install improvements to the 
stormwater system. Stormwater management will be designed to meet the 
requirements of the 2014 Department of Ecology Storm Water Management Manual 
for Western Washington as administered by the City Engineer. Any future permitted 
activities, such as building permits, will also have to comply with the provisions of the 
Storm Water Management Manual in effect at the time of the vesting of the permit 
application.  
 

14. Streets and Traffic:  
Access to the subdivision is proposed via 149th Street SE. Internal access to 
individual lots will be provided through a private road, shown as Tract 998. The 
proposed private road design was approved by the Public Works Director.  

 

Jim Gardner
149th????
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Traffic control devices and street signs shall be installed prior to final plat approval, and 
all private roads within the subdivision shall be constructed in accordance with the 
City’s Public Works Design and Construction Standards and installed by the developer 
to the satisfaction of the City Engineer prior to final plat approval. 
  
Impacts to the City’s transportation system are mitigated through the collection of 
traffic mitigation fees. In accordance with the City’s traffic impact fee program under 
MMC Chapter 3.54, impact fees require a standard fee amount per dwelling unit as a 
condition of residential development within the City.  Traffic impact fees shall be paid 
in accordance with MMC Chapter 3.54 and shall be based on the amount in effect at 
the time of payment.  Frontage improvements and paving, including curb, gutter, 
sidewalk, and street trees shall be installed along all private streets within the 
subdivision in accordance with the City’s Public Works Design and Construction 
Standards.  A traffic analysis memo is included as Exhibit 14. 
 

15. Park and Recreation Usable Open Space:  
Per MMC 22.42.070(G), for each proposed dwelling unit in a mixed use 
developments, recreational space shall be provided per the following table: 

Type of Dwelling Unit Open Space 
Studio and one bedroom 90 square feet per unit 

Two bedrooms 130 square feet per unit 

Three or more bedrooms 170 square feet per unit      
 
The proposed subdivision provides within the development Tract 997 (1,342 sq. ft.) 
and Tract 998 (1,503 Sq. ft.) which are usable open space and Lots 7 through 18, 
which is a private recreation space. If it is assumed that all units constructed will be 
three or more bedrooms, the applicant is required to provide 3,740 sq. ft. of 
recreational open space. The total area of Tracts 997 and 998 is proposed to be 
2,845 sq. ft. Pursuant to MMC 22.42.070(G)(4), balconies may count toward fifty 
percent of the open space requirement.  The proposed balcony (Exhibit 15) square 
footage exceeds the deficit of 894 square feet.  The proposed open space 
requirements of MMC 22.42.070(G) have been met. Maintenance of Tracts 997 and 
998 shall be the responsibility of the homeowner’s association.  
 
Impacts to the City park and recreation system from the anticipated additional public 
park users will be mitigated. In accordance with the City’s park impact mitigation 
fees established under MMC Chapter 3.52, impact fees require a standard fee 
amount per dwelling unit as a condition of residential development within the city. 
Park impact fees shall be paid in accordance with MMC 3.52. Park impact fees shall 
be based on the fee amount in effect at the time of payment.  

 
 

16. Parking: 
Per MMC 22.44.050, single family – detached subdivisions shall provide for parking 
per the following table: 

Conforming Land Use Minimum Required 
Parking Spaces 

Single-Family – Detached 2 per unit 

Subdivision – Single-family-
detached 

1 per 7 lots1,2 
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Table Notes:  

1. Garages shall not count toward this parking requirement. 

2. This requirement is in addition to those established for individual dwelling units in this table. 

The proposed subdivision provides for a minimum of 2 spaces per unit.  Lots 1 and 22 
provide for 3 spaces, and Lots 6 and 19 provide four spaces.  The total required 
parking spaces is 47 spaces.  The project provides 50 spaces (Exhibit 16). 
 

17. Schools: 
Impacts to the Monroe Public Schools and the Snohomish School District in the form 
of additional students are addressed through mitigation programs. The City of 
Monroe has adopted the Monroe and Snohomish School Districts’ 2018 - 2023 
Capital Facilities Plan, and imposes impact fees for schools in accordance with the 
plan and MMC Chapter 3.50. School impact fees require a standard fee amount per 
dwelling unit as a condition of residential development within the city. School impact 
fees are based on the amount in effect at the time of payment.  
 

18. Impact Fees and Capital Improvements:  
RCW 58.17.110(2) requires the City to make a finding that the proposed subdivision 
assures “safe walking conditions for students who only walk to and from school.”  
Students within the development have access to transportation to Frank Wagner 
Elementary School and Park Place Middle School. Students will be bussed from the 
development to Monroe High School by the Monroe School District. There are existing 
sidewalks adjacent to the subject property, and, as shown in Exhibit 3, sidewalks will 
be installed throughout the plat to provide for pedestrian circulation and safe walking 
conditions.  

 
19. Impact Fees and Capital Improvements:  

Development shall be subject to all applicable MMC requirements specifically 
including and without limitations, all applicable impact fees, and capital improvement 
charges pursuant to MMC section or chapter 13.04.025, 13.08.272, 3.50, 3.52, and 
3.54. 

 
20. Preliminary Plat Expiration:   

Per MMC section 22.68.040(A)(5)(c), preliminary approval of a proposed plat shall 
be effective for a period not to exceed five years from the date of Hearing Examiner 
approval, or concurrently with the expiration of the preliminary plat, whichever occurs 
earlier.   

 
E. CONCLUSIONS OF LAW 

1. The City of Monroe 2015-2035 Comprehensive Plan Future Plan Map designation 
for the site is “Multifamily,” which assumes an overall density of up to 25 dwelling 
units per acre. The site’s present zoning designation of Multifamily Residential (R25) 
is in compliance with the future land use designation adopted in the current 
Comprehensive Plan.  

2. The proposed subdivision, as conditioned herein, will be consistent with the pertinent 
development goals and policies outlined in the Monroe 2015-2035 Comprehensive 
Plan. 

3. The proposed subdivision, as conditioned herein, will be consistent with the pertinent 
development standards outlined in MMC Title 22, Unified Development Regulations. 

4. The proposed subdivision, as conditioned herein, will be consistent with the 2011 
City of Monroe Infill, Multifamily and Mixed Use Design Standards. 

5. The proposed subdivision, as conditioned herein, will make appropriate provisions 
for public use and interest, health, safety, and general welfare. 
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6. The proposed preliminary plat as conditioned meets all MMC requirements for a 
subdivision. 

7. The preliminary plat should be approved subject to the conditions noted below. 
8. The preliminary plat approval shall expire five years from the date of Hearing 

Examiner approval.  
 
 

F. STAFF RECOMMENDATION 
Based on the Findings of Fact and Conclusions of Law detailed in the staff report, staff 
recommends that the Hearing Examiner APPROVE the Stanton Station Preliminary Plat 
(project number PL2019-02), subject to the following conditions of preliminary approval: 
1.  All improvements shall be constructed in accordance with the approved preliminary 

plat map with the date stamp of June 2, 2020.  Minor modifications of the plans 
submitted, as described in MMC 22.68.040(G), may be approved by the Zoning 
Administrator or his/her designee if the modifications do not change the Findings of 
Fact or the Conditions of Approval. 

2. Final engineering drawings depicting the street improvements, water and sewer 
improvements, and drainage design shall be submitted to the City's Public Works 
Director for final review and approval before issuance of any grading permits. The 
street, water and sewer, and drainage improvements shall be designed in 
accordance with the City’s most current Public Works Design and Construction 
Standards. 

3. The project shall implement all of the applicable recommendations contained in the 
following technical reports submitted to the City: 
a. Conceptual Stormwater Site Plan, prepared by Harmsen and Associates, Inc., 

dated February 22, 2019, and revised September 20, 2019 and November 12, 
2019 (Exhibit 13). 

b. Geotechnical Report, prepared by Geotest Services, Inc., dated December 28, 
2017 (Exhibit 13). 

 
CLEARING AND GRADING 
1. A comprehensive erosion and sedimentation control plan to ensure appropriate on-

site and off-site water quality control shall be developed and implemented for all 
construction activities.  The Best Management Practices outlined in the 2014 DOE 
Stormwater Management Manual for Western Washington shall be incorporated into 
the design.  At a minimum, the plan shall include the following elements: 
a. Exposed soils shall be stabilized and protected with straw, hydro-seeding or 

other appropriate materials to limit the extent and duration of exposure; 
b. Disturbed areas shall be protected from storm water runoff impacts through the 

use of silt fence.  Other means of filtration of storm water runoff and for limiting 
erosion/sedimentation such as check dams, and sediment traps may be required 
and are recommended. 

c. Clearing and grading activities shall not be performed in the winter-wet season 
when soils are unstable. 

 
STORM DRAINAGE IMPROVEMENTS 
1. The stormwater system design and stormwater discharge shall utilize the Best 

Management Practices of the 2014 DOE Stormwater Management Manual for 
Western Washington. 

2. Stormwater pollution prevention measures shall be employed per the approved 
Stormwater Pollution Prevention Plan and as necessary to ensure appropriate on-
site and off-site water quality control.  Site runoff during construction shall be 
handled and treated as to quantity and quality impacts by utilizing Best Management 
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Practices, as defined in the 2014 DOE Stormwater Management Manual for 
Western Washington. 

3. The developer shall obtain a General Construction Stormwater NPDES Permit from 
the WA Department of Ecology (DOE) prior to beginning construction.  

 
ROAD IMPROVEMENTS 
1. Frontage improvements, including curb, gutter, sidewalk, street trees, and traffic 

control devices shall be provided for all streets within the subdivision; shall be 
constructed in accordance with the City’s most current Public Works Design and 
Construction Standards; and are to be installed by the developer to the satisfaction 
of the City Engineer prior to final plat application. 

 
LANDSCAPING 
1. Street trees shall be provided per the approved landscape plan. Street trees shall be 

planted when a street frontage is fully owner occupied and as directed by the City of 
Monroe. The City will coordinate tree plantings to the most favorable time of the year 
for plant survival. All street frontage landscaping/irrigation improvements shall be 
bonded until such time that housing construction is completed and bonded work may 
be completed without risk of construction damage.  

2. Irrigation is required for all street trees and newly planted vegetation. The applicant 
shall construct said irrigation system as consistent with a City-approved irrigation 
plan. 
 

FIRE 
1. The following requirements shall be adhered to during construction and completed 

before occupancy of any structure in accordance with the 2015 International Fire 
Code: 
a. Fire hydrants shall be provided in accordance with city standards and the 

direction of the Fire Marshal 
b. Fire Hydrants shall be installed as per fire flow and spacing requirements 

specified for the type of development with regards to distances to structures; 
c. Fire hydrants shall be equipped with four (4) inch quarter-turn Storz adapters; 
d. An access route, for firefighting apparatus, must be provided at the start of 

construction.  Minimum access route requirements include a 20’ width, 13’6” 
vertical height clearance, and the ability to support a load up to 75,000 pounds; 

e. All buildings must be addressed visibly and legibly from the road.  When 
buildings are not visible from the street, appropriate provisions must be made to 
identify clearly which road or drive serves the appropriate address including 
private roads.  

f. No parking signs shall be indicated on all street in this project and shall be 
signed or marked as directed by the Fire Marshal, for all streets with a width 
less than 28’ wide and within turnaround areas. 

 
FEES 
1. Prior to approval of the final plat, all landscaping associated with the plat shall 

require the submittal of an acceptable warranty surety to warrant all required 
landscaping improvements against defects in labor materials for a period of 24 
months after acceptance of those improvements by the City. The warranty amount 
shall be equal to fifteen (15) percent of the costs of the improvements, as 
determined by the Zoning Administrator. 

2. Prior to approval of the final plat, the developer shall submit an acceptable warranty 
surety to warrant all required public improvements, installed, against defects in labor 

Jim Gardner
I don’t believe we have room for street trees in this plat.
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and materials for a period of 24 months after acceptance of those improvements by 
the City.  The warranty amount shall be equal to fifteen (15) percent of the costs of 
the improvements, as determined by the Public Works Director. The surety shall be 
submitted to and approved by the City of Monroe and executed prior to final plat 
approval. 

3. School, park, and traffic impact fees assessed in accordance with MMC Chapters 
3.50, 3.52, and 3.54, respectively, shall be required and paid at the rate in effect at 
the time of building permit issuance.  

4. The water system capital improvement charge, in accordance with MMC Section 
13.04.025, shall be required and paid prior to building permit issuance. 

5. The wastewater system capital improvement charge, in accordance with MMC 
Section 13.08.272, shall be required and paid prior to building permit issuance.  

 
AIRPORT OVERLAY 
1. Construction and subsequent development must comply MMC22.54.070 and as 

identified in the WADOT Aviation Division public comment (Exhibit 7.3) including:  
Land Uses that are prohibited in the Airport Overlay Zoning District: 

a. Lighting that diminishes a pilot’s ability to visually locate the landing strip 
and/or land an aircraft. 

b. Electrical interference with navigational signals or radio communication 
between the airport and aircraft. 

c. Dust, smoke, or other emissions that result in impairment of visibility for 
pilots. 

d. Hazardous conditions such as the manufacturing or warehousing of 
materials that are explosive, flammable, toxic, or corrosive, with the 
exception of aircraft fuel, oil, and other fuels intended for aerial application 
and as outlined in the below matrix. 

e. Uses that would foster an increase in bird population and thereby increase 
the likelihood of a bird impact problem. 

 
FINAL PLAT 
1. Prior to Final Plat submittal, all improvements shall be installed, inspected, and 

approved by the City Engineer per the approved plans. All improvements shall be 
constructed in accordance with the approved engineering plans and preliminary plat 
map. Minor modifications of the plans submitted may be approved by the Zoning 
Administrator if the modifications do not change the Preliminary Plat Findings of Fact 
and/or Conditions of Approval. 

2. All lot corners shall be installed with rod and cap or other City-approved survey 
method prior to Final Plat approval. 

3. All existing and proposed easements and maintenance agreements shall be clearly 
shown and labeled on the final plat. 

4. The following note shall appear on the face of the Final Plat Map: “The Homeowners 
Association is responsible for maintaining, in a uniform manner, all landscaping and 
irrigation within all commonly owned Tracts and easements.”    

5. As this plat includes a dedication, the following Waiver of Claims for Damages 
Statement shall appear on the face of the Final Plat Map:  
This dedication includes conveyance of roads, tracts, utility and storm drainage 
infrastructure, and other areas of right-of-way intended for public use and/or 
ownership as shown on or otherwise referenced by the plat.  The [insert name here] 
hereby waives all claims against the City of Monroe and/or any other governmental 
authority for damages which may occur to the adjacent land as a result of the 
construction, drainage and maintenance of such facilities and improvements. 
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6. If the final plat contains dedication of land for public purposes, it shall contain the 
following statement: 
Know all men by these presents that (name of developer) do hereby declare this plat 
and dedicate to the public forever all roads and ways and other public property 
shown hereon, and the use thereof for any and all public purposes, with the right to 
make all necessary slopes for cuts and fills, and the right to continue to drain the 
roads and ways over and across any lot or lots, where water might take a natural 
course, in the original reasonable grading of the roads and ways shown hereon. 
 

 Following original reasonable grading of roads and ways hereon, no drainage waters 
on any lot or lots shall be diverted or blocked from their natural course so as to 
discharge upon any public road rights-of-way, or to hamper proper road drainage. 
Any enclosing of drainage waters in culverts or drains or rerouting thereof across 
any lot as may be undertaken by or for the owner of such lot shall be done by and at 
the expense of such owner, but only after approval by the city engineer. 

7. The final plat shall provide space for the approving signatures of the zoning 
administrator, city engineer, and the mayor. The city clerk shall attest the signatures. 

8. The title block on the final plat map shall have the names of all the legal owners of 
the property named on the plat and the name of the surveyor/engineering firm which 
prepared the final plat map.  

9. An Auditor’s Certificate shall be shown on the final plat map. 
10. The following are required to be shown on the face of the final plat map: 

c. Surveyor Certificate; 
d. Correct legal description of all lots as set out in Chapter 58.17 RCW; 
e. Owners Statement; 
f. All new easement(s) over the property, their legal description(s) and associated 

dedication block(s); 
g. Recording block/Certification blocks for City approval; 
h. North arrow; 
i. Certification of Payment of Taxes and Assessments; 
j. Auditor’s Certificate; and 
k. The survey control scheme, monumentation, basis of bearing and references.  

 
MISCELLANEOUS 
1. Preliminary plat approval shall be effective for a maximum time period of five years 

upon which a final plat that meets all conditions of the preliminary plat approval must 
be submitted, in accordance with MMC 22.68.040(A)(5)(c) 

2. If applicable, at the time of final plat submittal the developer shall submit a group 
mailbox plan, approved by the U.S. Post Office, to the Planning Department for final 
addressing. 

3. Mail routes, including mailbox types and locations, shall be approved by the 
Postmaster prior to construction.  

4. The developer shall submit a copy of the final plat to the Snohomish County 
Assessor’s at 3000 Rockefeller Avenue, Everett, WA 98201-4060 for recording. 

5. All construction equipment, building materials, and debris shall be stored on the 
applicant’s property, out of the public right-of-way.  In no case shall the access to 
any private or public property be blocked or impinged upon without prior consent 
from the affected property owners and the City of Monroe. 

6. If at any time during clearing, grading and construction the streets are not kept clean 
and clear, all work will stop until the streets are cleaned and maintained in a manner 
acceptable to the Public Works Director. 

Jim Gardner
I don’t recall any dedications with this plat.  Should this even be in the recommendations?
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7. Pursuant to MMC 6.04.055(B)(1), construction noise is not allowed Monday through 
Friday between the hours of 8 P.M. and 7 A.M., and from 8 P.M. and 9:00 A.M. on 
the weekend.   

8. All signs, if any, shown on the approved plans for the subdivision are for illustrative 
purposes only. Pursuant to Monroe Municipal Code 22.50, a sign permit must be 
obtained for the placement of any non-exempt signage. An application for a sign 
permit shall include an approved site plan specifying the location of all signs. 

9. The developer and contractor shall attend a pre-construction meeting with City staff 
to discuss expectations and limitations of the project permit before starting 
construction. 
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October 29, 2019 

City of Monroe 
806 West Main Street 
Monroe, Washington 98272 

Re: Stanton Station ~ Project Narrative 

Project Design Team 

Joseph Smeby ~ Omega Engineering    (425) 387-3820  joe@omega-eng.com 
Rick Hanson ~ Hanson Homes    (425) 328-5202 2011 2011hansonhomes@gmail.com 
Krystal Lowe ~ Origin Design Group   (425) 346-1905  origindg@gmail.com 
Edward Koltonowski ~ Gibson Traffic   (425) 339-8266  edwardk@gibsontraffic.com 
Joanne Swanson ~ Orca Land Surveying   (425) 259-3400   joanne@orcalsi.com 
Carston Curd ~ Nelson Geotechnical   (425) 486-1669   carston@nelsongeotech.com  

Project Contact 

Jen Haugen ~ Land Resolutions   (425) 258-4438   jen@orcalsi.com 

All of the information within this narrative will also be found on the preliminary plat map Sheet 1 of 1 
and other reports or maps in the application presented to the city for review and approval. 

The current owner of this property is Hanson Homes.  On behalf of our client, Rick Hanson, whose 
mailing address is PO Box 2289, Snohomish, Washington 98291, and is the primary contact who may be 
reached at (425) 328-5202, we would like to submit the following project narrative. 

The project consists of the following tax parcel numbers: 00847600099500. 

The site addresses for the existing parcel is unaddressed. 

This property within this application contains 39,355 square feet or .90 acres. 

The current zoning of the property is Mixed Use Commercial. 

The average lot size in this development is 1,293 SF. Smallest lot is 1,073 SF. 

Stanton Station is being proposed as a 22-lot subdivision, using the City of Monroe’s MUC codes. The 
project will be developed in one phase. Because this proposed subdivision is designed around the unit size 
and unit configuration, the applicant requests the City to review the included building plans and site plans 
to verify this project meets all applicable City Code requirements, including but not limited to the General 

Received 10/31/2019
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Infill Requirements, MMC 18.10.140(table B), building and garage setbacks, garage sizes, driveway 
lengths, parking stall sizes and parking spaces required. 
 
Tracts 997 and 998, which encompass 2,841 square feet, shall be utilized for the required useable open 
space for residents in the development. 
 
Total proposed parking space count is 66 spaces. (38 interior and 28 exterior.) 
 
There are no critical areas on site.  
 
All existing trees and brush shall be removed within the proposed lots and Tracts. 
 
Stanton Station as designed shall be an enhancement to the area and the community.  
            
Thank you in advance for reviewing this project with us and we look forward to working with you to 
complete this application and project. If you have any questions or comments concerning this application 
or project feel free to contact me at (425) 258-4438 office, or via email jen@orcalsi.com. 
 
 
Sincerely, 

 
Jen Haugen 
Land Resolutions 
2018-102 

mailto:jen@orcalsi.com
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NOTICE OF LAND USE APPLICATION  
NOTICE IS HEREBY GIVEN that the City of Monroe has received an application for a Preliminary Plat 
as described below:   
 
PROJECT NAME:    Stanton Station Preliminary Plat  
 
PROJECT FILE#:  PL2019-02 
 
APPLICANT/OWNER: Richard Hanson, PO Box 2289, Snohomish, WA 98291 
    
PROJECT LOCATION: The site is located at the southwest corner of 149th Street SE and 179th Ave 
SE, Monroe, Washington, 98272.  Snohomish County Tax Parcel Number: 00847600099500. 
 
PROJECT DESCRIPTION: The applicant is requesting preliminary plat approval for a 22-lot 
subdivision on approximately .90 acres in the Mixed Use - General (MG) zoning district with 
associated grading, drainage improvements, and landscaping improvements.  The property is 
currently vacant. The proposed development will take access off of 149th Street SE. 
 
PERMITS/APPROVALS REQUIRED: Preliminary Subdivision Approval, Environmental Review, 
Grading/Engineering Permits, and any State and Federal Permits if applicable. 
 
STUDIES REQUIRED:  Traffic Study, Drainage Report, Environmental Checklist, Geotechnical Report, 
Critical Areas Report. 
 
APPLICATION PROCESS: A preliminary plat is a public hearing review process per City of Monroe 
Municipal Code (MMC) Chapter 22.84. It requires a public hearing, which will be noticed separately 
and conducted before the Hearing Examiner.   
 
APPLICATION DATE: October 29, 2019   NOTICE OF COMPLETE APPLICATION: November 13, 2019   
 
DATE OF NOTICE OF APPLICATION:   November 25, 2019 
 
PUBLIC COMMENT PROCEDURE:  Submit written comments on or before 5 p.m., December 9, 2019. 
Comments should address completeness of the application, quality or quantity of information 
presented, and the project’s conformance to applicable plans or code.  
 
PUBLIC HEARING: A public hearing is required for this project and will be noticed separately. 
 
STAFF CONTACT: Amy Bright, Associate Planner @ (360) 863-4533 or abright@monroewa.gov. 

 
All documents are available for review Monday-Friday, 8:00-5:00 p.m., excluding holidays, at 

Monroe City Hall, 806 West Main St Monroe, WA 98272 and online at:  
http://www.monroewa.gov/872/Stanton-Station 

City of Monroe 
806 West Main Street, Monroe, WA 98272   

Phone (360) 794-7400   Fax (360) 794-4007 
www.monroewa.gov 
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Leigh Anne
Typewritten Text
EXHIBIT 6



Leigh Anne
Typewritten Text
EXHIBIT 6-A





Leigh Anne
Typewritten Text
EXHIBIT 6-B



Leigh Anne
Typewritten Text
EXHIBIT 6-C



OWNERNAME OWNERLINE1 OWNERCITY OWNERSTATE

2018-3 IH BORROWER LP 1717 MAIN ST STE 2000 DALLAS TX

AGILERA ROBERTO ESQUIVEL 14920 179TH AVE SE MONROE WA

AGUILAR RAMON 17702 149TH ST SE MONROE WA

ALLRED MIRINDA 17660 149TH ST SE MONROE WA

ARMBRUSTER THOMAS J & PEGGY J 17791 149TH STREET SE MONROE WA

BOKONE ROBERT C & ALLISON L 17765 150TH ST SE MONROE WA

BRIGHAM THOMAS D & KYLE YVETTE M 14934 180TH AVE SE MONROE WA

CALKINS KAREN 17779 149TH ST SE MONROE WA

CHRISTIANSON BRIAN C 17713 150TH ST SE MONROE WA

CHRISTOPHERSON LARRY & PHYLLIS 17787 150TH ST SE MONROE WA

CITY OF MONROE 806 W MAIN MONROE WA

COVINGTON JORDAN LORELL 17629 150TH ST SE MONROE WA

CRIPE JAMES ALLEN JR 11033 198TH PL SE SNOHOMISH WA

DAVEY DENISE L 15071 177TH AVE SE MONROE WA

DIAZ MANUEL 15045 177TH AVE SE MONROE WA

DOMINGUEZ RAUL R 17767 149TH ST SE #2 MONROE WA

DUENAS SANDRA E & MOSS DONALD M 17792 149TH ST SE MONROE WA

EMMEL TERRY & TIA 17856 152ND ST SE MONROE WA

ERIKS JACOB 15150 178TH AVE SE MONROE WA

ESCOBAR AGUSTIN & TERESA 14914 179TH AVE SE MONROE WA

ETTER CHARLES C 15005 179TH AVE SE MONROE WA

FADDIS THOMAS 17763 149TH ST SE MONROE WA

FIRST BAPTIST CHURCH-MONROE 17922 149TH ST SE MONROE WA

FISHCHUK MIROSLAVA 17823 149TH ST SE MONROE WA

FORREST ALEEN & RYAN 15006 180TH PL SE MONROE WA

GANDY ALLISON M & HERBERT M III 15072 178TH AVE SE MONROE WA

GEYER WENDY 17208-177TH AVE SE MONROE WA

GIHLSTROM RONALD A & MARIA E TRUST 14924 179TH AVE SE MONROE WA

GORDER BRIAN M & SUSANNE M 17665 150TH ST SE MONROE WA

GREENACRE PROPERTY LLC 8242 NE 110TH PL KIRKLAND WA

HAGGLUND CATHY R 17771 149TH ST SE UNIT 3 MONROE WA

HANE FRED M III & JAGIRA L 15034 177TH AVE SE MONROE WA

HANKINSON TREVOR & CHRISTINE JULIA 17775 149TH ST SE MONROE WA

HANSON RICHARD D & LORI L PO BOX 1142 SNOHOMISH WA

HARRISON STREET REAL ESTATE LLC 71 S WACKER DR STE 3575 CHICAGO IL

HAYES DAWN M & STEVE LEE 15172 178TH AVE SE MONROE WA

HOWELL MICHAEL J/JOHNSTONE MELISSA G 17716 149TH ST SE MONROE WA

HULSEY MATTHEW DAVID 17809 150TH ST SE MONROE WA

JAMES AMBER 14928 180TH AVE SE MONROE WA

JORGENSEN JOHN & MISTY 17647 150TH ST SE MONROE WA

KECK MICHAEL A 15014 180TH AVE SE MONROE WA

KEEFE DEBORAH K PO BOX 82471 KENMORE WA

KELLY ROAD LLC 17760 149TH ST SE MONROE WA

KENT PHILLIP R & KATHERYN E 15024 179TH AVE SE MONROE WA

KLEIN RUTH A 17815 149TH ST SE UNIT 14 MONROE WA

LAZAR CLAUDIU & SIMONA 15151 177TH AVE SE MONROE WA



LEGGE GRENWILLE C & O'NEIL ROSEMARY L 17841 152ND ST SW MONROE WA

LUNDEEN KAREN 14922 179TH AVE SE MONROE WA

MAGANA-GUTIERREZ ALMA DELIA 14920 179TH AVE SE MONROE WA

MELGOZA CHRISTOPHER 17688 149TH ST SE MONROE WA

MONROE 35 ASSOCIATES LLC 5945 ATLAS PL NW SEATTLE WA

NADAN VISHWA & DEVI SULOCHANA 17748 149TH ST SE MONROE WA

OLSON SVEN N/OLSON JASON A 15044 178TH AVE SE MONROE WA

OQUERE KATCHEKPELE & BANAGNO PASSIMAM 17803 149TH ST SE UNIT 11 MONROE WA

OSBORNE GREG & RHONDA 15173 177TH AVE SE MONROE WA

OVITSLAND PROPERTIES LLC 23121 3RD AVE SE BOTHELL WA

PETERS CHARLES & LINDA 14912 179TH AVE SE MONROE WA

PRUISMANN DERYK/KNOTH JACLYN 15112 177TH AVE SE MONROE WA

PUBLIC HOSPITAL DISTRICT #1 14701 179TH ST SE MONROE WA

QUEEN PAULA 15088 177TH AVE SE MONROE WA

REUKAUF-HARDIN TINA 15028 179TH AVE SE MONROE WA

RUDEEN KRISTINA J 15104 178TH AVE SE MONROE WA

RUSH JOHN L 17732 149TH ST SE MONROE WA

SANSBURY CHRISTOPHER/WALKER MARIE M 15125 178TH AVE SE MONROE WA

SAUVAGE REAL ESTATE LLC 1138 22ND AVE E SEATTLE WA

SCOLMAN JAMES W II & CLIFTON KAREN J 17739 150TH ST SE MONROE WA

SESLAR TOBEY & COBI L 17674 149TH ST SE MONROE WA

SIMMONS TERRY L & MARILYN 14900 180TH AVE SE MONROE WA

SLEE CAROL D 17811 149TH ST SE UNIT 13 MONROE WA

SMITH AARON 17799 149TH ST SE UNIT 10 MONROE WA

SMITH ABIGAIL 17807 149TH ST SE UNIT 12 MONROE WA

SMITH BRYAN C/BRINKMAN DEZARAH L 17806 149TH ST SE MONROE WA

SNOHOMISH 29 LAND LLC 6333 83RD AVE SE SNOHOMISH WA

SNOHOMISH COUNTY PUBLIC HOSPITAL DIST #1 18005 149TH AVE SE MONROE WA

SONSTENG JERALD J 14910 179TH AVE SE MONROE WA

SPARKS PATRICK H 15127 177TH AVE SE MONROE WA

STEVENS DAVID & MICHELE 15002 180TH AVE SE MONROE WA

SWAN JUDITH A 17783 149TH RD SE #6 MONROE WA

THOMPSON SETH D & ANNA R 15079 178TH AVE SE MONROE WA

TIEDE BRUCE R 15128 178TH AVE SE MONROE WA

TOEDTLI LISA/RANNIGER BRENT 17821 152ND ST SE MONROE WA

VAN DUREN RUTH A 18463 BLUEBERRY LANE V101 MONROE WA

VAN PELT CHARLES M JR & NANCY G PO BOX 638 DUVALL WA

VANDERHOUWEN KEITH J 17323 TROMBLEY RD SNOHOMISH WA

VEILLEUX GARY M & SYLVIA L 17855 152ND ST SE MONROE WA

WHITE KIRSTEN T/WHITE STEVEN M 15103 177TH AVE SE MONROE WA

WOOD MICHAEL 17819 149TH ST SE MONROE WA

ZBYSZEWSKI JERZY 14916 179TH AVE SE MONROE WA
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STATE OF WASHINGTON) XXXXX 149th ST SE., Monroe WA 98272  
           Address  
 
COUNTY OF SNOHOMISH) Stanton Station Preliminary Plat  - #PL2019-02  
     Application Name and File #  
 
 
I,  Kim Shaw  (print name) being first duly sworn on oath, depose and say: 
That on the  25th day of  November, 2019, I posted 1 notice in the City Hall lobby and 
Emailed 1 notice to the Monroe Public Library for the Notice of Application for the 
Stanton Station Preliminary Plat and on the correct date of posting of said notice. 
 
I declare under penalty of perjury under the laws of the State of Washington that the 
foregoing is true and correct. 
 
 
 
______________________________________
Signed       

 
 

AFFIDAVIT OF POSTING 
NOTICE OF APPLICATION 
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 Providing quality water, power and service at a competitive price that our customers 
value 
 

 

 
1802 – 75th Street S.W.  Everett, WA  98203 / Mailing Address: P.O. Box 1107  Everett, WA  98206-1107 

425-783-4300  Toll-free in Western Washington at 1-877-783-1000, ext. 4300  www.snopud.com 

 August 4, 2020 

 

Amy Bright 

City of Monroe 

abright@monroewa.gov 

 

 

Dear Ms. Bright: 
 

Reference:  SEPA2019 07 Stanton Station 
 

District DR Number:  20-100-38 
 

 The District presently has enough electric system capacity to serve the proposed 

development.  However, the existing District facilities in the local area may require 

upgrading.  The developer is required to supply the District with suitable locations/easements 

on all parcels where electrical facilities must be installed to serve the proposed development.  

It is unlikely that easements will be granted on District-owned property, or consents granted 

within District transmission line corridors.  Existing PUD facilities may need relocations or 

modifications at the developer’s expense.  Any relocation, alteration or removal of District 

facilities to accommodate this project shall be at the expense of the project developer and 

must be coordinated with the PUD in advance of final design.  Please include any utility work 

in all applicable permits. 
 

 Cost of any work, new or to upgrade, existing facilities that are required to connect this 

proposed development to the District electric system shall be in accordance with the applicable 

District policies.  The District policy requires the developer to provide a 10-foot easement and 

an 8-foot clearance between any building/structures and transformers/switch cabinets upon its 

property for underground electrical facilities that must be installed to serve the proposed 

development.   
 

 Please contact the District prior to design of the proposed project.  For information 

about specific electric service requirements, please call the District's Plat Development Team 

at (425)783-4350. 
 

  Sincerely, 
 
 

  Mary Wicklund    for 

 

 Gordon Hayslip, Interim Senior Manager 

 Transmission & Distribution System 

 Operations & Engineering 

 

 

Cc:  Jen Haugen – jen@orcalsi.com 
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From: Platts, Max
To: LandUse Permits
Subject: RE: [EXTERNAL] Notice of Determination of Non-Significance
Date: Thursday, August 6, 2020 3:37:09 PM

Good afternoon,
 
I wanted to reach out to you and provide comment in regards to the City of Monroe File #PL2019-
02/SEPA2019-17, Stanton Station Preliminary Plat.
 
I am the Aviation Land-Use Planner for WSDOT Aviation. With the projects proximity to First Air Field
in Monroe, this development falls within Zone 6 of the WSDOT Airports and Compatible Land Use
Guidebook Compatibility Zones. Mixed Use Developments are permitted in Zone 6 however there
should be a plan in place to ensure that the construction and the subsequent development to
ensure that there will not be height hazard obstructions, smoke, glare, electronic interference,
wildlife attractants, or other hazards to the airspace.
 
Please let me know if you have any questions or concerns or if you wish to discuss this further.
 
Thank you.
 
T.S. “Max” Platts
WSDOT Aviation Division
Aviation Planner
Office: 360-709-8028
Cell: 360-890-5258
 

 
 
 

From: Kim Shaw <KShaw@monroewa.gov> 
Sent: Monday, July 27, 2020 9:30 AM
To: Kim Shaw <KShaw@monroewa.gov>
Cc: Amy Bright <ABright@monroewa.gov>
Subject: [EXTERNAL] Notice of Determination of Non-Significance
 
WARNING: This email originated from outside of WSDOT. Please use caution with links and attachments.

 
Good morning,
 
Attached is the Determination of Non-Significance and SEPA Checklist for City of Monroe
File #PL2019-02/SEPA2019-17, Stanton Station Preliminary Plat.
 
If you have any questions or need additional information on this project, please contact

mailto:PlattsT@wsdot.wa.gov
mailto:LandUse@monroewa.gov
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Associate Planner Amy Bright @ 360.863.4533 or abright@monroewa.gov or you can find
this on the city’s web site at http://monroewa.gov/872/Stanton-Station.
 
Thank you,
Kim
 

Kim Shaw, CPT | Land Use Permit Supervisor
806 West Main Street | Monroe, WA 98272
360-863-4532 | kshaw@monroewa.gov

 
NOTE: This email is considered a public record and may be subject to public disclosure.
 

mailto:abright@monroewa.gov
http://monroewa.gov/872/Stanton-Station
mailto:kshaw@monroewa.gov
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From: Kim Shaw
To: Kim Shaw
Cc: Amy Bright
Subject: Notice of Determination of Non-Significance
Date: Monday, July 27, 2020 9:29:51 AM
Attachments: Environmental Checklist.pdf

Stanton Station DNS - Signed.pdf
Vicinity map.pdf

Good morning,
 
Attached is the Determination of Non-Significance and SEPA Checklist for City of Monroe
File #PL2019-02/SEPA2019-17, Stanton Station Preliminary Plat.
 
If you have any questions or need additional information on this project, please contact
Associate Planner Amy Bright @ 360.863.4533 or abright@monroewa.gov or you can find
this on the city’s web site at http://monroewa.gov/872/Stanton-Station.
 
Thank you,
Kim
 

Kim Shaw, CPT | Land Use Permit Supervisor
806 West Main Street | Monroe, WA 98272
360-863-4532 | kshaw@monroewa.gov

 
NOTE: This email is considered a public record and may be subject to public disclosure.
 

mailto:/O=MONROE/OU=CITYOFMONROE/CN=RECIPIENTS/CN=KSHAW
mailto:KShaw@monroewa.gov
mailto:ABright@monroewa.gov
mailto:abright@monroewa.gov
http://monroewa.gov/872/Stanton-Station
mailto:kshaw@monroewa.gov

















































































 
 


VICINITY MAP 
STANTON STATION PRELIMINARY PLAT 


CITY OF MONROE FILE #PL2019-02 
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NOTICE OF PUBLIC HEARING  
NOTICE IS HEREBY GIVEN that a PUBLIC HEARING is scheduled to be held Thursday, 
October 8th, 2020 at 10:00 a.m. by the City of Monroe Hearing Examiner via the virtual meeting 
platform, Zoom (information is listed below for access to the meeting) on the proposed Stanton 
Station Preliminary Plat. 
 

Location: Zoom Virtual Meeting 
Zoom Join Link:  https://us02web.zoom.us/j/89830920158 
Call-in Number: 253-215-8782 Meeting ID: 898 3092 0158 

 
PROJECT NAME:      Stanton Station Preliminary Plat     
 
PROJECT FILE#:  PL2019-02 
 
APPLICANT/OWNER: Richard Hanson, PO Box 2289, Snohomish, WA. 98291 
 
PROJECT LOCATION:  The site is located at the southwest corner of 149th Street SE and 179th 
Ave SE, Monroe, Washington, 98272.  Snohomish County Tax Parcel Number: 00847600099500. 
 
PROJECT DESCRIPTION: The applicant is requesting preliminary plat approval for a 22-lot 
subdivision on approximately .90 acres in the Mixed Use - General (MG) zoning district with associated 
grading, drainage improvements, and landscaping improvements.  The property is currently vacant. 
The proposed development will take access off of 149th Street SE. 
 
PUBLIC COMMENT PROCEDURE: Anyone wishing to comment on the above item or wishing 
to provide other relevant information may do so in writing and mailed to: Monroe City Hall, 
Attention: Community Development at 806 W Main St., Monroe WA. 98272, Emailed 
to landuse@monroewa.gov, or appear before the Hearing Examiner at the time and place of said 
public hearing. Per MMC 22.82.110 (D), the Hearing Examiner’s decision shall become final and 
the Preliminary Plat shall be issued upon the terms and conditions prescribed by the Hearing 
Examiner, if no appeal is filed.  
 
PUBLIC REVIEW OF DOCUMENTS: A copy of the application and supporting documents for the 
project are available for review on the city’s website at: http://monroewa.gov/872/Stanton-Station. 
A copy of the staff report will be available for review at City Hall seven (7) days prior to the hearing. 
Please contact Kim Shaw at (360) 863-4532 or kshaw@monroewa.gov for further assistance. 
Copies will be provided at cost. 
 
STAFF CONTACT: Additional information may be obtained by contacting  Amy Bright, Associate 
Planner, @ (360) 863-4533 or abright@monroewa.gov. 

City of Monroe 
806 West Main Street, Monroe, WA 98272   

Phone (360) 794-7400   Fax (360) 794-4007 
www.monroewa.gov 

 

https://us02web.zoom.us/j/89830920158
mailto:landuse@monroewa.gov
http://monroewa.gov/872/Stanton-Station
mailto:kshaw@monroewa.gov
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STATE OF WASHINGTON) xxxxx 149TH ST. SE., Monroe WA 98272 
          Address  

COUNTY OF SNOHOMISH) Stanton Station Preliminary Plat - #PL2019-02 
Application Name and File #  

I,  Kim Shaw (print name) being first duly sworn on oath, depose and say: That 
on the   24th day of   September , 2020, I made application with Click2Mail to mail on 
September 25th, 2020 a copy with prepaid postage of the  Notice of Public Hearing 
for Stanton Station Preliminary Plat. Attached is a list of names and addresses to whom 
this information was mailed to. 

I declare under penalty of perjury under the laws of the State of Washington that the 
foregoing is true and correct. 

______________________________________     ________________________ 
Signed        Date 

  AFFIDAVIT OF MAILING 
NOTICE OF PUBLIC HEARING 

9/24/2020           Kim Shaw
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CHECKED BY: KL

REVISIONS:

DRAWING INFORMATION

ORIGIN

1031 185TH AVE NE

SNOHOMISH, WA 98290

TEL: 425.346.1905

RICHARD D. & TORI L. HANSON

P.O. BOX 1142

SNOHOMISH, WA  98291

CONTACT:  RICK HANSON

2011HANSONHOMES@GMAIL.COM

(425) 328-5202

DESIGN GROUP

STATE OF

WASHINGTON

LICENSED

LANDSCAPE ARCHITECT

KRYSTAL LOWE

LICENCE NO. 1206

#        DESCRIPTION                    DATE

OF 4

SECTION 2, TOWNSHIP 27N, RANGE 6E, W.M.
CITY OF MONROE

DRAWING TITLE:

LANDSCAPE PLAN

N

NVICINITY MAP
NTS

ALL LANDSCAPING SHALL BE INSTALLED IN ACCORDANCE WITH THE CITY OF MONROE'S REQUIREMENTS.

THE GENERAL CONTRACTOR IS TO PROVIDE SUBGRADES 4" BELOW HARD SURFACES PLUS/MINUS .1 FOOT.

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

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

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

ALL BED AREAS TO RECEIVE 2" OF ORGANIC MULCH.

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

STREET TREES ARE TO BE FIELD LOCATED BY CITY OF MONROE PARKS DEPARTMENT REPRESENTATIVE.

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

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

LAWN AREAS ARE TO BE SOD.  REMOVE ALL STONES LARGER THAN 1" FROM LAWN AREAS.

SUBSTITUTIONS ARE STRONGLY DISCOURAGED. IF PLANT AVAILABILITY IS A PROBLEM, CONTACT THE LANDSCAPE ARCHITECT FOR
SOURCES OR ACCEPTABLE ALTERNATIVES.

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.

LANDSCAPING SHALL BE PLANTED AND MAINTAINED IN A MANNER SO AS TO PROVIDE A 3' CLEAR SPACE AROUND THE
CIRCUMFERENCE OF FIRE HYDRANTS.
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IRRIGATION TRENCH DEPTHS, 18" FOR MAINLINE, 12" FOR LATERAL LINES.  TRENCHES SHALL BE FREE OF ALL DEBRIS THAT CAN RESULT
IN DAMAGE TO THE PIPING.

SET VALVE BOXES SQUARE TO ADJACENT BUILDINGS, WALKS OR PARKING.

PLAN IS DIAGRAMMATIC, STANDARD TRADE PRACTICES TO BE EMPLOYED TO INSURE ECONOMY OF TRENCHING AND SLEEVING.
EXACT LOCATION OF LINES AND HEADS MAY BE ALTERED BY CONTRACTOR TO PROVIDE BEST WATER COVERAGE.

OWNER TO PROVIDE DEDUCT/EXEMPT METER AS REQUIRED BY WATER PURVEYOR.

SWING JOINTS TO BE EITHER TRIPLE SWING JOINTS OR TORO FUNNY PIPE.

LEAVE A MINIMUM OF 3' OF ADDITIONAL CONTROL WIRE LOOPED AT EACH VALVE BOX.  ATTACH CONTROL WIRES TO THE
ADJACENT PIPING WITH ELECTRICAL TAPE, AT LEAST EVERY 20'.  RUN 3 SPARE WIRES ALONG ENTIRE LENGTH OF MAINLINE, LOOP
THROUGH EACH VALVE BOX TO FARTHEST VALVE BOX EACH DIRECTION.
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2813 Rockefeller Avenue  Suite B  Everett, WA 98201 
Tel: 425-339-8266  Fax: 425-258-2922  E-mail: info@gibsontraffic.com

MEMORANDUM 

To:  Rick Hanson, Hanson Homes 
From: Brad Lincoln, PE  
Subject: Stanton Station 

Queuing Analysis 
Date:  October 18, 2019 
Project: GTC #19-172 

Gibson Traffic Consultants, Inc. (GTC) has been retained to provide a queuing analysis for the 
Stanton Station development. The site is located in the southwest corner of the intersection of 179th 
Avenue SE at 149th Street SE. A site vicinity map is included in Figure 1. 

Figure 1: Site Vicinity Map 
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Stanton Station Traffic Analysis 

Gibson Traffic Consultants, Inc.  October 2019 
info@gibsontraffic.com 2 GTC #19-172 

The Stanton Station development is proposed to provide an access to 149th Street SE and City of 
Monroe staff has requested an analysis to determine if vehicles will queue beyond the access. There 
is proposed to be 110 feet of separation between the stop-bar at 179th Avenue SE and the access, 
which would allow for approximately 4 to 5 vehicles in queue (average vehicle length of 22 to 25 feet 
in a queue). Additionally, the access is proposed to be located beyond the striped left-turn lane storage. 
 
City of Monroe staff identified that traffic volumes for the intersection were to be collected on a 
Wednesday, Thursday and Friday between 6:00 AM and 6:00 PM. The traffic volume data was 
collected in October 2019 by the independent count firm Traffic Data Gathering (TDG) according to 
the requests of City of Monroe staff. The data shows that the highest volumes occur during the PM 
peak-hour between 4:00 PM and 6:00 PM. Turning movement counts for the PM peak-hour of the 
three count days was also provided and it was determined that the highest PM peak-hour volume 
occurred on Wednesday. The total traffic data and the PM peak-hour turning movement counts are 
included with this memorandum and have been provided to City of Monroe staff. 
 
Additionally, video data of the west leg (eastbound vehicles) was collected at the same time to 
evaluate the number of vehicles that queue along 149th Street SE. The videos were reviewed and there 
was one time (in all 36 hours of data) where there were 3 left-turn vehicles that were queued and 
several instances were two vehicles were queued. However, the vast majority of the time there was 
less than 1 vehicle queued at the intersection. This was substantiated by the PM peak-hour level of 
service analysis of the intersection, which showed a 95th Percentile queue of less than 1 vehicle. This 
equates to 57 minutes of the PM peak-hour having less than 1 vehicle on the west leg of the 
intersection. The analysis is included in the attachments. 
 
The 110 feet of separation between the access to the Stanton Station and the stop-bar should therefore 
provide sufficient space and is not anticipated to be blocked by eastbound vehicles queued at the 
adjacent intersection. The access to the Stanton Station development should therefore be approved. 
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HCM 6th TWSC
1: 179th Avenue SE & 149th Street SE Stanton Station

2019 Existing Conditions - Wednesday Volumes PM Peak-Hour
Gibson Traffic Consultants, Inc. [BJL 19-172]

Intersection
Int Delay, s/veh 1.9

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 20 2 7 24 0 32 16 427 31 10 242 10
Future Vol, veh/h 20 2 7 24 0 32 16 427 31 10 242 10
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length 175 - - 200 - - 100 - - 165 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 93 93 93 93 93 93 93 93 93 93 93 93
Heavy Vehicles, % 4 4 4 4 4 4 4 4 4 4 4 4
Mvmt Flow 22 2 8 26 0 34 17 459 33 11 260 11
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 815 814 266 803 803 476 271 0 0 492 0 0
          Stage 1 288 288 - 510 510 - - - - - - -
          Stage 2 527 526 - 293 293 - - - - - - -
Critical Hdwy 7.14 6.54 6.24 7.14 6.54 6.24 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.14 5.54 - 6.14 5.54 - - - - - - -
Critical Hdwy Stg 2 6.14 5.54 - 6.14 5.54 - - - - - - -
Follow-up Hdwy 3.536 4.036 3.336 3.536 4.036 3.336 2.236 - - 2.236 - -
Pot Cap-1 Maneuver 294 310 768 299 315 585 1281 - - 1061 - -
          Stage 1 715 670 - 542 534 - - - - - - -
          Stage 2 531 526 - 711 667 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 272 303 768 289 308 585 1281 - - 1061 - -
Mov Cap-2 Maneuver 272 303 - 289 308 - - - - - - -
          Stage 1 706 663 - 535 527 - - - - - - -
          Stage 2 493 519 - 694 660 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 16.9 14.6 0.3 0.3
HCM LOS C B
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1WBLn2 SBL SBT SBR
Capacity (veh/h) 1281 - - 272 573 289 585 1061 - -
HCM Lane V/C Ratio 0.013 - - 0.079 0.017 0.089 0.059 0.01 - -
HCM Control Delay (s) 7.8 - - 19.4 11.4 18.7 11.5 8.4 - -
HCM Lane LOS A - - C B C B A - -
HCM 95th %tile Q(veh) 0 - - 0.3 0.1 0.3 0.2 0 - -
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