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STAFF REPORT AND RECOMMENDATION 
Main Brook Townhomes 

Public Hearing for Main Brook Townhomes Preliminary 
Plat

HEARING EXAMINER:                   Mr. Phil Obrechts, City of Monroe Hearing Examiner 
DATE: February 15, 2018 
FILE NUMBERS: PL2017-02 
DESCRIPTION: Public Hearing for Main Brook Townhomes Preliminary Plat to 

subdivide approximately 1.42 acres into 19 lots containing eighteen 
(18) zero lot-line townhome lots and one (1) commercial lot in the 
Mixed-Use Commercial (MUC) zoning district.  

APPLICANT: Rick Hanson 
Hanson Homes at Main Brook, LLC 
PO Box 2289 
Snohomish, WA 98291 

PROJECT LOCATION: Section 1 Township 27 Range 6 Quarter SW LOT 4 OF CITY OF 
MON SP 199008 REC AFN 199912215006 BEING A PTN OF 
SW1/4 SW1/4; otherwise known as XXXX W. Main Street, Monroe, 
Washington, 98272.  Snohomish County Tax Parcel Number(s): 
27060100310200, 27060100310300, and 27060100310400.   

HEARING DATE: February 22, 2018 at 10:00 AM 
HEARING LOCATION: Monroe City Hall 

Council Chambers 
806 West Main Street 
Monroe, WA 98272 

STAFF CONTACT:               Anita Marrero, Senior Planner, City of Monroe 

A. PROJECT DESCRIPTION 
The applicant, Hanson Homes at Main Brook, LLC, has submitted an application for preliminary 
plat approval of a 19 lot subdivision containing eighteen (18) zero lot-line townhome lots and one 
(1) commercial lot on approximately 1.42 acres (approximately 61,885 square feet).  The subject 
project is zoned Mixed Use Commercial (MUC).  The project site is addressed as XXXX West 
Main Street, Monroe, WA 98272; and is identified by Snohomish County Tax Parcel Numbers 
27060100310200, 27060100310300, and 27060100310400. The subject site is vacant and 
contains a parking lot.  Conceptual street 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:

Rick Hanson
Hanson Homes at Main Brook, LLC
PO Box 2289
Snohomish, WA 98291

2. Contact Person:
Ry McDuffy

        EXHIBIT 1
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 Orca Land Surveying 
 3605 Colby Avenue 
 Everett, WA 98201 

 
3. General Location: 

The site is located at Section 1 Township 27 Range 6 Quarter SW LOT 4 OF CITY 
OF MON SP 199008 REC AFN 199912215006 BEING A PTN OF SW1/4 SW1/4; 
otherwise known as XXXX W. Main Street, Monroe, Washington, 98272.  
Snohomish County Tax Parcel Number(s): 27060100310200, 27060100310300, and 
27060100310400. (Exhibit 2).   
 

4. Site Address:  
XXXX W. Main Street, Monroe, WA 98272 
 

5. Description of Proposal:  
The applicant, Hanson Homes, is requesting preliminary plat approval for a 19-lot 
subdivision containing eighteen (18) zero lot-line townhome lots and one (1) 
commercial lot to be developed in two (2) phases on approximately 1.42 acres in the 
Mixed Use Commercial (MUC) zoning district.  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 
Storm 
Water: 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 
 
 
 
 
 

AREA EXISTING LAND USE 
DESIGNATION 

ZONING EXISTING USE 

Project Site Mixed Use 
 

Mixed Use Commercial 
(MUC) 

Vacant, parking lot 

North of Site 
 

High Density SFR Urban Residential 
(UR6000) 

Single-family residential 

South of Site 
(across West 
Main Street) 

General Commercial & 
Mixed Use 

Mixed Use Commercial 
(MUC) 

Single-family residential 

East of Site Mixed Use 
 

Mixed Use Commercial 
(MUC) 

Single-family 
residential, Multi-family 
residential, Commercial 

West of Site Mixed Use 
 

Mixed Use Commercial 
(MUC) 

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

Pursuant to Monroe Municipal Code (MMC) Sections 21.20.050(F) and 21.50.120, 
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 21.60. Appeals of final 
decisions on preliminary plats may be appealed to Snohomish County Superior 
Court (MMC 21.50.120). 

 
2. Application Submittal and Completeness:  

The Main Brook Townhomes Preliminary Plat application was received by the City of 
Monroe on September 29, 2017 (Exhibit 4). The application was deemed complete 
and vested on October 17, 2017 (Exhibit 5).  
 

3. Public Notification and Comments:  
Public notice for the application was provided in accordance with the requirements of 
MMC section 21.40.010. A Notice of Application was published, mailed, and posted 
on October 20, 2017 (Exhibit 6 - 6E). A public comment period was provided from 
October 20, 2017 through 5:00 PM on November 3, 2017. No public comments were 
received and two (2) agency comments from PSE and PUD were received. (Exhibits 
7A – 7B). 

 
A Notice of Public Hearing was published, mailed, and posted on February 12, 2018 
(Exhibit 8 – 8D). The date of the open record public hearing with the Hearing 
Examiner is set for February 22, 2018 at 10:00 AM. Public testimony may be 
provided during the public hearing pursuant to MMC 21.50.060(C). 

 
4. Environmental Review:   

A Determination of Non-Significance (DNS) was issued, published, posted, and 
mailed on December 15, 2017 (Exhibit 9 - 9E). The DNS provided a comment and 
appeal period ending at 5:00 PM on January 2, 2018. No appeals regarding the 
SEPA threshold determination were received by the City during the specified appeal 
period.  
 

 
D. FINDINGS OF FACT 

1. Application Submittal and Completeness: 
The application was submitted on September 29, 2017 and determined to be 
complete on October 17, 2017.  
 

2. Environmental Review: 
A SEPA Determination of Non-Significance (DNS) was issued on December 15, 
2017. No comments or appeals on the SEPA threshold determination were received.  
 

3. Bulk Requirements and Dimensional Standards:  
Per MMC section 18.10.050 Zoning Land Use Matrix, and MMC section 18.10.140 
Bulk Requirements and Table A, the development shall comply with the following 
standards for the Mixed Use Commercial (MUC) zone for townhome residential 
development: 
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Table B  

– Mixed Use Zoning District Bulk Development Requirements 

  
Mixed Use 

MUNC MUC 

Minimum Lot Size, in sq. ft. NA NA 

Minimum Lot Width1 NA NA 

Maximum Lot Coverage 75% NA2 

Maximum Building Height3 35 – 45 35 – 55 

Minimum First Story Height (mixed use 

buildings) 
15 15 

Front Yard Setback4,5 5/20 5/20 

Side Yard Setback6,7,8 5 – 10 10 

Rear Yard Setback9 10 – 20 10 – 20 

Landscape Buffer10 5 5 
 
 
Notes: 
1.    When townhomes or other attached housing units are built on separate lots, the lot width-to-depth ratio will be 

approximately 1:4. 
2.    Except as required by the landscape and parking district requirements. 
3.    The maximum height along street frontages is limited to thirty-five feet (three stories); in the MUNC zone height 

can be increased to forty-five feet when the fourth floor is stepped back and in the MUC zone height can be 
increased to fifty-five feet when the fourth and fifth floors are stepped back. 

4.    The minimum required setback is five feet; the maximum allowed setback is twenty feet. 
5.    Porches, covered entries, or pedestrian-oriented spaces may project up to five feet into front yard setbacks. 
6.    When townhomes or other attached housing units are built on separate lots, a zero setback between units is 

permitted in allowed zones. The outside setback for attached housing units abutting a ROW, separate detached 
unit(s), or different zone will be ten feet. 

7.    Side yard setbacks for single-family residences will be five feet minimum; all other mixed use, commercial and 
multifamily structures will be ten feet minimum. 

8.    Side yard setbacks for fourth and fifth floors require an additional five feet per floor. That is, the fourth floor must 
be set back at least five feet from the building’s edge and the fifth floor must be set back at least ten feet from 
the building’s edge. 

9.    The rear setback can be reduced to ten feet if parking is underground or underneath the unit for multifamily 
developments or parking is accessed off an alley/private drive to the rear and provides a minimum backup area 
of twenty feet including the alley or private lane. 

10.  Landscape buffers will be five feet along property lines; however, the city may waive the five-foot perimeter 
landscape buffer for internal property lines when the adjacent properties share parking, access, or other 
common features that will make intensive landscaping impractical. 

 
4. Density Calculations:  

Section 18.10.020(B) of the MMC delineate how an applicant can determine the 
maximum allowed residential density for mixed use zoning districts.  
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To calculate the maximum allowed base density for a site in the MUC zone (12-20 
dwelling units per acre), multiply the gross site area, in acres, by the units allowed 
per acre. The base density for the proposed site, with a gross site area of 1.42 
acres, would be calculated as follows. 

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

1.42 acres * 12 = 17.04 dwelling units  
 

 
Step 2. Gross site area (in acres) * 20 (20 dwelling units per acre in the MUC zone): 

1.42 acres * 20 = 28.4 dwelling units  
 

Step 3. MMC 18.10.020(B)(1) requires that “when calculating the maximum 
residential density, any resulting fraction 0.50 or over shall be rounded up to the next 
whole number and any fraction 0.49 or under shall be rounded down to the 
preceding whole number:” 

A maximum of 17-28 units are allowed in the Main Brook Townhome preliminary 
plat. 

 
The applicant is proposing 18 dwelling units, which is within the maximum density 
allowed in the MUC zoning district. Thus, the density is consistent with that allowed 
by the zoning code. 

 
5. MMC Title 17 Subdivision(s):  

Pursuant to MMC 17.12.030(E), the City Planner, 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. 

 
6. MMC Title 17 Preliminary Plat Decision Criteria:   

Pursuant to MMC 17.12.030(H)(1-3) the applicant shall comply with the following: 
 

The hearing authority shall consider if the proposed subdivision conforms to 
the comprehensive plan and the Shoreline Master Program; 

 
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 
MUC zoning, which provides for 12-20 dwelling units per acre, conforms to the City of 
Monroe’s 2015-2035 Comprehensive Plan “Mixed Use” designation for density. The 
City of Monroe 2015-2035 Comprehensive Plan Table 3.07 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 
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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 of existing and 
planned public facilities. 

 
 The site is not located within the shoreline jurisdiction for the City. Therefore, this 

provision does not apply. 
 

The hearing authority shall consider the physical characteristics of a proposed 
subdivision site and may recommend disapproval of a proposed plat because of 
improper protection from floods, inundation or wetland conditions; 

 
 The site is not located within a floodplain. As described above, there are no wetlands 

on site. This provision does not apply. 
 

All identified direct impacts must be mitigated or meet concurrency as set forth 
in MMC Title 20. 

 
 All direct impacts of the proposal have been or will be mitigated through municipal 

code requirements and the conditions of preliminary plat approval. 
 
 Per MMC section 20.06.030(D), strategies and financial commitments are in place to 

complete necessary improvements or strategies within six years of time of 
development as set forth in the Comprehensive Plan. This includes the payment of 
mitigation and/or impact fees for water, wastewater, parks, transportation, and 
schools. Stormwater is mitigated on site by the applicant during subdivision 
improvement construction. The City of Monroe Police Department and Fire District #7 
did not raise any concerns regarding level of service standards when provided the 
opportunity to comment on the proposed preliminary plat.   

 
 According to the information presented in the development application as well as the 

analysis completed by City staff, the development does not lower the level of service 
on the following public facilities and services below the minimum standards established 
within the City of Monroe Comprehensive Plan: 

 
a.  Potable water; 
b.  Wastewater; 
c.  Storm water drainage; 
d.  Police and fire protection; 
e.  Parks and recreation; 
f.  Arterial roadways; and 
g.  Public schools. 

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

considered-Conditions of approval-Finding-Release from damages:  
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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 
current zoning district (MUC). 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 
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 
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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 999. Required site 
improvements and impact fees will be required as conditions of plat approval. 
The Washington State Growth Management Act requires that jurisdictions 
that plan shall have sufficient housing capacity to meet projected growth 
targets. The proposed plat increases the residential density of the City by 
creating lots to accommodate future population growth, which increases the 
City’s housing capacity. 

 
8. Critical Areas:  

There are no known critical areas on this site. 

9. 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. Sanitary sewer and water lines will be constructed across West Main 
Street and in the proposed private road in accordance with the current City’s Public 
Works Design and Construction Standards. The conceptual utilities plan is attached 
(Exhibit 10). 

 
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.  
 

10. Streets and Traffic:  
Access to the subdivision is proposed via West Main Street. Internal access to 
individual lots will be provided through a private road ‘A’ and ‘B’ (Tract 997).  Road 
‘A’ is 30’, 2-10’ travel lanes and a 5’ sidewalk on one side.  Road ‘B’ is 20’, 2-10’ 
travel lanes.  The proposed private road design was approved by the Public Works 
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Director. Frontage improvements along West Main Street are already installed which 
includes curb and gutter, and a five foot wide sidewalk along the entire length of the 
site frontage.  An ADA ramp and new driveway approach will be installed at the 
entrance of West Main Street. 

 
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. 
  
Based on the Traffic Impact Study dated September 2017 (Exhibit 13), the 
development is anticipated to generate approximately 23.44 AM peak-hour trips and 
32.85 PM peak-hour trips. The level of service analysis shows that all of the study 
intersections in the TIA are anticipated to operate within acceptable level of service 
thresholds. 
 
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 20.12, 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 20.12 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. 
 

11. Park and Recreation Usable Open Space:  
Per MMC 18.78.080, for each proposed dwelling unit in a multifamily structure, 
complex or development, 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 a private neighborhood park within the 
development. Tract 998 (749 sq. ft.) is open space and Tract 999 (2,417 sq. ft.) will 
contain a play structure, bench, landscaping, and fencing (Exhibit 14). The 
development is required to provide 3,060 square feet of recreation space.  The total 
recreation space provided is 3,166 square feet.  Maintenance of the park and 
recreation tract 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 20.10, 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 20.10. Park impact fees 
shall be based on the fee amount in effect at the time of payment.  
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12. 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 District 2016 - 2021 Capital 
Facilities Plan, and imposes impact fees for schools in accordance with the plan and 
MMC Chapter 20.07. School mitigation 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.  
 
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 will walk from the development 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. Sidewalks will be installed on one side of 
Road ‘A’ and will extend to West Main Street providing safe walking conditions.  The 
public streets fronting on and/or adjacent to the subdivision include sidewalks on all 
sides of the street as well as sidewalk along the property frontage along West Main 
Street.  

 
13. 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, 20.07, 20.10, 
and 20.12. 

 
14. Preliminary Plat Expiration:   

Per MMC section 17.12.020(A), 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 “Mixed Use,” which assumes an overall density of up to 25 dwelling 
units per acre. The site’s present zoning designation of Mixed Use Commercial 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 
applicable land division requirements outlined in MMC Title 17, Subdivisions. 
 

4. The proposed subdivision, as conditioned herein, will be consistent with the pertinent 
development standards outlined in MMC Title 18, Planning and Zoning. 
 

5. The proposed subdivision, as conditioned herein, will make appropriate provisions 
for public use and interest, health, safety, and general welfare. 

 
6. The proposed preliminary plat as conditioned meets all MMC requirements for a 

subdivision. 
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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 Main Brook Townhomes 
Preliminary Plat (project number PL2017-02), 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 January 17, 2018.  Minor modifications of the plans submitted, as 
described in MMC 18.84.210 (e.g. BLA or reduction in total number of lots), may be 
approved by the Community Development Director 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) Storm Drainage Report, prepared by Joseph M. Smeby, PE, dated September 2017 

(Exhibit 11). 
b) Geotechnical Report, prepared by Liu & Associates, dated March 31, 2017 (Exhibit 

12). 
c) Traffic Report, prepared by GTC, dated September 2017 (Exhibit 13). 

 
CLEARING AND GRADING 
4. 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 
5. The stormwater system design and stormwater discharge shall utilize the Best 

Management Practices of the 2014 DOE Stormwater Management Manual for Western 
Washington. 
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6. 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 Practices, as defined in 
the 2014 DOE Stormwater Management Manual for Western Washington. 

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

ROAD IMPROVEMENTS 
8. 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 
9. Street trees shall be included in the street planter strips 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 Planning Department. 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.  

10. Irrigation is required for all street trees and newly planted vegetation within the right-of-
way and within Tracts (where applicable and required by the City). The applicant shall 
submit an irrigation plan prior to construction for review and approval by the City.  

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

occupancy of any structure in accordance with the 2015 International Fire Code: 

• Fire hydrants shall be provided in accordance with city standards and the direction of 
the Fire Marshal 

• Fire Hydrants shall be installed as per fire flow and spacing requirements specified for 
the type of development with regards to distances to structures; 

• Fire hydrants shall be equipped with four (4) inch quarter-turn Storz adapters; 

• An access route, for fire fighting 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; 

• 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.  

• Fire sprinklers are required for all residential units and future development.   

• No parking signs are required as directed by the Fire Marshal for all streets with a 
width less than 32’ and within turnaround areas. 

FEES 
12. 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 
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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 Community 
Development Director. 

13. 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 and 
materials for a period of 24 months after acceptance of those improvements by the City.  
The warranty amount shall be equal to ten (10) 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. 

14. Park, Traffic and School impact fees assessed in accordance with MMC Chapters 20.07, 
20.10 and 20.12 shall be required and paid at the rate in effect at the time of building 
permit issuance.  

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

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

 

FINAL PLAT 
17. 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 Community Development 
Director or Public Works Director if the modifications do not change the Preliminary Plat 
Findings of Fact or Conditions of Approval. 

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

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

20. 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.”    

21. 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.” 

22. 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. 
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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.” 

23. The following shall be shown on the recording block section of the plat map: “Refer to 
Auditor Recording Number.” 

24. The final plat shall provide space for the approving signatures of the community 
development director, city engineer and the mayor, and the city clerk shall attest the 
signatures. 

25. 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.  

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

• Surveyor Certificate; 

• Correct legal description of all lots as set out in Chapter 58.17 RCW; 

• Owners Statement; 

• All new easement(s) over the property, their legal description(s) and associated 
dedication block(s); 

• Recording block/Certification blocks for City approval; 

• North arrow; 

• Certification of Payment of Taxes and Assessments; 

• Auditor’s Certificate; and 

• The survey control scheme, monumentation, basis of bearing and references.  

 
MISCELLANEOUS 

28. The 30’ existing ingress, egress, and utility easement (AFN 199912215006) to the site 
shall be revised to include access to the proposed new lots before final plat approval. 

29. 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 17.12.020(A). 

30. All development within the mixed use commercial zone shall comply with the Infill, 
Multifamily, and Mixed Use Design Standards, subject to the requirements of MMC 
18.10.132. 

31. The developer shall apply to the Snohomish County Auditor at 3000 Rockefeller Avenue, 
Everett, WA 98201-4060 for a plat name reservation certificate and furnish the City with a 
copy of the approved reservation certificate at the time of final plat submittal. 

32. 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. 

http://www.codepublishing.com/WA/Monroe/html/pdfs/InfillMFMUDesignStandards.pdf
http://www.codepublishing.com/WA/Monroe/html/pdfs/InfillMFMUDesignStandards.pdf
http://www.codepublishing.com/WA/Monroe/html/Monroe18/Monroe1810.html#18.10.132
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33. Mail routes, including mailbox types and locations, shall be approved by the Postmaster 
prior to construction.  

34. The developer shall submit a paper copy of the final plat to the Snohomish County 
Assessor’s at 3000 Rockefeller Avenue, Everett, WA 98201-4060 with a segregation letter 
for land segregation and property tax review. 

35. 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. 

36. 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. 

37. Construction noise is not allowed between the hours of ten (10) p.m. and seven (7) a.m.   
38. All signs shown on the approved plans for the subdivision are for illustrative purposes 

only.  Pursuant to Monroe Municipal Code 18.80, a sign permit must be obtained for the 
placement of any non-exempt signage.  Application for that sign permit shall include an 
approved site plan specifying the location of all signs. 

39. 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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$2750.00 $200.00 + $25.00(sign)
$150.00$175.00

$550.00

Per Lot fee = $1260.00

$5346.75
$236.75
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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: Main Brook Townhomes Preliminary Plat 

PROJECT FILE#: PL2017-02 

APPLICANT/OWNER: Hanson Homes at Main Brook, LLC, PO Box 2289 Snohomish, WA 
98291 

PROJECT LOCATION: The site is located at Section 1 Township 27 Range 6 Quarter SW LOT 4 
OF CITY OF MON SP 199008 REC AFN 199912215006 BEING A PTN OF SW1/4 SW1/4; otherwise 
known as XXXX W. Main Street, Monroe, Washington, 98272.  Snohomish County Tax Parcel 
Number(s): 27060100310200, 27060100310300, and 27060100310400. 

PROJECT DESCRIPTION: The applicant, Hanson Homes, is requesting preliminary plat approval 
for a 21-lot subdivision containing eighteen (18) zero lot-line townhome lots and three (3) 
commercial lots to be developed in two (2) phases on approximately 1.42 acres in the Mixed-
Use Commercial (MUC) zoning district. 

APPROVALS REQUIRED:  Preliminary Subdivision and SEPA Environmental Review. 

STUDIES REQUIRED: Traffic Study, Drainage Report, Geotechnical Report, and Environmental 
Checklist.  

APPLICATION PROCESS: A preliminary plat is a public hearing review process per City of Monroe 
Municipal Code (MMC) Chapter 21.20.050(F). It requires a public hearing, which will be noticed 
separately, and decision before the Hearing Examiner.  

APPLICATION DATE:  September 29, 2017 

NOTICE OF COMPLETE APPLICATION:  October 17, 2017 

DATE OF NOTICE OF APPLICATION:  October 20, 2017 

COMMENT PERIOD:  Submit written comments on or before 5 p.m., November 3, 2017. 
Comments should address completeness of the application, quality or quantity of information 
presented, and the project’s conformance to applicable plans or code. 

STAFF CONTACT:  Anita Marrero, Senior Planner @ (360) 863-4513 or 
amarrero@monroewa.gov 

All documents are available for review Monday-Friday, 8:00-5:00p.m., excluding holidays, at Monroe 
City Hall, 806 West Main St Monroe, WA 98272 and online at www.monroewa.gov/mainbrook 

A decision on the application will be made within one hundred twenty (120) days of the date of the 
letter of completeness. 

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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From: Kim Shaw
To: Kim Shaw
Cc: Ben Swanson; Anita Marrero; Leigh Anne Barr
Subject: Notice of Land Use Application - City of Monroe
Date: Friday, October 20, 2017 4:39:56 PM
Attachments: image001.png

Vicinity map.pdf
NOA Main Brook Townhomes.pdf

Good Afternoon,

Please see the attached Notice of Application for a proposed 21-lot Preliminary Plat in the City of
Monroe.  For questions on this application, please contact Anita Marrero, Senior Planner, at (360)
863-4513 or amarrero@monroewa.gov.

Thank you,
Kim

Kim Shaw, CPT
Land Use Permit Supervisor
806 West Main Street | Monroe, WA 98272
(360) 863-4532 (Ph) | (360) 794-4007 (F)
http://www.monroewa.gov  
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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:    Main Brook Townhomes Preliminary Plat  
 
PROJECT FILE#:  PL2017-02 
 
APPLICANT/OWNER: Hanson Homes at Main Brook, LLC, PO Box 2289 Snohomish, WA 


98291 
 
PROJECT LOCATION: The site is located at Section 1 Township 27 Range 6 Quarter SW LOT 4 
OF CITY OF MON SP 199008 REC AFN 199912215006 BEING A PTN OF SW1/4 SW1/4; otherwise 
known as XXXX W. Main Street, Monroe, Washington, 98272.  Snohomish County Tax Parcel 
Number(s): 27060100310200, 27060100310300, and 27060100310400. 
 
PROJECT DESCRIPTION: The applicant, Hanson Homes, is requesting preliminary plat approval 
for a 21-lot subdivision containing eighteen (18) zero lot-line townhome lots and three (3) 
commercial lots to be developed in two (2) phases on approximately 1.42 acres in the Mixed-
Use Commercial (MUC) zoning district. 
 
APPROVALS REQUIRED:  Preliminary Subdivision and SEPA Environmental Review.  
 
STUDIES REQUIRED: Traffic Study, Drainage Report, Geotechnical Report, and Environmental 
Checklist.   
 
APPLICATION PROCESS: A preliminary plat is a public hearing review process per City of Monroe 
Municipal Code (MMC) Chapter 21.20.050(F). It requires a public hearing, which will be noticed 
separately, and decision before the Hearing Examiner.  
 
APPLICATION DATE:  September 29, 2017 
 
NOTICE OF COMPLETE APPLICATION:  October 17, 2017 
 
DATE OF NOTICE OF APPLICATION:  October 20, 2017 
 
COMMENT PERIOD:  Submit written comments on or before 5 p.m., November 3, 2017. 
Comments should address completeness of the application, quality or quantity of information 
presented, and the project’s conformance to applicable plans or code. 
 
STAFF CONTACT:  Anita Marrero, Senior Planner @ (360) 863-4513 or 
amarrero@monroewa.gov 


All documents are available for review Monday-Friday, 8:00-5:00p.m., excluding holidays, at Monroe 
City Hall, 806 West Main St Monroe, WA 98272 and online at www.monroewa.gov/mainbrook 


A decision on the application will be made within one hundred twenty (120) days of the date of the 
letter of completeness. 


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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From: Ryan, Faye
To: Kim Shaw
Subject: RE: Notice of Land Use Application - City of Monroe
Date: Monday, October 23, 2017 11:51:49 AM
Attachments: image001.png

Hi, Kim and Anita.
PSE has no gas or electric easements or facilities on these properties.
Thank you for allowing us to review.

Faye Ryan, SR/WA
Senior Real Estate Representative
Northern Region

Puget Sound Energy
Right-of-Way Department
1660 Park Lane
Burlington, WA  98233

Easement ?s   
http://pse.com/accountsandservices/YourProperty/Documents/6105_NCC_Brochure.pdf

faye.ryan@pse.com
360-766-5455  (ofc)
360-628-2864  (cell)

From: Kim Shaw [mailto:KShaw@monroewa.gov] 
Sent: Friday, October 20, 2017 4:40 PM
To: Kim Shaw
Cc: Ben Swanson; Anita Marrero; Leigh Anne Barr
Subject: Notice of Land Use Application - City of Monroe

Good Afternoon,

Please see the attached Notice of Application for a proposed 21-lot Preliminary Plat in the City of Monroe.  For questions
on this application, please contact Anita Marrero, Senior Planner, at (360) 863-4513 or amarrero@monroewa.gov.

Thank you,
Kim

Kim Shaw, CPT
Land Use Permit Supervisor
806 West Main Street | Monroe, WA 98272
(360) 863-4532 (Ph) | (360) 794-4007 (F)
http://www.monroewa.gov  
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NOTICE OF PUBLIC HEARING 

NOTICE is hereby given that a PUBLIC HEARING is scheduled to be held on the proposed MAIN 
BROOK TOWNHOMES PRELIMINARY PLAT on THURSDAY, FEBRUARY 22, 2017 AT 10:00 A.M. 
by the City of Monroe Hearing Examiner in the Council Chambers at City Hall, located at 806 
West Main Street, Monroe, WA. 

PROJECT NAME: Main Brook Townhomes Preliminary Plat 

PROJECT FILE #: PL2017-02/SEPA2017-14 

APPLICANT: Hanson Homes @ Main Brook, LLC 

CONTACT: Rick Hanson, PO Box 2289, Snohomish WA. 98291 

PROJECT DESCRIPTION:  The applicant, Hanson Homes, is requesting preliminary plat approval for 
a 19-lot subdivision containing eighteen (18) zero lot-line townhome lots and one (1) 
commercial lot to be developed in two (2) phases on approximately 1.42 acres in the Mixed-
Use Commercial (MUC) zoning district. 

PROJECT LOCATION: The site is located at Section 1 Township 27 Range 6 Quarter SW LOT 4 OF 
CITY OF MON SP 199008 REC AFN 199912215006 BEING A PTN OF SW1/4 SW1/4; otherwise known 
as XXXX W. Main Street, Monroe, Washington, 98272.  Snohomish County Tax Parcel Number(s): 
27060100310200, 27060100310300, and 27060100310400. 

PUBLIC COMMENTS: Anyone wishing to comment on the above items or to provide other relevant 
information may do so in writing or appear in person before the Hearing Examiner at the time 
and place of said public hearing. The Hearing Examiner is required to issue a final decision on 
this project pursuant to MMC 21.50.030(D). The Hearing Examiner’s decision will be final and 
issued within 10 days of the public hearing. 

PUBLIC REVIEW OF DOCUMENTS: The file is available for review during regular business hours, 8:00 
a.m. – 5:00 p.m., Monday - Friday at Monroe City Hall, 806 West Main Street, Monroe WA. For 
more information, please contact Kim Shaw at (360) 863-4532 or kshaw@monroewa.gov. Project 
information is also available on the city’s website at: www.monroewa.gov/mainbrook. 

STAFF CONTACT: Anita Marrero, Senior Planner, at (360) 863-4513 or amarrero@monroewa.gov. 

NOTICE OF PUBLIC HEARING POSTED/MAILED: 2/12/2018 

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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1. DEVELOPMENT IDENTIFICATION 
 
Gibson Traffic Consultants, Inc. (GTC) has been retained to provide a traffic impact analysis for 
the proposed Main Brook Townhomes development to address the City of Monroe, Snohomish 
County and Washington State Department of Transportation (WSDOT) traffic impacts. Brad 
Lincoln, responsible for this report and traffic analysis, is a licensed professional engineer (Civil) 
in the State of Washington and member of the Washington State section of ITE. 
 
The Main Brook Townhomes development is proposed to consist of a total of 18 standalone 
residential townhouse units and 4,160 square feet (SF) of medical office. The development site is 
located on the north side of W Main Street, west of Dennis Way. The development is proposing to 
utilize an existing access onto W Main Street. site vicinity map has been included in Figure 1. 
 

2. METHODOLOGY 
 
Trip generation calculations for the Main Brook Townhomes development have been performed 
utilizing average trip generation data contained in the Institute of Transportation Engineers’ (ITE) 
Trip Generation, 9th Edition (2012). The distribution of trips generated by the site is based on 
approved distributions for similar developments in the site vicinity. 
 
Intersection level of service analysis has been performed based on typical analysis requirements 
of the City of Monroe and analysis performed for similar developments in the site vicinity. Level 
of service analysis has been performed for the intersection of W Main Street at 179th Avenue SE. 
 
Congestion at intersections is generally measured in terms of level of service (LOS). In accordance 
with Highway Capacity Manual: 2010 Edition (HCM) by the Transportation Research Board, road 
facilities and intersections are rated between LOS A and LOS F, with LOS A being free flow and 
LOS F being forced flow or over-capacity conditions. The level of service at signalized, 
roundabout and all-way stop-controlled intersections is based on the average delay of all 
approaches. The level of service for two-way stop-controlled intersections is based on average 
delays for the stopped approach with the highest delay. Geometric characteristics and conflicting 
traffic movements are taken into consideration when determining level of service values. A 
summary of the intersection level of service criteria is included in Table 1.  
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Table 1: Level of Service Criteria for Intersections 
 

Level of 1 
Service 

Expected 
Delay 

Intersection Control Delay 
(Seconds per Vehicle) 

Unsignalized 
Intersections 

Signalized 
Intersections 

A Little/No Delay <10 <10 

B Short Delays >10 and <15 >10 and <20 

C Average Delays >15 and <25 >20 and <35 

D Long Delays >25 and <35 >35 and <55 

E Very Long Delays >35 and <50 >55 and <80 

F Extreme Delays2 >50 >80 

 
The City of Monroe has a level of service threshold of LOS C for collector road intersections and 
LOS D for arterial road intersections. The level of service analysis has been performed utilizing 
the Synchro 9.1, Build 912 software. 
 
The City of Monroe also has an interlocal agreement with Snohomish County to provide turning 
movements at Snohomish County key intersections impacted with 3 or more directional peak-hour 
trips on an approach or departure and for traffic mitigation fees. 
 
 
 

                                                 
1 Source:  Highway Capacity Manual 2010. 
 
 LOS A: Free-flow traffic conditions, with minimal delay to stopped vehicles (no vehicle is delayed longer 

than one cycle at signalized intersection). 
 LOS B: Generally stable traffic flow conditions. 

LOS C: Occasional back-ups may develop, but delay to vehicles is short term and still tolerable. 
LOS D: During short periods of the peak hour, delays to approaching vehicles may be substantial but are 

tolerable during times of less demand (i.e. vehicles delayed one cycle or less at signal). 
LOS E: Intersections operate at or near capacity, with long queues developing on all approaches and long 

delays. 
LOS F: Jammed conditions on all approaches with excessively long delays and vehicles unable to move at 

times. 
2 When demand volume exceeds the capacity of the lane, extreme delays will be encountered with queuing which 
 may cause severe congestion affecting other traffic movements in the intersection. 
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3. TRIP GENERATION 
 
The trip generation calculations for the Main Brook Townhomes development are based on the 
average trip generation rates for ITE Land Use Code (LUC) 210, Single-Family Detached Housing 
and LUC 720, Medical/Dental Office. The trip generation for the Main Brook Townhomes 
development is summarized in Table 2. 
 

Table 2: Trip Generation Summary 
 

ITE Land Use Code 
Use 
Size 

Average 
Daily 
Trips 

AM Peak-Hour Trips PM Peak-Hour Trips 

Inbound Outbound Total Inbound Outbound Total 

LUC 210 
Single-Family Detached 

18 Units 
171.36 3.38 10.12 13.50 11.34 6.66 18.00 

LUC 720 
Medical/Dental Office 

4,160 SF 
150.30 7.85 2.09 9.94 4.16 10.69 14.85 

NEW TRIPS 321.66 11.23 12.21 23.44 15.50 17.35 32.85 

 
The Main Brook Townhomes development is anticipated to generate 321.66 average daily trips 
with 23.44 AM peak-hour trips and 32.85 PM peak-hour trips. Trip generation calculations are 
included in the attachments. 
 

4. TRIP DISTRIBUTION 
 
The distribution of trips generated by the Main Brook Townhomes development is based on 
previously approved traffic studies for developments conducted in the site vicinity. It is anticipated 
that 45% of the development’s trips will travel to and from the west along W Main Street. 
Approximately 35% of the development’s trips will travel to and from the east along W Main 
Street. It is estimated that 15% of the development’s trips will travel to and from the north along 
179th Avenue SE. The remaining 5% of the development’s trips will be local trips. Detailed 
distributions are included in Figure 2 for the AM peak-hour and Figure 3 for the PM peak-hour.  
 
The interlocal agreement with Snohomish County requires key intersections impacted with 3 or 
more directional peak-hour trips on any approach or departure to be shown. The Main Brook 
Townhomes development will impact 1 Snohomish County key intersection during the AM and 
PM peak-hours. The key intersection impacts are shown in detail in the attachments of this report. 
Snohomish County’s trip distribution policies state that trips along US-2 do not need to be 
distributed west of 88th Street SE. Development trips on US-2 are expected to be through-trips at 
88th Street SE. Development trips traveling to and from the south along SR-522 are anticipated to 
travel to and from King County. 
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5. INTERSECTION LEVEL OF SERVICE ANALYSIS 
 
The intersection of W Main Street at 179th Avenue SE has been analyzed as part of this report 
based on typical requirements of the City of Monroe. This is the only major intersection impacted 
with 10 or more development PM peak-hour trips. There are no WSDOT intersections that are 
anticipated to be impacted with 25 PM peak-hour trips, which is the WSDOT threshold for 
intersections that do not have fee-based improvements. 

5.1 Turning Movement Volumes 
 
The existing turning movements at the study intersections were counted by the independent count 
firm of Traffic Data Gathering (TDG). The counts were performed between 4:00 PM and 6:00 
PM, the typical PM peak-period. The turning movement counts were collected on August 29, 2017. 
The 2017 existing turning movements at the study intersections are shown in Figure 4. 
 
The future volumes have been calculated for the year 2027, a 10-year horizon period. The 2027 
baseline turning movements have been calculated by applying a 2% annually compounding growth 
rate. The 2027 baseline turning movements at the study intersections are shown in Figure 5. 
 
The 2027 future with development turning movements were calculated by adding the 
development’s turning movements to the 2027 baseline turning movements. The 2027 future with 
development turning movements are shown in Figure 6. 
 
The existing turning movement counts and turning movement calculations are included in the 
attachments. 

5.2 Intersection Level of Service Results 
 
The level of service analysis has been performed utilizing the existing control, channelization, 
peak-hour factors and heavy-vehicle factors. The signal timing was optimized in the 2027 baseline 
conditions and then utilized for the 2072 future with development conditions. The study 
intersection is located along W Main Street which is classified as a minor arterial and therefore 
has a level of service threshold of LOS D.  
 
The level of service analysis shows that the study intersection will operate at acceptable LOS B 
under the existing conditions and the 2027 baseline conditions; and will operate at acceptable LOS 
C with the addition of the Main Brook Townhomes Development. The level of service results for 
the study intersections are summarized in Table 3.  
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Table 3: Intersection Level of Service Summary 
 

Intersection Control 
Existing 

Conditions 
2027 Baseline 

Conditions 

2027 Future 
Conditions 

with Development  
LOS Delay LOS Delay LOS Delay 

1. W Main Street at 
179th Avenue SE Signalized B 14.7 sec C 21.4 sec C 21.7 sec 

 
The level of service calculations are included in the attachments. 
 

6. COLLISION HISTORY 
 
Collision data was provided by WSDOT for the 5-year period from January 1, 2012 through 
December 31, 2016 at the study intersection. There were 5 collisions at the study intersection, with 
two rear-end collisions, two at-angle and one opposite direction collision. With a PM peak-hour 
volume of 1,503 vehicles and assuming a standard k-factor of 10, the study intersection has a 
collision rate per million entering vehicles of approximately 0.18. Collision rates below 1.0 are 
typically considered normal to low rates and therefore the intersection should not be considered to 
have a significant collision history. 
 

7. TRAFFIC MITIGATION FEES 
 
The Washington Growth Management Act and Revised Code of Washington 82.02.050(2) 
authorize local jurisdictions to establish proportionate share traffic mitigation fees in order to fund 
capital facilities, such as roads and intersections. The Main Brook Townhomes development is 
located within the City of Monroe, which has established traffic mitigation fees. The City of 
Monroe also has interlocal agreements with Snohomish County and WSDOT for traffic mitigation 
fees. 

7.1 City of Monroe 
 
The City of Monroe has established a traffic mitigation fee schedule. The fee for single-family 
residential units is $3,459.00 per unit and the fee for medical office is $12.35 per gross square foot. 
The 18 new units and 4,160 SF of the Main Brook Townhomes development will have City of 
Monroe traffic mitigation fees of $62,262.00 for the residential units and $51,376.00 for the 
medical office. The Main Brook Townhomes development will have a total City of Monroe 
mitigation fee of $113,638.00. It should be noted that these fees may not vest and may be higher 
when the building applications are pulled. 
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7.2 Snohomish County 
 
The City of Monroe and Snohomish County have an interlocal agreement that provides for the 
payment of traffic mitigation for impacts to Snohomish County roadways by City of Monroe 
developments. Traffic mitigation fees are based on predetermined area impacts or impacts to actual 
improvement projects. The trip distribution shows that the Main Brook Townhomes development 
will not impact any Snohomish County improvement projects in the Transportation Needs Report 
with three directional PM peak-hour trips. According to Section 3(a)2 of the Snohomish County 
Traffic Worksheet and Traffic Study Requirements for Developments in the City of Monroe, City 
of Monroe developments are only required to pay traffic mitigation fees for improvements in the 
Transportation Needs Report impacted with three directional peak-hour trips. The Main Brook 
Townhomes development is therefore not required to pay traffic mitigation fees to Snohomish 
County. 

7.3 WSDOT 
 
The City of Monroe and WSDOT have an interlocal agreement that provides for the payment of 
traffic mitigation fees. The interlocal agreement states that development only has a “significant 
adverse impact” if the development contributes 25 or more trips to a WSDOT intersection. The 
Main Brook Townhomes development will not impact any WSDOT intersections with 25 peak-
hour trips during the AM or PM peak-hours. The Main Brook Townhomes development is 
therefore not required to pay traffic mitigation fees to WSDOT. 
 

8. CONCLUSIONS 
 
The Main Brook Townhomes development is proposed to consist of 18 new single-family 
residential units and 4,160 SF of medical office. The development is anticipated to generate 321.66 
new average daily trips with 23.44 new AM peak-hour trips and 32.85 new PM peak-hour trips. 
The level of service analysis shows that the study intersection is anticipated to operate at an 
acceptable level of service. Additionally, the study intersection has a collision rate per million 
entering vehicles of less than 1.0. The Main Brook Townhomes development will have City of 
Monroe traffic mitigation fees of $113,638.00. The development will not meet the thresholds for 
paying traffic mitigation fees to Snohomish County or WSDOT. 
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CITY OF MONROE

MAIN BROOK TOWNHOMES
18 TOWNHOUSE UNITS

4,160 SF OF MEDICAL OFFICE

IBSONG T ONSULTANTSC TRAFFIC IMPACT STUDY
GTC #17-194

DEVELOPMENT
KEY INTERSECTION VOLUMES

AM & PM PEAK-HOURS

FIGURE B1
PEAK-HOUR
TURNING MOVEMENT VOLUMESXXX

LEGEND

#429 SR-522 EB RAMPS @
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W MAIN STREET
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AM Peak-Hour Key Intersection Volumes 
 

Intersection EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR 
#429: W Main St at SR-522 NB Ramps 0 1 N/A N/A 5 0 0 0 4 N/A N/A N/A 

 
 

PM Peak-Hour Key Intersection Volumes 
 
 

Intersection EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR 
#429: W Main St at SR-522 NB Ramps 0 2 N/A N/A 8 0 0 0 5 N/A N/A N/A 
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1 179th St SE at W Main St

Synchro ID: 1

Existing 227 574 347

Average Weekday 96 6 125 146 14 187
PM Peak Hour   

96 179th Ave SE  187
Year:  8/29/17 513 403  403 606

14  16 
Data Source: TDG 1,129 W Main Street 1,503 W Main Street 1,214 North

146  125 
616 457  457 608

13  School Parking Lot 26
  

13 6 16 14 14 26
35 89 54

Future without Project 276 699 423
Average Weekday 117 7 152 178 17 228

PM Peak Hour   

117 179th Ave SE  228
Year: 2027 625 491  491 739

Growth Rate = 2.0% 17  20 
Years of Growth = 10 1,376 W Main Street 1,832 W Main Street 1,480 North

Total Growth = 1.2190 178  152 
751 557  557 741

16  School Parking Lot 32
  

16 7 20 17 17 32
43 109 66

Total Project Trips 2 4 2
Average Weekday 0 0 2 0 0 2

PM Peak Hour   

0 179th Ave SE  2
5 5  5 8

0  1 

10 W Main Street 15 W Main Street 15 North

0  2 
5 5  5 7

0  School Parking Lot 0
  

0 0 1 0 0 0
1 1 0

Future with Project 278 703 425
Average Weekday 117 7 154 178 17 230

PM Peak Hour   

117 179th Ave SE  230
630 496  496 747

17  21 

1,386 W Main Street 1,847 W Main Street 1,495 North

178  154 
756 562  562 748

16  School Parking Lot 32
  

16 7 21 17 17 32
44 110 66
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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 PLACED AT A MINIMUM COMPACTED DEPTH OF 4" IN ALL LAWN AND BED AREAS.
COMPACT ALL LAWN AREAS WITH A WATER FILLER LANDSCAPE ROLLER. FINISH GRADE IS TO BE FLUSH WITH TOP
OF CURBS, SIDEWALKS AND HARD SURFACES.

TOPSOIL SHALL BE TILLED INTO THE EXISTING SUBGRADE TO ELIMINATE SOIL INTERFACE PROBLEMS.

TOPSOIL SHALL BE RED-E'S WINTER MIX OR APPROVED EQUAL.

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

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 HYDROSEEDED WITH VAN DEN AKKER'S EMERALD VELVET MIX PER MANUFACTURER'S SPECIFICATIONS, OR
APPROVED EQUAL. 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.

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 BY UNUSUAL
CLIMATIC CONDITIONS, VANDALISM, THEFT, FIRE, OR POOR MAINTENANCE PRACTICES. THE LANDSCAPE ARCHITECT SHALL HAVE
SOLE AUTHORITY TO DETERMINE THE CAUSE OF DEATH.

LANDSCAPING SHALL BE PLANTED AND MAINTAINED IN A MANNER SO AS TO PROVIDE A 3' CLEAR SPACE AROUND THE
CIRCUMFERENCE OF FIRE HYDRANTS.



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.







3
4" METER

IRRIGATION HEAD LAYOUT, PIPING, SLEEVING AND DETAILS TO BE PROVIDED WITH FINAL LANDSCAPE
PLAN.

1      LANDSCAPE EASEMENT   11-10-17
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PLAY STRUCTURE

PLAY CURB AND
SURFACING

TYPICAL IN GROUND
6' BENCH

SPLIT RAIL FENCE

PLAY CURB RAMP
LOCATION

5',  5 8 MINUS GRAVEL PATH

LANDSCAPE PLANTING SCHEDULE

EVERGREEN TREES

SYMBOL BOTANICAL / COMMON NAMEQTY SIZE CONDITION

DECIDUOUS TREES

SYMBOL BOTANICAL / COMMON NAMEQTY SIZE CONDITION

SHRUBS

SYMBOL BOTANICAL / COMMON NAMEQTY SIZE CONDITION

GROUNDCOVER

SYMBOL BOTANICAL / COMMON NAMEQTY SIZE CONDITION
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PLAY STRUCTURE

TIMBER PLAYSYSTEM
PRODUCT CODE: PE-7875
SAFE-USE AREA: 18' X 22'
PACIFIC OUTDOOR PRODUCTS
1 (425) 432-6000

OR EQUIVALENT

SCALE: NTS

PLAY SURFACING OR EQUIVALENT

3
3

3
1
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BENCH
3
2

Timber,

PLAYCURB RAMP
3
4

SCALE: NTS

4 FOOT, 2 RAIL FENCE
3
5
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SCALE:

TREE GUYING

TREE PLANTING / STAKING

SCALE:

SHRUB PLANTING
NTS

2
4

3
4

1
4 NTS
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ROOT BARRIER4
4

GROUNDCOVER PLANTING5
4
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