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Staff Report 
 Lake Stevens Design Review Board 
MEETING DATE: Meeting Date:  December 14, 2016 

 

 

FILE NAME/NO: Eagle Glen North Subdivision (LU2016-0138) 

APPLICANT:  H. George Newman, AICP / Barghausen Consulting Engineers  

LOCATION OF PROPERTIES: 1425, 1429, 1431 and 1433 99th Avenue SE, Lake Stevens, WA 98258 

ASSESSOR PARCEL NUMBER(S): APNs 00493401800300, 00493401800301, 00493401800302 and  
00493401800303  

REQUEST: Design Review Approval of Subdivision 

CONTACT PERSON: Stacie Pratschner, Senior Planner 
 

PROJECT DESCRIPTION 

The applicant is requesting design review for a proposed 53-lot subdivision with associated improvements 
located in the High Urban Residential zoning district and Lake Stevens 20th Street SE Corridor Subarea on 
four parcels totaling approximately 10.07 acres. The plat is proposed to be accessed via two ingress/egress 
points; one adjacent to 99th Ave SE and one connecting to the Eagle Glen neighborhood directly south 
(named “Road B” on the preliminary plat application).    

The proposed subdivision is located within the Lake Stevens 20th Street SE Corridor Subarea, however the 
Subarea Design Guidelines are not directly applicable to residential development, thus the plat shall be 
reviewed against the City of Lake Stevens Urban Design Guidelines as per LSMC 14.16C.050(f). 

DESIGN GUIDELINES 

The first section reviews the application against LSMC 14.16C.050(e), which defines the design review 
application requirements.  The subsequent sections provide a summary of the relevant design guidelines, 
followed by an analysis of project findings.  This analysis will identify applicable mandatory and optional 
elements.   
 
LSMC 14.16C.050 (e)(2) DESIGN REVIEW SUBMITTAL REQUIREMENTS 

(i) Building and Site Development Plans – This section details required plan review materials. 
 Findings:  

• The applicant, Mr. George Newman, submitted an application for preliminary plat on September 
16, 2016 (Exhibit 1).  The City issued a Planned Action Certification on November 8, 2016 and held 
a public scoping meeting on November 16, 2016 pursuant to LSMC 14.16B.325.    

• Mr. Newman submitted an application for Design Review (Exhibit 2) and plans for the subdivision 
including a design review package for the project on September 16, 2016 (Exhibit 3). 

• The design review package includes site development plans, a compliance narrative, photographs 
of plant material and potential building elevations. 

• The design guideline checklist indicates how the project addresses design review guidelines 
specific to the Lake Stevens 20th Street Corridor Subarea that they feel are applicable to the 
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proposed subdivision (Exhibit 1). 
• Potential building elevations (Exhibit 3e) have been provided to show the character of possible 

homes however material samples/color chips were not provided as the applicant does not intend 
to be the builder. Future homes shall be administratively reviewed at the time of building permit 
submittal or prior. 

 Conclusions:  The proposed materials meet the basic application requirements. 

 (ii) Landscape Plans – This section details required landscape plan materials. 
Findings: The landscape plans (Sheets L1 through L3 of Exhibit 3e) show the proposed planter strips, street 
trees and buffer enhancement pursuant to the frontage improvements and the recording of the NGPA. 
The applicant has also submitted photographs of the proposed plantings indicating the types of vegetation 
that will be used throughout the development (Exhibit 3f).  
(iii) Sign Plans – This section details required sign plan materials. 

 Findings: Proposal is residential in nature and no signs are proposed. 

Conclusions: Residential subdivisions do not contain commercial signage and do not require a sign plan. 
A subdivision sign can be approved subject to LSMC 14.68.090. 

The following sections provide a summary of the applicable design guidelines, followed by an analysis of 
project findings.   

I. NEIGHBORHOOD PLANNING 

Community Structure 

NP 2.3 Community Service Units – Group neighborhoods into larger community structures. 

 Findings: This development will develop into a larger community structure that is interconnected with 
the nearby Lake Stevens 20th Street SE Corridor Subarea and the growing residential development 
adjacent to 99th Avenue SE.   

NP 2.4 Community Focal Place – Provide communities of 1000 to 5000 people with a focal center that 
may be plaza, open space, or shopping district. 

 Findings:  This project is a smaller project that makes up a portion of a larger neighborhood. A community 
focal place will be developed in the nearby commercial zoning under the Lake Stevens 20th Street SE 
Corridor Subarea plan.  

NP 2.5 Mix of Uses – Create a mix of uses in neighborhoods to reduce dependence on automobiles. 
 Findings: The subject property is located approximately a half mile from properties that are zoned for 
zoned for business and mixed-use under the Lake Stevens 20th Street SE Corridor Subarea. Road 
improvements proposed by this development will create additional pedestrian connections to those uses.  

NP 2.6 Variations of Housing Type – This intent of this section is to achieve a mix of residential types. 
 Findings:  The proposed development will create lots for single-family development on lots between 
3,680 and 8,346 square feet.  

Conclusions:  The proposed site plan and supporting materials meet the Community Structure standards.  

 

Community Open Space 
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NP 3.2 Parks and Open Space – Provide open spaces and parks for active and passive recreation.  
 Findings:  The applicant proposes a park and play structure in the 50, 458 square foot common Tract “B”.   
NP 3.4 Reinforcing Natural Features – Incorporate natural open spaces into residential design.    
Findings:  A wetland, steep slopes and a portion of a stream are located on the eastern portion of the 
project site.  The critical areas and their buffers shall be placed into a Native Growth Protection Area 
(NGPA) tract and protected in perpetuity from disturbance or development.     

NP 3.5 Linear Parks – Connect open spaces and parks within residential developments. 

 Findings:  The subdivision proposes sidewalks as part of their frontage improvements adjacent to 99th 
Avenue and sidewalks along the new internal road (Road B) to connect to the neighborhood to the South.   

NP 3.6 Pedestrian Connections – To provide convenient pedestrian connections to public and commercial 
facilities, to increase activity and social interaction, and to develop visual and functional links that unify 
the community.    

Findings: Sidewalks and planting strips are proposed along both sides of the road within the subdivision.  
Road improvements related to this project will provide sidewalks and planting strips along the length of 
the property’s frontage on 99th Ave SE.  

Conclusions:  As conditioned, the proposed site plan and supporting materials will meet the Community 
Open Space Standards. 

Street Layout and Design 
NP 4.1 Network of Streets – The intent is to provide alternative routes to ease traffic flow, to slow traffic 
speed, to provide for neighborhood scale and create connections between neighborhoods. 

 Findings:  The proposed road location has been designed to fit into the larger road network. The new 
road will create two connection points, one to 99th Ave SE and the other to road in the new neighborhood 
development directly south (Eagle Glen). A traffic impact fee worksheet and an entering/stopping sight 
distance analysis have been prepared by the applicant and submitted to the City for review. The applicant 
is proposing frontage improvements including curb, gutter, sidewalk, and landscape strip with street trees 
along the length of the property’s frontage on both streets and within the plat.    

NP 4.2 Residential Street Widths – This section relates to the construction of residential roads. 

 Findings:  The applicant is proposing a road width of 28 feet which would allow for parking on one side 
of the road. The proposed right-of-way width along 99th Ave SE would provide enough width to 
accommodate bicycle lanes or wide shoulders for bicycles in the future as designated by the Lake Stevens 
20th Street SE Corridor Subarea Plan.  
NP 4.3 Residential Street Construction – This section relates to the construction of residential roads. 

 Findings:  Residential roads proposed by this development will provide sidewalks on both sides of the 
road, a landscape strip and street trees. 

NP 4.4 Street Trees – This section relates to the inclusion of street trees along public roads to provide 
shade and improve environmental quality. 

 Findings:  Street trees will be installed as required by LSMC section 14.76.110. The applicant is proposing 
the drought tolerant species of Pacific Sunset Maple and Autumn Applause Ash. The species and 
installation of these trees will be reviewed during Construction Plan review.  

NP 4.5 Unified Streets: This section encourages the development of “sense of community” through the 
construction of unifying streets. 
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 Findings:  The homes and landscaping on both sides of the street appear to be complementary to one 
another and have similar character. 

NP 4.6 Cul-de-sacs/Courts – This section discourages the construction of cul-de-sacs because they limit 
connections with other streets.  

 Findings: No cul-de-sacs are proposed.   
NP 4.7 Alleys – This section encourages the construction of alleys to reduce the impacts of driveways and 
garages from the street.  

 Findings:  No alleys are proposed. 

NP 4.8 Parallel Parking – This section encourages smaller parking lots and on-street parking.  
 Findings:  Due to the narrowness of the proposed roads, on-street parking on one side only will likely 
occur. This will be reviewed and determined prior to preliminary plat approval and at the construction 
plan phase.  

Conclusions:  The proposal meets Street Layout and Design standards. 

Transit 
NP 5.1 Providing for Transit Access in Neighborhood Planning – This section encourages providing transit 
access with new residential developments.  

 Findings:  Community Transit Routes 280 and 425, which serve Lake Stevens, are located on 99th Ave SE. 
With approval of this development, sidewalks will be developed along the property’s frontage and will 
directly link pedestrians to 99th Ave SE and the existing routes.  There is a bus stop on 99th Ave SE and the 
Lake Stevens Transit Center is located on between 4th St NE and Market Pl.   

Conclusions:  The proposed site plan and supporting materials meet the Transit design standards.  

Natural and Scientific Resources 
NP 6.1 Maintaining Existing Drainage Patterns – The intent of this section is to protect critical areas, 
reduce runoff and improve water quality. 

 Findings: The proposal will maintain existing drainage patterns and will comply with the current 
Department of Ecology Stormwater Manual and Chapter 11.06 of the LSMC.  The City will review the 
proposed stormwater system during Construction Plan approval.  

NP 6.2 Encouraging Protection of Natural Resources – Provide flexible standards to protect natural 
resources including but not limits to wetlands, wooded areas, and farmlands as well as retain views of 
natural areas. 

 Findings: The applicant has submitted a critical areas report (Wetland Assessment Report & Buffer 
Averaging Plan: Lennar Northwest – Eagle Glen Division 2.  Soundview Consultants, LLC; 2016.) to identify 
critical areas on site, propose buffer reduction and enhancement and provide bonding amounts of 
mitigation.  A Category II wetland, a stream and slopes exist on the eastern portion of the property.  The 
applicant has proposed 3,723 square feet of buffer enhancement and will place all critical areas into a 
Native Growth Protection Area (NGPA tract).    

Conclusions:  The proposal meets Natural and Scientific Resources standards. 
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II. STREETSCAPE 

Street Character and Liveliness 

S 1.1 Inhabited Streets – The intent is to encourage pedestrian friendly streets where people will feel 
comfortable and enjoy the surroundings. 

 Findings:  Street design will meet the requirements of City standards. The street has been designed with 
pedestrian use in mind with sidewalks connecting the entire length on both sides of the street. The parcels 
will be developed with single-family residential units fronting directly towards the street which will benefit 
the pedestrian scale of the area.  

Conclusions:  The proposal meets Street Character and Liveliness standards. 

Pedestrian Environment 

S 2.2 Screening Blank Walls and Retaining Walls – The intent is to reduce the negative impacts of blank 
walls on the pedestrian environment. 

 Findings: If significant retaining walls are proposed during Construction Plan review, then landscaping or 
terracing of the walls may be required.  

S 2.4 Screening Parking Lots – The intent is to improve the streetscape, define the street edge, and reduce 
the negative visual impact of paving and automobiles. 

 Findings: N/A – No parking lots, loading, or maintenance areas are proposed by this development.  

S 2.6 Parking Garage Entries and Driveways – Reduce the impact of driveways and increase pedestrian 
safety. 

 Findings: The proposed building elevations (Exhibit 3d) demonstrate house plans with an emphasis on 
entryways with varying architectural elements rather than garages.  The home designs that feature 
garages flush with the entry ways have incorporated design elements that mitigate the visual effect of the 
garages, including mixes of colors and building materials and larger roof overhangs.   

S 2.7 Lighting Design – The intent is to identify and highlight key site elements, such as vehicular and 
pedestrian intersections, pedestrian paths and sidewalks and entrances, enhancing safety and security.  
In addition, to provide a desirable and safe pedestrian environment by decreasing glare. 

 Findings: During Construction Plan review street lighting will be required. At that time, the City will review 
the lighting of the development under the currently adopted standards. Meeting these standards will 
sufficiently address design concerns.  

Conclusions:  The proposal will meet the Pedestrian Environment standards as conditioned. 

Landscape Design 

S 3.1 Continuity along the Street – The intent is to use landscaping to unify the streetscape.   
 Findings:  Installation of the required frontage improvements as required by the City standards will 
provide a unified streetscape as the area develops.     

S 4.1 Transition between Residence and Street – The intent of this section is to create a transition 
between the living areas of residences and the street. 

 Findings: The style of development proposed as well as the likely level of pedestrian traffic will not require 
additional separation between the street and the residential units. If greater separation is required, the 
individual property owners can install landscaping and fencing as allowed by LSMC. 
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Conclusions:  The proposal meets Landscape Design standards. 

III. SITE PLANNING 

Neighborhood Character 

SP 1.1 Creating Streetscape Compatibility – The intent of this section is to make positive enhancements 
to the character of the street, to define the street as a coherent space, to ensure compatibility with the 
neighborhood and to provide pleasant and safe pedestrian circulation. 

 Findings: All structures proposed by this development will have the same setback requirements. 
Sidewalks and street improvements will be provided throughout the development. 

SP 1.3 Compatibility with Emerging Centers – Integrate development and provide access to service and 
transit. 

 Findings: Pedestrian routes will be provided within the development and along the frontages of 99th Ave 
SE and the new internal road.  This will help transition the walkability from the development to the 
surrounding residential uses and the business uses to the south towards 20th Street SE. 

Conclusions:  The proposal meets Neighborhood Character standards. 

Adjacent Properties 

SP 2.1 Retaining Privacy and Solar Access – Reduce privacy impacts from adjacent development and limit 
new development from blocking natural sunlight. 

 Findings: The zoning requirements for setbacks and building height will meet the requirements of this 
section.  

Conclusions:  The proposal meets Adjacent Properties standards. 

Natural Elements 

SP 4.1 Preserving Sensitive Areas – The intent is to protect sensitive areas from development, encourage 
appropriate stormwater management and minimize grading impacts. 

 Findings: All of the critical areas on site will be placed within a Native Growth Protection Area tract and 
protected in perpetuity from disturbance. Drainage design will be reviewed during Construction Plan 
approval to confirm that it complies with the currently adopted drainage manual.  

SP 4.2 Storm Water Management – The intent is to reduce stormwater runoff through natural infiltration 
methods, reducing costly storm drainage improvements. 
 Findings: The applicant is proposing that stormwater from site improvements will be collected and 
detained onsite prior to being discharged to a naturally-occurring drainage course.  Discharge from the 
proposed stormwater vault will be dispersed to the adjacent Category II wetland on the eastern portion 
the property. The proposal will comply with the current Department of Ecology Stormwater Manual and 
Chapter 11.06 LSMC.   

SP 4.3 Protecting Significant Trees – The intent is to protect trees for aesthetic and environmental 
considerations. 
 Findings:  Significant tree removal is required to develop the property. Replacement will be required at a 
ratio of 3:1 as required by LSMC 14.76.120.   

Conclusions:  The proposal meets Natural Elements standards. 
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Transit Facilitation 

SP 5.1 Integrating Transit into Site Planning – The intent is to facilitate transit access to serve the site.  

 Findings: Community Transit Routes 280 and 425, which serve Lake Stevens, are located on 99th Ave SE. 
With approval of this development, sidewalks will be developed along the property’s frontage and will 
directly link pedestrians to 99th Ave SE and the existing routes.  There is a bus stop on 99th Ave SE, and the 
Lake Stevens Transit Center is located on between 4th St NE and Market Place.   

Conclusions:  The proposal meets Transit Facilitation standards. 

IV. BUILDING DESIGN 

Architectural Character 
BD 1.1 Consideration of Site Conditions – Ensure the design of new development meets specific site 
conditions and maintains neighborhood characteristics. 

 Findings:   

• Topography: The project site has some rolling hills, with steeper slopes and critical areas on the 
eastern portion of the site.  All development on the site will be subject to geotechnical review 
pursuant to the construction plan application.   

• Solar Orientation: The heights and locations of all proposed structures will not have an impact on 
the solar access of adjacent uses. 

• Site Size and Configuration: The massing and structure size allowed by the zoning code does not 
create undue bulk or impact adjacent development.    

• Natural Features: A wetland, steep slopes and a portion of a stream are located on the eastern 
portion of the project site.  The critical areas and their buffers shall be placed into a Native Growth 
Protection Area (NGPA) tract and protected in perpetuity from disturbance or development.     

BD 1.2 Unifying Design Concept – The intent is to unify and organize a building’s architectural character 
and individual elements. 

Findings:  The home plans will be reviewed administratively at the time of building permit submittal or 
prior.    

BD 1.3 Compatibility with Neighbors – The intent is to enhance the character of established 
neighborhoods.   

 Findings: The surrounding area is currently developed with a mix of existing large lot single-family 
residential development and high density development that is currently under construction. The proposed 
density complies with the current zoning requirements and is more appropriate to the recently adopted 
subarea plan goals.  

Conclusions:  The proposal meets Architectural Character standards. 

Character and Massing 

BD 2.2 Architectural Scale – The intent is to relate the building to adjacent residential scale.  

 Findings: The surrounding neighborhoods currently support or will support single family residences. The 
proposed development will retain the scale and pattern of single-family houses.  

BD 3.1 Human Scale – The intent is to include architectural elements at a scale to which people can relate. 
 Findings: Only single-family scale residential buildings would be permitted after the subdivision. These 
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structures will give the development a human scale.  

Conclusions:  The proposal meets Character and Massing standards. 

Special Needs Housing  

BD 8.1 Siting and Building Design – The intent of this section is to integrate housing for people with special 
housing requirements into existing residential neighborhoods.  

Findings: Uses of the proposed lots aside from single-family residences have not been determined at this 
time. However, all of the sidewalks proposed by this development will be developed to State and Federal 
ADA standards.  

CONCLUSIONS 

The proposed design is in keeping with the guidelines as well as the standards and intent of the High Urban 
Residential Zone as reviewed and conditioned. As described in this staff report, the development will 
match the character of the surrounding area and add to the visual attractiveness of this district. 

STAFF RECOMMENDED CONDITIONS 

1. The project plans shall be consistent with the Plat Map presented to the Board except as 
modified by conditions stated herein, or as necessary to comply with conditions imposed on the 
land use permit by the Hearing Examiner or as hereafter amended with approval by the City.  

2. Any subdivision signage will require a separate permit and administrative approval prior to 
installation.  

3. Final inspection of the site Construction Plan shall not be commenced until staff has confirmed 
that all design features described in this staff report will be installed to the satisfaction of the 
City of Lake Stevens. 

4. Future homes shall be administratively reviewed at the time of building permit submittal or 
prior and shall minimize the visual impact of garages from the streets and sidewalks, including 
but not limited to the following: 

a. All home design shall include offsets that define the living area or entry of the house, along 
the front façade, emphasized by different architectural features, varied materials, and 
rooflines; 

b. Minimizing blank garage doors, through the use of windows and/or architectural detail 
(e.g., change of materials, colors or textures on different elements to provide 
articulation and character on the garage door);  and 

c. Emphasizing pedestrian entrance to the house fronting the public street or lane through 
the construction of a front porch or other entrance features emphasized by distinct 
architectural features, varied materials, windows, and rooflines. 

5. If there is any dispute on the interpretation of these conditions, the issue shall be remanded 
back to the Design Review Board for final resolution.  

 
 
 
 

Eagle Glen North Design Review 
Type II / LUA2016-0138 
Page 8 of 45



Page 9 of 9 
 

Staff Recommendation Completed by: 

                    
  ___________________________                           12-09-2016_____ 

Stacie Pratschner, Senior Planner                         Date  
Planning and Community Development 

Exhibit List 
1. Preliminary Plat Application, received on September 16, 2016  
2. Design Review Board Application, received on September 16, 2016 
3. Design Review Package,  received on September 16, 2016 

a. Design Review Code Compliance Assessment 
b. Conceptual Lot Fit Exhibit    
c. Site Plan showing NGPA and common Open Space  
d. Potential Building Elevations 
e. Landscape Sheets L1 through L3 
f. Plant Photographs 
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Planning and Community Development 
1812 Main Street, P O Box 257 
Lake Stevens WA  98258 
Phone Number (425) 377-3235 

To Be Completed By Staff 

Date Received:     

Staff Initials:   

Permit Number:   

Design Guideline Checklist 
Lake Stevens Center 20th Street SE Corridor

Part One:  Project Information (Applicant Complete) 

P
ro

p
e

rt
y 

In
fo

rm
at

io
n

 

Site Address:  

Assessor Parcel No:  Area of property Sq Feet:  Acres:  

Land Use Designation: Zoning:  

A
p

p
lic

an
t/

 

C
o

n
ta

ct
 

Name/Company:  

Address: City/State/Zip:  

Phone: Applicants relationship to owner: 

Fax:  Email:  

Part Two:  Design Review Procedures per LSMC 14.16C.050(e) (Applicant Complete) 

Below is a summary of required primary elements.  See LSMC14.16C.050(e) for a complete list of 
requirements.  Please provide seven color copies and one electronic copy of plans and drawings. 

Site Plan – Show existing and proposed 
structures, building setbacks, parking layout, 
location of public improvements, and 
landscaping to be retained. 

Sign Plan – Show existing and proposed 
freestanding signs, wall signs, informational signs, 
and other signs. 

Landscape Plan – Provide plan showing 
existing/proposed buildings, vehicular and 
pedestrian circulation, proposed plant 
materials and locations, plant schedule, 
photos of proposed plants. 

Building Elevations/Renderings – Provide project 
drawings that show exterior color, material 
composition and other design elements 

Building Material Samples and Color Chips 
– Provide samples.

Signature 
(Applicant) 

Date September 16, 2016

Exhibit 2
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Part Three:  Design Guidelines (Applicant Complete) 

Section II - Site Orientation and Design.  Please indicate how your project addresses the 
principles found in Subarea Design Guidelines sections IIA – IIH.  Identify where the specific 
elements are located on the plans.  If the principle does not apply to your project, indicate why 
not. 

A.  Pedestrian Orientation & Streetscape 

 

1.  Pedestrian Oriented Zone 

2.  Street Landscaping 

3.  Setbacks 

4.  Site Landscaping 

5.  Drive-through Use 

B.  Architectural Landmarks & Gateways 

 

1.  Structural Elements 

C.  Plazas, Courtyards & Seating Areas 

 

1.  Plazas, Courtyard & Seating 

D.  Lighting 

 1.  Street Light 

2.  Site Lighting 
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E.  Crosswalks & Intersections. 

 

1.  Crosswalks & Intersection 
Treatments 

F.  Pedestrian Connections 

 

1.  Pedestrian Pathways 

G.  Parking Lots 

 1.  Configuration and Screening 

2.  Landscaping 

3.  Parking Structures 

H.  Screening of Trash & Service Areas 

 

1.  Service Areas 

Additional Comments:  
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Section III - Building Design.  Please indicate how your project addresses the principles found in 
Subarea Design Guidelines sections IIIA – IIIE.  Identify where the specific elements are located 
on the plans.  If the principle does not apply to your project, indicate why not. 

A.  Primary Orientation  

B.  Ground Level Details 

 

1.  Entrances 

2.  Weather Protection 

3.  Façade Details 

4.  Blank Wall Treatments 

C.  Massing and Articulation 

 1.  Massing 

2.  Articulation 

D.  Architectural Character 

 

1.  Design Concept 

2.  Building Material 

3.  Windows 

4.  Rooflines 

5.  Screening Rooftop Equipment 
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Eagle Glen North 
City of Lake Stevens Design Review Code Compliance Assessment 

Prepared by 
Barghausen Consulting Engineers 

LSMC 14.16C.050 Design Review. 

(a)    The Design Review Board is created to review and make urban design decisions that will promote visual 

quality throughout the City. The purpose of design review includes but is not limited to the following: 

(1)    To encourage and promote aesthetically pleasing and functional neighborhood and commercial 

developments for the citizens of Lake Stevens by establishing design review standards and guidelines 

including site layout, landscaping, parking and preferred architectural features; 

(2)    To implement the City’s Comprehensive Plan policies and supplement the City’s land use 

regulations, promote high-quality urban design and development, supplement land use regulation, 

promote a coordinated development of the unbuilt areas, improve walkability, lessen traffic 

congestion, provide light and air, prevent the overcrowding of land, and conserve and restore natural 

beauty and other natural resources; 

(3)    To encourage originality, flexibility, and innovation in site planning and development, including 

the architecture, landscaping and graphic design of proposed developments in relation to the City or 

subarea as a whole; 

(4)    To encourage low impact development (LID) by conservation and use of existing natural site 

features in order to integrate small-scale stormwater controls and to prevent measurable harm to 

natural aquatic systems from commercial, residential or industrial development sites by maintaining a 

more hydrologically functional landscape; 

(5)    To encourage green building practices in order to reduce the use of natural resources, create 

healthier living environments, and minimize the negative impacts of development on local, regional, 

and global ecosystems; 

(6)    To encourage creative, attractive and harmonious developments and to promote the orderliness 

of community growth, the protection and enhancement of property values for the community as a 

whole and as they relate to each other, the minimization of discordant and unsightly surroundings, the 

need for harmonious and high quality of design and other environmental and aesthetic considerations 

which generally enhance rather than detract from community standards and values for the comfort 

and prosperity of the community and the preservation of its natural beauty and other natural 

resources which are of proper and necessary concern of local government, and to promote and 

enhance construction and maintenance practices that will tend to prevent visual impairment and 

enhance environmental and aesthetic quality for the community as a whole; 

(7)    To aid in assuring that structures, signs and other improvements are properly related to their 

sites and the surrounding sites and structures, with due regard to the aesthetic qualities of the natural 

terrain and landscaping, and that proper attention is given to exterior appearances of structures, signs 

and other improvements; 

Exhibit 3a

Eagle Glen North Design Review 
Type II / LUA2016-0138 
Page 14 of 45



2 

(8)    To protect and enhance the City’s community vision for living and working and thus support and 

stimulate business and industry and promote the desirability of investment and occupancy in business 

and other properties; 

(9)    To stabilize and improve property values to help provide an adequate tax base to the City to 

enable it to provide required services to its citizens; 

(10)    To foster civic pride and community spirit by reason of the City’s favorable environment and 

thus promote and protect the health, safety and welfare of the City and its citizens; and 

(11)    To ensure compatibility between new and existing developments. 

Response:  Acknowledged. 

(b)    The City Council shall adopt design guidelines or standards by ordinance. 

(1)    City of Lake Stevens Design Guidelines (Residential Development Handbook for Snohomish 

County Communities) were readopted on April 17, 1995, for use within City limits, excluding 

subareas.  

(2)    Subarea Design Guidelines were adopted in September 2012 as an exhibit of the Lake Stevens 

Center Subarea Plan and 20th Street SE Corridor Subarea Plan. To assure an attractive, pedestrian-

friendly environment, all development occurring within either subarea shall comply with these design 

guidelines which are attached to the subarea plans. If design guidelines appear to conflict with 

another provision of this title, the design guidelines shall prevail. 

Response:  The Subarea Design Guidelines have been reviewed. Most of the guidelines are oriented 

toward commercial and multifamily development.  However, pedestrian streetscape and site design 

criteria are addressed on the Preliminary Landscape Plan, Sheets L-1, L-2 and L-3.  The sidewalk 

and pedestrian connectivity is shown on the Preliminary Road and Drainage Plan, Sheet 4 of 8 of the 

Preliminary Plat set.  

(c)    Design Review Board. Review of permit applications for conformance with the development design 

guidelines shall be done by the Design Review Board in public meetings, as set forth in Section 14.16A.260. 

(d)    Projects requiring design review that meet the limitations in Section 14.16C.020(d) shall follow the 

procedures established in Chapter 14.16B for a Type I permit process as an administrative design review. All 

other projects requiring design review shall follow the procedures in subsection (e) of this section. 

(e)    Procedure. 

(1)    Pre-Application Meeting. If design review is required, a pre-application meeting with the City is 

highly recommended prior to submittal of a formal application. 
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Response:  A pre-application for the proposal was held with City of Lake Stevens staff on June 1, 

2016. 

 

(2)    Design Review Submittal Requirements. Seven color, hard copies and one electronic copy are 

required for each submittal for review by the Design Review Board. 

 

Response:  The required colored copies and CD are included in this submittal. 

 

(i)    Buildings and Site Development Plans. The following information and materials shall be submitted to 

the City for review under this chapter: 

a.    A completed application. 

 

Response:  Completed application enclosed. 

 

b.    Site plan at an engineering scale from one inch equals 20 feet to one inch equals 50 

feet, showing: 

1.    Location of all proposed structures and any existing structures to be retained or 

incorporated into the development. 

2.    Location of building setback lines. 

3.    Proposed pedestrian and vehicular circulation including driveways, access 

points, sidewalks and pedestrian pathways. 

4.    Parking lot layout, design and, if applicable, loading areas. 

5.    Public improvements including sidewalks, curbs, gutters, etc. 

6.    Location of existing trees and vegetation to be retained. 

 

Response:  Please see the Eagle Glen North Conceptual Lot Fit Exhibit.  This preliminary layout 

shows how specific home models fit on the lots and correlate to the color renderings of the twelve 

specific home models and house plans.  

 

c.    Building material samples and color chips. 

 

Response:  Not applicable. 

 

d.    Plans and section drawings depicting the relationship of the proposed project to 

abutting properties and buildings. 
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Response:  Please see the Eagle Glen North Conceptual Lot Fit Exhibit.  A similar residential 

development pattern is connected to the Eagle Glen project immediately to the South, and is also 

being developed by Lennar Northwest. 

 

e.    Building elevations and/or perspective renderings drawn to scale and indicating the 

exterior color and material composition (including mechanical equipment and screening). 

 

Response:  Please refer to the color renderings of the twelve specific home models and house plans.  

 

f.    Roof plan including the location of mechanical equipment. 

 

Response:  Not applicable. 

 

g.    A lighting plan, if required, adequate to determine the location, character, height and 

style of fixtures and the amount and impacts of spillover on adjacent properties. 

 

Response:  Not applicable. 

 

h.    A brief narrative description of the design elements or objectives of the proposal and 

discussion of the project’s relationship to surrounding properties. 

 

Response:  Please see the Eagle Glen North Conceptual Lot Fit Exhibit and the Preliminary 

Landscape Plans included with this application.  A similar residential development pattern is 

connected to the Eagle Glen project immediately to the South, and is also being developed by Lennar 

Northwest.  Sixty-six street trees are being provided as shown on the Preliminary Landscape Plans 

with an additional 63 yard trees.  There are an additional 69 native tree species and 77 native shrub 

species proposed. 

 

(ii)    Landscape Plans. The following information and materials shall be submitted to the City for review under 

this chapter: 

a. A completed application. 

 

Response:  Completed application enclosed. 

 

b.    Site plan at an engineering scale from one inch equals 20 feet to one inch equals 50 

feet, showing: 
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1. Location of all proposed structures and any existing structures to be retained or

incorporated into the development. 

Response:  Please see the Eagle Glen North Conceptual Lot Fit Exhibit. This preliminary layout 

shows how specific home models fit on the lots and correlate to the color renderings of the twelve 

specific home models and house plans.  

2. Proposed pedestrian and vehicular circulation including driveways, access

points, sidewalks and pedestrian pathways. 

Response:  Pedestrian streetscape and site design criteria are addressed on the Preliminary 

Landscape Plan, Sheets L-1, L-2 and L-3.  The sidewalk and pedestrian connectivity is shown on the 

Preliminary Road and Drainage Plan, Sheet 4 of 8 of the Preliminary Plat set.  

3. Parking lot layout, design and loading areas if applicable.

Response:  Not applicable. 

4. Public improvements including sidewalks, curbs, gutters, etc.

Response:  Please refer to the Preliminary Plat map, Sheets 1 and 3 of 8, as well as the Preliminary 

Road and Drainage Plan, Sheet 4 of 8 of the Preliminary Plat set.  

5. Location and size of existing trees and vegetation to be retained.

Response:  Please refer to the Preliminary Plat map Sheet 1 which shows that all the trees in Tract A 

(approximately 2.05 acres) will be protected as a Native Growth Protection Area. 

6. Plans and section drawings depicting the relationship of the proposed project to

abutting properties and buildings. 

Response:  Please refer to the Conceptual Lot Fit Exhibit and Preliminary Landscape Plan, Sheets 

1-3. 

7. Landscape plan showing the location of proposed plant materials, including a

plant schedule identifying plants by common and scientific names, spacing, size at 

time of planting, size at maturity, location of any existing vegetation and trees to be 

retained, and special notes. 
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Response:  Please refer to the Preliminary Landscape Plan, Sheets 1-3. 

 

8.    Photographs of proposed plant material. 

 

Response:  Please refer to the Preliminary Landscape Plan, Sheets 1-3 and the images of the 

proposed trees and shrubs provided by the Landscape Architect, Jeff Varley. 

 

9.    Plans showing proposed grading/topography, drawn to the same scale as the 

landscape plan. 

 

Response:  Please refer to the Preliminary Road and Drainage Plan which shows existing and 

proposed grading contours. 

 

(iii)    Sign Plans. The following information and materials shall be submitted to the City for review under this 

chapter: 

a.    A completed application. 

b.    A site plan, drawn to scale, showing the location of the building upon which the sign 

will be installed, surrounding buildings, and adjacent streets. 

c.    A drawing showing the size, shape and exact location of the proposed sign(s). For 

wall or building-mounted signs, the drawing shall portray the proposed sign’s relationship 

to any existing or proposed signs located on the same facade or common building wall. 

Drawings must be to scale or contain dimensions indicating the size of the sign and the 

length and height of the appropriate building surface. 

d.    Dimensions, area (in square feet), and style of letters/symbols of the proposed signs. 

e.    A colored illustration of the proposed signs. 

f.    Sign materials (wood, plastic, metal, etc.) and color samples. 

(iv)    The Director may require the submission of such other information determined to be 

appropriate and necessary for a proper review of the requested action. 

 

Response:  Not Applicable. No commercial signs proposed. 

 

(3)    Recommendation. A staff report of findings, conclusions and recommendations shall be 

forwarded to the Design Review Board before a public meeting. The conclusions and 

recommendations shall indicate how the recommendations carry out the goals, policies, plans and 

requirements of the development design guidelines. The findings shall be referenced to contested 

issues of fact, and the conclusions shall be referenced to specific provisions of the development 
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design guidelines and review criteria incorporated therein, together with reasons and precedents 

relied upon to support the same. The conclusions shall make reference to the effect of the decision 

upon the Comprehensive Plan, as well as the effect of both approval and denial on property in the 

vicinity, on business or commercial aspects, if relevant, and on the general public. The decision shall 

be based upon a consideration of the whole record of the application. 

Response: Acknowledged 

(f)    Conformance with Design Guidelines or Standards. 

(1)    Structures within the following zones are subject to the design guidelines or standards adopted 

per subsection (b) of this section, except when the project meets the limitations in Section 

14.16C.020(d) or when the development is located within an adopted subarea plan and is required to 

meet the adopted subarea design guidelines: 

(i)    Central Business District (except Class 1.100 or 1.200 uses); 

(ii)    Mixed Use (except Class 1.100 or 1.200 uses); 

(iii)    Neighborhood Commercial (except Class 1.100 or 1.200 uses); 

(iv)    Local Business (except Class 1.100 or 1.200 uses); 

(v)    Planned Business District; 

(vi)    Sub-Regional Commercial; 

(vii)    High Urban Residential; 

(viii)    Multi-Family Residential; 

(ix)    Light Industrial; 

(x)    General Industrial; or 

(xi)    Public/Semi-Public. 

Response:  The subject property is in the High Urban Residential plan designation and HUR-12 

Zone. 

(2)    Structures are subject to the design guidelines or standards adopted per subsection (b) of this 

section when developed under specified regulations listed below, except when the project meets the 

limitations in Section 14.16C.020(d): 

(i)    Planned neighborhood developments (Section 14.16C.080); 

(ii)    Planned residential developments (Section 14.44.020); and 

Response:  Not Applicable. 

(iii)    Innovative Housing Options Program (Chapter 14.46). 

Eagle Glen North Design Review 
Type II / LUA2016-0138 
Page 20 of 45

http://www.codepublishing.com/WA/LakeStevens/html/LakeStevens14/LakeStevens1416C.html#14.16C.020
http://www.codepublishing.com/WA/LakeStevens/html/LakeStevens14/LakeStevens1416C.html#14.16C.020


8 

(3)    No building or land use permit shall be issued for structures or uses which do not conform to the 

applicable guidelines or standards, except as allowed under subsection (f)(4) of this section. 

(4)    A building or land use permit may be issued for a structure or use that does not comply with 

subsection (f)(1), (2) or (3) of this section, if any one of the following findings can be made by the 

permit-issuing authority: 

(i)    The structure is of a temporary nature which, in all likelihood, will be replaced by a 

permanent structure within a reasonable time frame. 

(ii)    The structure is minor to the overall use of the property and will not be noticeably visible 

from a public right-of-way. 

(iii)    The structure will not be visible from an existing, planned, or proposed public right-of-way. 

(iv)    The structure is pre-existing with proposed changes to portions of the facade that are not 

visible from public rights-of-way.  

(Ord. 903, Sec. 19, 2013; Ord. 876, Sec. 12, 2012; Ord. 811, Sec. 4 (Exh. 3), 2010) 

Response:  Acknowledged. 
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Figure 1 - Abies Grandis 
Figure 2 - Acer circinatum 
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Figure 3 - Acer truncatum 'Warrenred' (Autumn)

 

 

 

Figure 4 - Fraxinus 'Autumn Applause' (Autumn) 
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Figure 5 - Gaultheria shallon

 

Figure 6 - Mahonia aquifolium

 

Figure 7 - Prunus emarginata 
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Figure 8 - Thuja plicata 

   
 

 

 
Figure 9 - Thuja plicata 'Excelsa' 
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Figure 10 - Tsuja mertensia 
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	a. All home design shall include offsets that define the living area or entry of the house, along the front façade, emphasized by different architectural features, varied materials, and rooflines;

	Site Address: 1433 99th Avenue SE, Lake Stevens, WA  98258         004934018003001425 99th Avenue SE, Lake Stevens, WA  98258         004934018003011429 99th Avenue SE, Lake Stevens, WA  98258         004934018003021431 99th Avenue SE, Lake Stevens, WA  98258         00493401800303
	Assessor Parcel No: 00493401800300
	Sq Feet:    438,631    
	Acres:    10.07           
	Land Use Designation:  High Urban Residential       
	Zoning:   HUR-12                                               
	NameCompany:   H. George Newman, AICP / Barghausen Consulting Engineers         
	Address: 18215-72nd Ave So.
	CityStateZip:   Kent, WA   98032
	Phone: (425) 656-1078
	Applicants relationship to owner:  Agent for Contract Purchaser
	Fax:  (425) 251-8782
	Email:   gnewman@barghausen.com
	Date: 
	Check Box2: Yes
	Check Box3: Yes
	Check Box4: Yes
	Check Box5: Yes
	Check Box6: Yes
	Check Box10: Off
	Check Box11: Yes
	Section II Site Orientation and Design Please indicate how your project addresses the principles found in Subarea Design Guidelines sections IIA  IIH Identify where the specific elements are located on the plans If the principle does not apply to your project indicate why notRow1: Pedestrian streetscape and site design criteria are address on the Preliminary Landscape Plan, Sheets L-1, L-2 and L-3. The sidewalk and pedestrian connectivity is shown on the Preliminary Road and Drainage Plan, Sheet 4 of 8 of the Preliminary Plat set. Sixty-six street trees are being provided as shown on the Preliminary Landscape Plans with an additional 63 yard trees. There is an additional 69 native tree species and 77 native shrub species proposed.Please also refer to the Eagle Glen North Conceptual Lot Fit Exhibit included with this application. A similar residential development pattern is connected to the Eagle Glen project immediately to the South and also being developed by Lennar Northwest. 
	Section II Site Orientation and Design Please indicate how your project addresses the principles found in Subarea Design Guidelines sections IIA  IIH Identify where the specific elements are located on the plans If the principle does not apply to your project indicate why notRow2: This is a single family residential development and will not have any landmarks or gateways except for the entry at 99th Avenue SE.
	Section II Site Orientation and Design Please indicate how your project addresses the principles found in Subarea Design Guidelines sections IIA  IIH Identify where the specific elements are located on the plans If the principle does not apply to your project indicate why notRow3: This is a single family residential development and plazas, courtyards & seating areas are not typically part of a single family residential neighborhood. However, a park with a play strucure is proposed in the 50,468 SF common Tract B. 
	Section II Site Orientation and Design Please indicate how your project addresses the principles found in Subarea Design Guidelines sections IIA  IIH Identify where the specific elements are located on the plans If the principle does not apply to your project indicate why notRow4: Street lighting will be provided as required by Snohomish County P.U.D.
	F  Pedestrian Connections: Pedestrian streetscape and site design criteria are address on the Preliminary Landscape Plan, Sheets L-1, L-2 and L-3. The sidewalk and pedestrian connectivity is shown on the Preliminary Road and Drainage Plan, Sheet 4 of 8 of the Preliminary Plat set. 
	G Parking Lots: Not applicable. 
	1  Service Areas: Not Applicable
	Additional Comments: See enclosed City of Lake Stevens Design Review & Code Compliance Analysis for LSMC 14.16C.050.
	Crosswalks: Crosswalks will be designed to meet ADA requirements.
	A Primary Orientation: Please see the Eagle Glen North Conceptual Lot Fit Exhibit. This preliminary layout shows how specific home models fit on the lots and correlate to the color renderings of the 12 specific home models and house plans. Each of the 53 lots will have homes facing the street.
	Section III Building Design Please indicate how your project addresses the principles found in Subarea Design Guidelines sections IIIA  IIIE Identify where the specific elements are located on the plans If the principle does not apply to your project indicate why notRow2: Please see the Eagle Glen North Conceptual Lot Fit Exhibit. 
	Section III Building Design Please indicate how your project addresses the principles found in Subarea Design Guidelines sections IIIA  IIIE Identify where the specific elements are located on the plans If the principle does not apply to your project indicate why notRow3: Please see the Eagle Glen North Conceptual Lot Fit Exhibit. 
	Section III Building Design Please indicate how your project addresses the principles found in Subarea Design Guidelines sections IIIA  IIIE Identify where the specific elements are located on the plans If the principle does not apply to your project indicate why notRow4: Please refer to the color renderings of the 12 specific home models and house plans. 


