PLANNING COMMISSION
MEETING AGENDA
Duvall Visitor Center, 15619 Main Street, Duvall
Wednesday, October 10, 2018, at 7:00 p.m.

1.

Call to Order – Flag Salute

2.

Roll Call

3.

Announcements

4.

Approval of Minutes
Minutes from the September 26, 2018 Planning Commission Meeting

5.

Citizens’ Comments and Requests – Items Not on the Agenda

6.

Public Hearing(s)

7.

Old Business

8.

New Business
A. Design Review – Sunset Court Townhomes

9.

Presentation
A. 2019-2020 Work Plan and Budget

10.

Good of the Order

11.

Adjournment

Materials List
•
Agenda
•
Draft Minutes from the September 26, 2018 Planning Commission Meeting
•
Design Review Packet for Sunset Court Townhomes

(Please call Diana Hart [425] 788-2779 if you have any questions or if you cannot attend the meeting.)
Meeting Room is Wheelchair Accessible. Americans With Disabilities Act - Reasonable
Accommodations Provided Upon Request - (425) 788-2779

Meeting Minutes
City of Duvall Planning Commission Meeting

Date: September 26, 2018
Time: 7:00 PM
Place: Duvall Visitor Center, 15619 Main Street NE, Duvall WA 98019
Commissioners Present: Jason Brown, Jim Deal, Eric Preston, Michael Yelle, Robert Walker,
Mike Supple; Ronn Mercer
Commissioners Absent: none
Staff Present: Troy Davis, Senior Planner; Diana Hart, Administrative Assistant
Others Present:
Call to Order – Flag Salute
The Planning Commission meeting was called to order by Commissioner Mercer at 7:04 PM.
1. Announcements
A. Senior Planner Troy Davis announced that Holy Innocents has submitted an application
and will likely come before the Planning Commission within the next month.
B. Mr. Davis announced that the Notice of Application was issued today for 65 Degrees.
C. Mr. Davis announced that the City of Duvall budget will be released to City Council this
Friday with presentations starting before Council next week.
D. Mr. Davis announced that Sunset Court has resubmitted and will come before the
Planning Commission soon.\
2. Approval of Minutes
It was moved and seconded (Deal-Brown) to approve the minutes from the September 12,
2018 Planning Commission meeting. Commissioner Mercer abstained from the vote, the
motion passed 5-0.
3. Public Hearings
None.
4. Presentation
None.
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5. Old Business
None.
6. New Business
A. Design Review – Darci’s Donuts
Chris Canaday, owner of Darci’s Donuts, introduced Arthur Adamov, architect with ALA
Architecture. Mr. Adamov gave an overview of the property and the wetland restrictions for
building areas. Mr. Adamov reviewed the proposed design before answering questions with
Mr. Canaday from the Planning Commissioners.
The Planning Commissioners reviewed the staff recommendations. Senior Planner Troy
Davis suggested that the Planning Commission postpone a recommendation of Darci’s
Donuts until a future meeting as there are some materials that need to be clarified.
The Planning Commissioners agreed to not make a recommendation at this meeting.
7. Good of the Order
None.
8. Citizens’ Comments and Requests – Items Not on the Agenda
None.
9. Adjournment
There being no further business, Commissioner Mercer adjourned the meeting at 7:38 PM.
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CITY OF DUVALL
Planning Department
PO Box 1300, Duvall, WA 98019 425.788.2779
www.duvallwa.gov

EXHIBIT 01

DESIGN REVIEW STAFF REPORT & RECOMMENDATION
TO:

Planning Commission

FROM:

Troy Davis, Senior Planner

DATE:

October 10, 2018

FILE:

Sunset Court Townhomes (SU18-001/SPR18-003)

1.

INTRODUCTION

A. APPLICATION
Submittal Date:

March 22, 2018 (complete submittal)

Applicant:

Michael Crowson
Duvall 143 LLC
2800 156th Ave SE, Suite 120
Bellevue, WA 98007

Property Owner:

Duvall 143 LLC
2800 156th Ave SE, Suite 120
Bellevue, WA 98007

Project Name:

Sunset Court Townhomes

Project Location:

26600 Block of NE 143rd Place
Duvall, WA 98019
(Parcel No. 2129500290)

Request:

Site Plan/Design Review Recommendation

Site Plan Review Date:

October 10, 2018

Peer Review Architect:

Andrew Kovach
Kovach Architects
2115 Colby Avenue
Everett, WA 98201

B. EXHIBITS
1. Design Review Staff Report
2. Master Permit Application
3. Preliminary Long Subdivision Application
4. Site Plan Review Permit Application
5. Departure Request – Front Porch Elevation Height
6. Site Plan
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7. Elevation Renderings
8. Landscape Plan
9. Peer Review Matrix from Andrew Kovach
10. DMC Section 14.62.035 (Planning Commission Criteria)
11. Development Agreement
2.

BACKGROUND INFORMATION

A. PROPOSED LAND USE ACTION
The Applicant, Michael Crowson on behalf of Duvall 143 LLC, is seeking design review
approval for the construction of 11 attached single-family housing units on fee-simple lots within
the 26600 block of NE 143rd Place. Attached housing products will consist of one 2-plex and
three 3-plexes, 3-stories in height.
B. PUBLIC COMMENTS
A Notice of Application was issued on April 25, 2018. This notice went to property owners
within 500 feet of the site and was posted at city hall, the library, and post office. No public
comments were received.
C. EXISTING SITE CONDITIONS
Lot Size: 44,450 square feet (1.02 acres)
Current Land Use: Vacant, undeveloped
Comprehensive Plan Designation: R12 (Residential 12 Units/Acre)
Zoning Classification: R12 (Residential 12 Units/Acre)
Site Description: The project site is cleared and vacant, sloping toward the west.
Significant Trees: Two – 1 Exceptional Hemlock & 1 Significant Cedar
Site & Situation: The subject property is in the 26600 block of NE Big Rock Road. This is within
the southwest corner of the City east of Main Street and North of NE 143rd Place. Other existing
residential areas are located to the north, south, and east of the project site. To the west is vacant
property.
D. GENERAL DESCRIPTION OF PROPOSED DESIGN ELEMENTS
Building: The proposal consists of three triplexes and one duplex with each unit situated on its
own fee-simple lot. The townhomes will consist of northwest craftsman with variety in massing
and materials between each unit. Garages will be tuck under with pronounced pedestrian entries
on the same level. Units will face a private access tract with pedestrian walkway.
Site: The attached units will be situated along the NE 143rd Place; however, the units will face an
internal private access tract. Each unit will have a pedestrian walkway connecting the front door
to an interconnected pedestrian pathway to the street and common areas.
Sunset Court Design Review (SPR18-003)
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Landscaping: Each lot will be fully landscaped with a variety of vegetation for seasonal interest.
The two existing Significant Trees will be preserved. (Note: Planning staff will provide a more
detailed analysis of the proposed landscaping as part of the public hearing before the City’s
Hearing Examiner.)

3.

REVIEW PROCESS AND ANALYSIS
A. SITE PLAN/DESIGN REVIEW PROCESS
Site Plan Review applications submitted to the City are subject to review by the City’s Planning
Commission pursuant to DMC 14.08.010.C.2. Site Plan review by the Planning Commission
occurs during regularly scheduled meetings of the Planning Commission. Staff provides the
Planning Commission with review materials and its findings a week ahead of the scheduled site
plan review. During the review, the Applicant presents their proposal, including how it conforms
to the City’s Design Guidelines. The Planning Commission will have the opportunity to ask
clarifying questions, discuss the proposal as a body, and make a recommendation if ready.
The Planning Commission is responsible for reviewing a proposal for conformance with the
City’s applicable Design Guidelines codified in Duvall Municipal Code Chapter 14.34 with
respect to building design (DMC 14.34.060) and pedestrian oriented spaces—for commercial
developments (DMC 14.34.050.B.8). Planning commission has been provided with both
architectural drawings and landscape plans. Landscape plans have been provided for information
only and is not part of Planning Commission’s review for this project. After its review, the
Planning Commission then makes a recommendation to the City’s Hearing Examiner. The
Planning Commission may recommend approval, approval with conditions, or denial. Staff
presents the Planning Commission’s recommendation during the public hearing on the proposal
before the Hearing Examiner; however, staff can note in their staff report to the Hearing
Examiner whether they are in agreement or disagreement with the planning commission’s
recommendation.
Prior to the public hearing before the City’s hearing examiner, Planning Staff will provide a
thorough analysis of this proposal’s conformance to all applicable land-use regulations.
B. DEPARTURE REQUESTS
Departure requests are administrative decisions made by the Planning Director. The Applicant
is seeking the following departure request in relation to the building design:
“Administrative Deviation – Building Relationship with Street Grade:
The developer has requested an administrative deviation from DMC 14.34.051.D.1, which
requires that the first finished floor of all homes, including the porch, shall be raised a
minimum of eighteen (18) inches from the grade of the front elevation due to the proximity of
the garage entrance to the front door and the adjacent sidewalk, due to slope constraints. The
developer is proposing a raised height of 6 inches.
C. STAFF FINDINGS OF FACT
This proposal has been reviewed by City staff and the City’s peer review architect, Andy Kovach,
for conformance with the requirements found in Chapter 14:34 (Design Guidelines) sections
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14.34.060.A (Residential Building Design). Only applicable code sections are shown below. An
omission of an inapplicable code section is predicated by a 4-dot ellipsis. Following each
guideline are staff’s findings in underlined italics.
DMC Chapter 14.34 Design Standards
….
14.34.060.A Residential Building Design
1.

Purpose. The purpose of this section is to encourage residential building design that enhances
Duvall’s traditional village character, foster creative, high-quality architectural design, and
ensure new development that adds value to the existing community. All new development
shall include complete architectural detailing on all building frontages with a consistent visual
identity and a similar quality of materials, detailing and window placement. Abrupt ending of
architectural details shall be avoided with no radical change in details, features or materials.

2.

General Provisions.
a. Elevations and Models. Elevations and models are required to ensure that new
developments provide a diverse streetscape with a variety of floor plans and frontage
character.
i.

Residential buildings shall avoid a uniform appearance by providing variation in
building architecture and elevations using methods such as building modulation,
primary and secondary building forms (e.g., covered porches, dormers, window
bays), and changes in exterior materials, colors, windows, doors and trim.
Proposed residential buildings provide an acceptable degree of variation and
modulation.

ii.

No more than two of the same model and elevation shall be built on the same
block frontage (four hundred (400) feet) or across a public right-of-way. Where
longer blocks are approved by the city, a four hundred (400) foot interval shall be
used for purposes of this section. Where curvilinear roads are used, the city may
consider an increase to three of the same model and elevation if they meet the
intent of this section.
Proposed residential buildings meet spacing requirement.

iii.

The same model and elevation shall not be built next to each other.
Proposed residential units do not have the same model or elevation adjacent to
one another.

iv.

To differentiate the same models and elevations, different colors and materials
shall be used.
Proposed finish material provides adequate variation.

v.

Each model shall have at least two architectural styles and a variety of color
schemes.
There is substantial variation in architectural styles and color schemes for each
proposed model.
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vi.

Different models are defined as having significant variations in the floor plans,
which allows for variety in the massing of the home. The following major
elements must be substantially different:
Floor plan/building configuration/massing;
Adequate elevation variation with moderate building to building plan variety.
A. Roof type (gable, hip, shed, etc.).
Proposed roof styles provide substantial variation.
The following minor features must be substantially different:
A. Finish color (siding, roofing, or trim);
A variety of visually pleasing colors and finishes are proposed.
B. Siding style;
Multiple complimentary siding materials are proposed.
C. Window configuration, architectural detailing or elements.
A substantial complimentary variety of window assemblies are proposed.

3.

Massing and Composition.
a. A clear pattern of massing changes and modulation of building forms and composition is
required to create architectural variety and interest.
A balanced pattern of massing with tasteful variation and interest is proposed.
b. Primary building forms shall be the dominating form while secondary formal elements
shall include porches, dormers, or other significant features.
A well-defined hierarchy of primary and secondary elements have been established in the
proposed buildings.

4.

The primary porch height shall be one story to encourage pedestrian scale elements along the
street or pedestrian; heights are encouraged adjacent to pedestrian access.
Pedestrian scale entries and associated elements are proposed.

5.

Massing and Composition. A clear pattern of massing changes and modulation of building
forms and composition is required to create architectural variety and interest.
a. Primary building forms shall be the dominating form while secondary formal elements
shall include porches, dormers, or other significant features.
A well-defined hierarchy of primary and secondary elements has been established in the
proposed buildings.
b. Secondary roof forms, such as dormers, shall be proportional to the primary roof form.
Complimentary scale between primary and secondary elements is evident in the proposed
buildings.
c. The primary porch height shall be one story to encourage pedestrian scale elements along
the street or pedestrian; heights are encouraged adjacent to pedestrian access routes.
Pedestrian scaled entries and associated elements are proposed.
d. Multi-story porches are permitted if massing is appropriate to the building style.
Sunset Court Design Review (SPR18-003)
Page 5 of 11

Multi-story porches are not proposed.
6.

Building Modulation. Building modulation is required to avoid monotonous repetition of
elevations, reduce bulk and mass, and provide pedestrian scale elements adjacent to the
streetscape. Buildings shall have a consistent visual identity on all sides, with an emphasis on
elevations visible to the public realm (e.g., public/private streets, sidewalks, and common
areas). This should be achieved by providing similar levels of materials, detailing and window
placement. Unless otherwise approved by the planning director in accordance with DMC
Section 14.34.010, the following standards shall apply:
a. Multifamily Residential Buildings.
i.

All building elevations shall have modulations or changes in plane. Modulations
shall be a minimum of an eight-foot horizontal modulation for each fifty (50) feet
of horizontal dimension. The minimum depth of modulation shall be two feet, and
where appropriate, shall extend vertically from the ground plane to the roof (e.g.,
when there is an offset in the building foundation).
Adequate modulation has been provided.

ii.

Modulation can be achieved by an offset in the building foundation, projecting
window bays, connecting an open porch to the building, a dormer facing the street,
a variety of roof forms, a well-defined entry element, or other features that provide
architectural variation and reduce the bulk and mass of a multifamily building.
Effective use of bay windows and variety of roof forms.

iii.

Dormers or intersecting rooflines shall be used to break up continuous sloped
roofs.
Effective use of dormers and roof variety.

iv.
v.

A physical break in the primary facade, ideally a pedestrian passage or other
usable space, shall be provided for every six units.
Not proposed as the greatest number of attached units is three. Proposed building
types are attached single-family.

b. Attached and Detached Residential Buildings.
i.

Elevations visible from public or private streets, sidewalks, and common areas
shall have at least one modulation or change in plane. Modulations shall be a
minimum of an eight-foot horizontal modulation for each twenty-five (25) feet of
plan dimension. The minimum depth of a modulation shall be eighteen (18)
inches, and where appropriate, extend from the ground plane to the roof.
Sufficient modulation is provided. Confirm modulation depth meets minimum 18
inches (see Condition 2).

ii.

Modulation can be an offset in the building foundation, primary and secondary
building forms, projecting window bay, the connection of an open porch to the
building, a dormer facing the street, a variety of roof forms, a well-defined entry
element, or other features that provide architectural variation and reduce the bulk
and mass of attached and detached single-family buildings.
Modulation utilizes these methods.
Sunset Court Design Review (SPR18-003)
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iii.

Where modulation is difficult to achieve alongside yards due to small lot sizes
and/or minimum setbacks, elevations shall be treated with change in materials,
colors, wrapped windows, or modulations with reduced profiles or elements.
Changes is materials, colors, and detailing are provided on the side of proposed
buildings.

iv.

The maximum number of attached units is eight, as measured along a horizontal
plane.
Three attached units is the highest number of attached units proposed.

7.

Entries.
a. Covered porches or stoops are required on all homes. The primary door to the house shall
be located in that entry and shall be oriented to and clearly visible from a street, green or
other common open space.
Proposed covered porches and stoops are provided on all units. Units adjacent to streets
have front doors visible from streets.
b. The design of porches and stoops shall be architecturally integrated into the design of the
structure.
The proposed design of the porches and stoops are architecturally integrated into the
design of the structure.
c. Porch and stoop sizes shall be:
i.

Porches (minimum forty-eight (48) square feet):
Minimum width: eight feet;
Minimum depth: six feet.
Proposed porches are not in compliance (see Condition 3).

ii.

Stoops (minimum thirty (30) square feet):
Minimum width: six feet;
Minimum depth: five feet.
Proposed stoops comply.

d. Porches and stoops shall be raised above the grade at the front elevation, ideally a
minimum of eighteen (18) inches, except where accessibility (ADA) is required. An
accessible route may also be taken from a front driveway.
Proposed stoops and porches are below the minimum height requirement (see Departure
Request 1).
e. Where a home is located on a corner lot, i.e., at the intersection of two roads or the
intersection of a road and common open space, a wrapped porch is preferred to reduce the
perceived scale of the house and engage the street or open space on both sides.
Proposed end units are shown to have wrap-around porches (see Condition 4).
8.

Decks. All decks visible from the public realm, including large landscape views to the
Snoqualmie Valley, public rights-of-way, trail systems or other areas accessible to the general
public shall meet the following criteria: (Decks not proposed)
Sunset Court Design Review (SPR18-003)
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….
9.

Roof Pitch. Roof pitches shall be in keeping with the architectural design and character of a
residential structure and the surrounding neighborhood. For example, steeper roof pitches
(e.g., 6:12, 8:12) are appropriate in the Old Town Neighborhood District to reflect the historic
character of the older homes. Secondary roof pitches shall be designed in relation to the
primary roof pitch.
Proposed roof-pitches appear to be in keeping with the architectural design and character of
the surrounding neighborhood.
a. Roof Overhangs. Roof overhangs shall be a minimum of twelve (12) inches (excluding
gutter). Overhangs and eaves should be detailed and proportioned to complement the
architectural style of the home. Exceptions may be permitted subject to the planning
director’s approval when the applicant demonstrates that a reduced overhang is in
keeping with the architectural design of the structure.
Proposed overhangs appear to comply.

10.

Architectural Details.
a. Doors.
i.

Front doors shall be in keeping with the architectural style of the structure.
Proposed front doors match the architectural style of the building.

ii.

Front doors shall be paneled or have inset windows.
Proposed front doors are paneled and or windowed.

iii.

Sliding glass doors are not permitted along frontage elevations or where a primary
elevation faces a pedestrian easement.
No sliding glass doors are proposed on front facades.

iv.

A three and one-half inch minimum head and jamb trim is required around all
doors.
Doors appear to have adequate head and jamb trim.

b. Primary Windows.
i.

Primary windows shall be proportioned vertically rather than horizontally.
Proposed primary windows are generally proportioned vertically.

ii.

Windows are required to have a trim on all four building facades.
Window trim is proposed on all windows.

iii.

Trim must be appropriate to the architectural character of the home and be a
minimum of three and one-half inches wide.
Proposed window trim is appropriate to the architectural character of the unit.

iv.

Vertical windows may be combined together to create a larger window area.
Combined vertical windows are proposed on some plans.

v.

Divided light windows are encouraged. They must either be true divided light or
have properly proportioned mullions applied to the window. Individual panes must
be vertically proportioned or square
Sunset Court Design Review (SPR18-003)
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Divided light windows are proposed on some units and are vertically or squarely
proportioned.
c. Chimneys. [none proposed]
….
d. Columns, Trim and Corner Boards.
i.

Character columns shall be strongly related to a home’s architectural style (e.g.,
round, square, or tapered).
Character columns are strongly related to the unit’s architectural style where
proposed.

ii.

Exposed four by four and six by six-inch posts are prohibited.
No exposed posts are proposed.

iii.

Corner boards shall be a minimum of two and one-half inches in width.
Proposed corner boards appear to be in compliance.

e. Architecture Detail and Features. To ensure the appropriate scale and to provide elements
of human interest, at least one of the following features shall be used in residential
buildings. These elements shall follow the home’s architectural style.
i.

Shutters (proportional to window);

ii.

Shutters (proportional to window);

iii.

Flower boxes;

iv.

Knee braces;

v.

Columns;

vi.

Trellises.
Proposed architectural detailing is utilized where appropriate.

f. Trash and Recycling Containers [none proposed].
….
g. Mail and Newspaper Boxes.
i.

The design of mailbox shelters should be compatible with the design of the
primary structures on the site. This may include similar materials, architectural
form, and/or design details.
More detail needed (see Condition 5).

ii.

Mail and newspaper box locations shall be well lit and pedestrian accessible via an
appropriate walkway. Mailbox shelters must not obstruct a walkway.

iii.

All mailboxes shall be clustered and lockable consistent with USPS standards.
Clustered mailboxes shall be architecturally enhanced with materials and details
typical of the home’s architecture and carefully placed to not adversely affect the
privacy of residents and serve the needs of the U.S. Postal Service.
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h. Accessory Structures. [none proposed]
….
11.

Materials.
a. Vertical Changes. Changes in materials in a vertical wall, such as from brick to wood, hall
wrap the corners in accordance with subsection (A)(4) of this section.
Proposed vertical changes in material wrap corners.
b. Horizontal Changes. Transition in material on a wall surface, such as shingle to lap siding,
shall have a material separation, such as a trim band board.
Proposed horizontal changes include a separation.
c. Acceptable Exterior Wall Material. Wood, cement fiberboard, stucco, brick, and stone
may be used. Simulated stone, wood, stone, or brick may be used to detail homes.
Proposed exterior wall materials are acceptable.
d. Trim may be wood, cement fiberboard, stucco, or stone materials. Trim is required around
all doors and windows. The trim must be three and one-half inches minimum and be used
on all elevations.
Proposed trim appears to meet this requirement.
e. Where a finish material meets a corner, that material shall wrap the corner until it meets a
vertical element such as a chimney or window, or for a minimum of twenty-four (24)
inches.
Proposed wrappings meet vertical elements.
12. Colors.
a. Provide multiple colors on buildings to reflect material changes and individuality of the
residence.
Additional Information Required (see Condition 6).
b. Muted deeper tones, as opposed to vibrant primary colors, shall be the dominant colors.
c. Although grey and beige are not excluded, the use of these colors shall not be the
dominant color used on homes or other structures within the development.
d. Color palettes for all new buildings in the R12, MU12 zone districts, and in
cottage/innovative housing developments in the residential zone districts, coded to the
home elevations, shall be submitted to the city for approval. Colors shall be consistent
with the building architecture and shall unify the character of projects within these zone
districts.

12.

STAFF RECOMMENDATION

A. RECOMMENDATION
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Based on staff’s Findings of Fact, planning staff recommends that the Planning Commission make a
recommendation of APPROVAL of the proposed architectural designs to the Hearing Examiner
subject to the following conditions:
1. Construction drawings shall be in substantial conformance with the building and landscaping
plan as recommended by the Planning Commission.
2. Building modulations shall have a minimum depth of 18 inches.
3. Porches on end units shall have a minimum depth of six feet.
4. Wrap around porches on end units shall be extended another 12 inches on the front façades.
5. A mailbox shelter in compliance with DMC 14.34.061.J.7 shall be provided.
6. Building colors in compliance with DMC 14.34.061.L shall be provided.

Sunset Court Design Review (SPR18-003)
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Exhibit 2
Received Stamp

Planning Department
15535 Main St. NE
PO Box 1300
Duvall, WA 98019
(425) 788-2779
FAX (425) 788-8097
www.duvallwa.gov

Master Permit Application
This form must be completed (clearly printed or typed) and submitted to the Planning Department to file an application.
Additional materials are required for specific types of applications. Please provide 7 complete packets with copies of all
required application materials (stapled or binder clipped). For questions, please contact the Planning Department at
(425) 788-2779.
FOR STAFF USE ONLY
File No.:
Type of
Application:

Received By:
TYPE I

TYPE II

Administrative
Interpretation

Building PermitSEPA required

Boundary Line
Adjustment

Other
construction
permit – SEPA
required

Wireless
Facility
Other
Construction
Permits – no
SEPA required
Final Site Plan

Sensitive Area
Permits
Site Plans,
Parks less than
½ acre in new
area
Infill
Development
of duplexes and
townhome

Date Received:

TYPE III

TYPE IV

Conditional
Use Permit

Shoreline
Conditional
Use Permit

Shoreline
Substantial
Development
Permit

Shoreline
Variance

Preliminary
Short
Subdivision

Preliminary
Long
Subdivision

TYPE V

Rezone

TYPE VI

Final Plat
ROW
Vacation

UDR Text
Amendment
Annexation
Area-Wide
Zoning Map
Amendment
Comp. Plan
Amendment
PreAnnexation
Zoning

Site Plan/
Variance
Master Development
Plan Over ½ acre
Vacations/Alterations
Reasonable Use Exception

Other Application (please explain):

APPLICANT
Name (please print): Duvall 143 LLC
Email Address:
mcrowson@mjhdevco.com
Street Address: 2800 156th Avenue SE, Suite
120

Phone # (206) 972-6711
City: Bellevue

State: WA

Zip: 98007

BASIC PROJECT INFORMATION
Project / Development Name: Sunset Court
Project / Development Location (including nearest
intersections): NE 143rd Pl near 3rd Ave NE, Duvall WA 98019
Description of Proposed Action: Subdivision of the subject parcel into 12 single-family lots.

Assessor / Tax Parcel Numbers (include 10-digit parcel number for all parcels within project boundaries):
2129500290
Land Area of Project Site (sq. ft. & acres): 44,450 SF /
1.02 AC

Zoning District: R12
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Are there Sensitive Areas on the property? No

Present use of property: Vacantl

OWNER (if other than applicant)
Name (please print): Owner is Applicant
Email Address:
Street Address:

Phone #:
City:

State:

Zip:

AUTHORIZATION TO FILE APPLICATION (all persons with an ownership interest in property)
Name (please print): Michael Crowson (Managing Member) for Duvall 143 LLC
Owner
Contract Purchaser
Address: 12800 156th Avenue SE, Suite 120

Option Purchaser

Phone #: (206) 972-6711

Option Expiration Date:

Assessor Parcel Number(s): 2129500290
I certify that the information and exhibits contained in and with this application is true and correct to the best of my knowledge and under the penalty of
perjury by the laws of the state of Washington.

Signature:
Name (please print):
Address:
Phone #: (

Owner

Contract Purchaser

Option Purchaser
)

Option Expiration Date:

Assessor Parcel Number(s):
Other Documents Required:
1. Application / Information for specific permit type.
2. SEPA Checklist.
I certify that the information and exhibits contained in and with this application is true and correct to the best of my knowledge and under the penalty of
perjury by the laws of the state of Washington.

Signature:

Date:
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APPLICANT NOTARY
I, the undersigned, state that to the best of my knowledge the above information is true and complete. It is understood
that the City of Duvall may nullify any decision made in reliance upon information given on this application form should
there by any willful omission of significant information or any misrepresentation or willful lack of full disclosure on my part.
Applicant's Signature _________________________________________
STATE OF WASHINGTON
COUNTY OF KING

}
} SS

On this _____day of ______________, 20__, before me, the undersigned, a Notary Public in and for the State of
Washington, duly commissioned and sworn, personally appeared ___________________, to me known to be the
individual described in and who executed the within and foregoing instrument, and acknowledged that
____________________ signed the same as __________________ free and voluntary
act and deed, for the uses and purposes therein mentioned, and on oath stated that he/she was authorized to execute
said instrument.
WITNESS MY HAND AND OFFICIAL SEAL THIS ________ day of _______________, 20__.
_______________________________________
Notary Public in and for the State of Washington
residing at _____________________________________

Notary Seal Affixed Here

OWNER NOTARY (if other than Applicant)
I, the undersigned, state that to the best of my knowledge the above information is true and complete. It is understood
that the City of Duvall may nullify any decision made in reliance upon information given on this application form should
there by any willful omission of significant information or any misrepresentation or willful lack of full disclosure on my part.
Owner’s Signature _________________________________________
STATE OF WASHINGTON
COUNTY OF KING

}
} SS

On this _____day of ______________, 20__, before me, the undersigned, a Notary Public in and for the State of
Washington, duly commissioned and sworn, personally appeared ___________________, to me known to be the
individual described in and who executed the within and foregoing instrument, and acknowledged that
____________________ signed the same as __________________ free and voluntary
act and deed, for the uses and purposes therein mentioned, and on oath stated that he/she was authorized to execute
said instrument.
WITNESS MY HAND AND OFFICIAL SEAL THIS ________ day of _______________, 20__.
_______________________________________
Notary Public in and for the State of Washington
residing at _____________________________________
Notary Seal Affixed Here
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CONTINUED ON NEXT PAGE
MASTER PERMIT APPLICATION

Page 4

The following tables set out the project permit decision making and appeal processes, the division of action types into
permit types and the required procedure for each permit type.
Table 14.08.010.C.1

Project Permit Applications – Action Type

Project Permit Applications – Action Type
TYPE I
TYPE II

TYPE III

Boundary Line
Adjustments
Minor exterior remodels,
no building permit required

Conditional Use
Permits
Building Permits –
SEPA required

Building Permits – no
SEPA required

Other Construction
permits – SEPA
required

Other Construction Permits
– no SEPA required

Sensitive Area Permits

Wireless Facilities on
Existing Structure –
Camouflaged
Final Site Plan Permits

TYPE IV
Rezones

TYPE V
Final Plats

Annexations (2)

Shoreline
Substantial
Development
Permits

Area-Wide Zoning
Map Amendments

Comprehensive
Plan Amendments

Administrative
Interpretations

Development
Agreements

Preliminary
Short
Subdivisions

Shoreline Exemptions

UDR Text
Amendments

Shoreline
Conditional Use
Permits

Shoreline
Variances

Site Plans, Parks less
than ½ acre in new
area

TYPE VI

Site
Plans/Master
Development
Plan greater
than ½ acre(5)

Infill Development of
Duplexes and Town
Home

Preliminary Long
Subdivisions

Pre-Annexation
Zoning(3)

Variances
Vacations or
Alterations –
Subdivisions
Reasonable Use
Exceptions

Table 14.08.010.C.2

Project Permit Applications – Decision Making and Appeal Process

Project Permit Applications – Decision Making and Appeal Process
TYPE I
TYPE II
TYPE III
TYPE IV
Final Decision made
Hearing
Director
Director
City Council
by
Examiner
Recommendation
Planning
made by
Department
Planning Commission
N/A
N/A
Planning
Commission (1)
Open Record Public
Yes – Hearing
Hearing – Decision No
No
Yes – City Council
Examiner
Open Record Public
Yes
Hearing - Appeal
Closed Record
No
Appeal
Appeal to:
Hearing
Examiner

TYPE V

TYPE VI

City Council

City Council

Engineering Department

Planning Commission

No

Yes - Planning
Commission(4)
Yes - City Council

Yes

No

No

No

No

No

No

No

No

No

Hearing Examiner

King County King County Superior King County Superior Court,
Superior Court Court, SHB
GMHB
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Judicial Appeal
Yes
Yes
Yes
Yes
Yes
Yes
(1) Site plan applications require a recommendation by the Planning Commission and the Planning Department. See DMC 14.62 for Planning
Commission criteria. All other Type III applications require a recommendation by the Planning Department.
(2) Annexation petition decisions are not appealable.
(3) City Council shall hold two public hearings for a pre-zone application consistent with state law.
(4) Planning Commission does not hold a public hearing for a pre-zone application.
(5) Master Development Plan shall follow the criteria in DMC 14.62 and 14.18.060.
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Table 14.08.010.C.3

Page 5

Required Procedures for Project Permit Applications

Required Procedures for Project Permit Applications
TYPE I
TYPE II
TYPE III
TYPE IV
TYPE V
TYPE VI
Pre-Application Meeting
No
No
Yes
Yes
No
No
Notice of Completeness
No
Yes
Yes
Yes
Yes
No
Notice of Application
No
Yes
Yes
Yes
No
No
SEPA Determination (1)
No
Yes
Yes
Yes
No
Yes
Notice of Hearing
No
No
Yes
Yes
No
Yes
Notice of Decision
No
Yes
Yes
Yes
Yes
No
120 Day Review (2)
No
Yes
Yes
No
No
No
(1)
SEPA not required for projects that are categorically exempt in accordance with DMC 14.60.
(2)
120 Day Review does not apply to preliminary or final plats. Preliminary long or short plats have a 90-day review clock and final.
short or long plats, a 30-day review clock in accordance with RCW 58.17.140.

Table 14.08.010.C.4

Notice Requirements for Project Permit Applications

Notice Requirements for Project Permit Applications 1
Send
to
Property Post
Publish
Owners within 300’
Property
Notice
Notice of Completeness
No
No
No
Notice of Application
Yes
Yes
No
SEPA Determination
No
No
Yes
Notice
of
Open
Record
Yes
Yes
Yes
Predecision Hearing, if applicable 2
(1)
Notice of Decision
No
No
No
Notice of Open Record Appeal
Yes
Yes
Yes
Hearing, if applicable
(1)
Notices are sent to parties of record. (See DMC 14.08.030.)
(2)
Preliminary plats; see additional notice requirements in DMC 14.08.030.F.4.b.

Send to Agencies Send
to Provide to Provide to
(including DRC)
Applicant
PC
CC
No
Yes
No
No
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
No

Yes

Yes

Yes

No

Yes

Yes

Yes

No

Yes

Yes

Yes
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Exhibit 3
Received Stamp

Planning Department
15535 Main St. NE
PO Box 1300
Duvall, WA 98019
(425) 788-2779
FAX (425) 788-8097
www.duvallwa.gov

Preliminary Long Subdivision
This form must be completed (clearly printed or typed) and submitted to the City to file an application along with the
Master Permit Application. In addition, the applicant shall provide all information as required by the attached checklist
and all fees as determined by the Planning Director (see attached Fee Schedule). For questions, please contact the
Planning Department at (425) 788-2779.
FOR STAFF USE ONLY
File No.:
Received By:
Date Received:
APPLICANT:
Applicant Name: Michael Crownson (Duvall 143 LLC)
Applicant Address: 2800 153th Avenue SE, Suite 120 Bellevue, WA 98007
Applicant Phone # ( 206 ) 972-6711
Signature:

Date:

Project / Development Name: Sunset Court
Project Address (including nearest intersections): NE 143rd Pl Duvall, WA 98019
Description of Proposal: Subdivision of the subject parcel into 12 single-family lots.
Assessor / Tax Parcel Number(s): 2129500290
A.

Explain how the project conforms with the following principles set out in DMC 14.34.020:
1. A unifying organization that takes into account site conditions (e.g., topography, slopes, streams,
wetlands) and adjacent uses;

-Please see attached

2. Convenient and connected pedestrian and vehicular circulation, including a range of street types,
pedestrian pathways, and trails that support a variety of street and frontage types;

-Please see attached
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3. A variety of building types, with assorted floor plans and elevations that complement the village
character of Duvall ad enhance adjacent uses and buildings;

4. Façade designs, landscaping, usable open space and other common amenities that serve to organize the
site, create points for community gathering, and incorporate screening, environmental mitigation,
utilities, and drainage as positive amenities in the overall site design;

5. Where abutting developed land provides road stub-ours, easements, or other methods to provide the
opportunity for future road connections, the interior street, sidewalk and trail network of new
development shall be designed to link up to those connections and provide a clear public path of travel
for both vehicles and pedestrians, unless there are sire constraints such as topography or sensitive
areas that make such connections infeasible.

B.

In addition to the listed criteria above, all preliminary long subdivisions shall conform to DMC 14.66.050
Subdivision Standards.
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Exhibit 4
Received Stamp

Planning Department
15535 Main St. NE
PO Box 1300
Duvall, WA 98019
(425) 788-2779
www.duvallwa.gov

Site Plan Review Permit Application
This form must be completed (clearly printed or typed) and submitted to the City to file an application, along with the
Master Permit Application. Additionally, the applicant shall provide all information as required by the attached checklist,
as well as all fees as determined by the Planning Director (see attached Fee Schedule). For questions, please contact
the Planning Department at (425) 788-2779.
FOR STAFF USE ONLY
File No.:

Received By:

Date Received:

Applicant Name: Michael Crowson (Duvall 143 LLC)

Phone # (206) 972-6711

Signature:
Project / Development Name: Sunset Court
Street Address / Location of Site:

NE 143rd Pl, Duvall WA 98019

Assessor / Tax Parcel Number(s): 2129500290
Zoning: R12
A.

Comprehensive Plan Designation: CO

Justification
An applicant shall demonstrate that the site plan review application meets all criteria as defined in DMC
14.62.030, as well as provide the following information:
1. Provide a written description of the project.
2. Provide written documentation that the project is consistent with the Comprehensive Plan and Unified
Development Regulations.
3.

Discussion of how the proposed project is consistent with the City’s development regulations in consideration of:
a. The type of land use of the proposed project;
b. The level of development, such as units per acres or other measures of density;
c. Availability of infrastructure, including public facilities and services needed to serve the development;
and
d. The character of development, including compliance with DMC 14.34, Design Guidelines and all other
provisions of this Title.
- Please see attached

4. Explain how the project conforms with the following principles set out in DMC 14.34.020:
a. A unifying organization that takes into account site conditions (e.g., topography, slopes, streams,
wetlands) and adjacent uses;
- Please see attached
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C.
D.

b. Convenient and connected pedestrian and vehicular circulation, including a range of street types,
pedestrian pathways, and trails that support a variety of street and frontage types;
- Please see attached

c.

A variety of building types, with assorted floor plans and elevations that complement the village
character of Duvall ad enhance adjacent uses and buildings;
- Please see attached

d. Façade designs, landscaping, usable open space and other common amenities that serve to organize
the site, create points for community gathering, and incorporate screening, environmental mitigation,
utilities, and drainage as positive amenities in the overall site design;

- Please see attached

e. Where abutting developed land provides road stub-ours, easements, or other methods to provide the
opportunity for future road connections, the interior street, sidewalk and trail network of new
development shall be designed to link up to those connections and provide a clear public path of travel
for both vehicles and pedestrians, unless there are sire constraints such as topography or sensitive
areas that make such connections infeasible.

- Please see attached

A.
B.

A Site Plan Checklist has been included in the application packet. It included all items that are required at
time of submittal.
Any other information deemed pertinent by the DRC, Planning Commission or City Council or required to be
submitted with the site plan under other provisions of the Duvall Municipal Code.
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Exhibit 5
Received Stamp

Planning Department
15535 Main St. NE
PO Box 1300
Duvall, WA 98019
(425) 788-2779
FAX (425) 788-8097
www.duvallwa.gov

Departure Request from DMC14.34 Design Guidelines
This form must be completed (clearly printed or typed) and submitted to the City to file an application along with the
Master Permit Application. In addition, the applicant shall provide all fees as determined by the Planning Director (see
attached Fee Schedule). For questions, please contact the Planning Department at (425) 788-2779.
FOR STAFF USE ONLY
File No.:

Received By:

Date Received:

Applicant Name: Duvall 143, LLC (Michael Crowson)
Phone # (425) 972-6711
Signature:
Project / Development Name: Sunset Court

Assessor / Tax Parcel Number(s): 2129500290
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The Planning Director may require or allow departures from required standards in the following circumstances:
1.

Where unique natural features or unique lot configuration makes it extraordinarily difficult to conform to the
standards;
Explain how this circumstance has been met: Due to the proximity of the garage entrance to the front door
as well as the distance from the adjacent sidewalk to the garage, 18” of porch height cannot be created
external to the structure due to slope constraints. Similarly, creating this porch height internal to the
structure by adding additional steps from the garage space into to the ground floor area compromises the
function and space of the garage parking.

2.

Where the project is equal or superior in design to that allowed under the general application of these
standards and is consistent with the design standards, as well as all other city standards.
Explain how this circumstance has been met: Driveway slope and both internal/external pedestrian
pathways from the garage to ground floor elevation are optimized as a result this proposal.

3.

In each case above, the applicant must utilize other methods per the planning director’s satisfaction that meet
the intent of the applicable standard(s); and
Explain how this circumstance has been met: By implementing a 6” raised front porch, more usable open
space and landscape area is realized by avoiding encumbrance by additional steps/aggressive grading. The
compact nature of the attached, townhome product is intended to limit unnecessary features that expend
into value exterior space.

4.

Where departures involve site grading or other engineering issues, the departure shall be reviewed and
approved by the planning and public works directors. (Ord. 1056 § 1 Exh. A (part), 2007).
Explain how this circumstance has been met: The departure supports a superior grading and engineering
solution by preserving the usability of the exterior pathway from the driveway to the front porch.

Duvall municipal Code Section: 14.34.051.D.1 – “The first finished floor of all homes, including the porch, shall be raised
a minimum of 18 inches from the grade of the front elevation.”
Description of Departure: A Departure Request is being submitted to reduce the front porch from 18 inches to 6 inches.
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Exhibit 6

CLIENT/OWNER

DUVALL 143, LLC.
PROJECT NAME

SUNSET
COURT
NAVIX PROJECT NUMBER:

50-309-004

PROJECT ADDRESS

NE 143RD PLACE
DUVALL, WA 98019

STAMP

Y
R
A

IN

M
I
L

E
R

P

REVISIONS
REV

ISSUED FOR:

DATE

R

SECTION, TOWNSHIP, RANGE:
SECTION 24, TOWNSHIP 26 NORTH,
RANGE 6 EAST, W.M.

·
·
·
·
·
·
·

PROJECT TEAM
REVIEWED BY:
DESIGNED BY:

P. MANZER
J. AL-KAHTANI

SHEET NAME

PRELIMINARY
PLAT MAP
SHEET NUMBER

PC1.00

Exhibit 7

Exhibit 8

Exhibit 9

Project: Sunset Court
Review Date:

4/16/18

Project Address:

Re-Review Date:

7/24/18

Project Name::

Re-Review Date:

10/1/18

Reviewer:

NE 143rd Pl, Duvall WA 98019
Sunset Court Townhomes
Townhome development Review

ASK

Kovach Architects

Parcel Number

2129500290

2115 Colby Ave.

File Number

17015

Everett, WA 98201

Current Zoning:

R12-Residential 12 units per acre

andrew@kovacharchitects.com

Comprehensive Plan Designation:

R12-Residential 12 units per acre

Review Type:

Peer (Design Review)

Regulatory Code:

City of Duvall Municipal Code

Section:

Unified Development Regulations

Chapter:

14.34 Design Guidelines

Companion Documents:

Duvall Comprehensive Plan, Downtown Sub-area Plan, City Wide Visioning Plan.

Applicability:

Criteria 1. Proposed Development meets criteria for Design Review Process

Project Status:

First Checklist Review

Initial Review Date:

April 14th 2018

Second Review Date:

July 24th 2018

Note: New comments in green type

Third Review Date:

Oct. 1st 2018

Note: New comments in purple type

Version: UDR Update-February 6th, 2018

Conformance Rating

Category

Description

l

Conforms

Fully meets intent and specific code requirements

ll

High Level of Conformity

Fully meets intent but not specific code requirements

lll

Moderate Level of Conformity

Mostly meets intent but not specific code requirements

lV

Low Level of Conformity

Somewhat meets intent but not specific code requirements

V

Non-Conforming

Does not meet intent or code requirements

Design Guideline
Section

Title

Summary

Analysis

Comments / Recommendations

Rating

Site Review is not part of this Checklist Review and Deferred to Planning
14.34.020

Site Planning

1

Site conditions

2

Circulation

3

Building variety

4

Positive site amenities

5

Linkage
Grading Storm Water Management

14.34.030
and Site Coverage
B.1
a.

Minimize cut and fill

b.

Terraced grades

c.

Minimize retaining walls

d.

Planted slope in lieu of retaining

e.

Daylight basements
Other methods

B.1
a.

Limited retaining wall height

b.

Retaining wall landscaping

c.

Retaining wall material

d.

"Ecology Block" walls

e.

Retaining wall fit

f.

Residential retaining wall

g.

Retaining wall landscape setback

h.

Departures
Storm Water Management
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1

14.34.030
and Sensitive Areas
C.1

Open Stormwater ponds

a.

Stormwater ponds per standards

b.

Stormwater pond screening

C.2

Bioswales

D

Site coverage

Encouraged treatment method

1

Per specific zoning requirements

2

Preservation of native vegetation

3

Pervious surfaces encouraged

14.34.040

Street Network

A

Pedestrian Facilities

1
2

Purpose
Sidewalk and Pathway Development Standards

14.34.041

Pedestrian Facilities

B.1

Primary Pedestrian Corridors
Main Street frontage

a.

12 ft. minimum sidewalk

b.

Street trees @ 30 intervals in tree grates

c.

Street trees @ 30 intervals in planter strips

d.

12-14 ft. high pedestrian lighting

e.

Sidewalks not adjacent to public streets

B.2

Secondary Pedestrian Corridors
Stephens Street frontage

a.

10 ft. minimum sidewalk

b.

Street trees @ 30 intervals in tree grates or planters

c.

12-14 ft. high pedestrian lighting @ 40-60 ft. OC

d.

Sidewalks not adjacent to public streets min 8' wide

B.3

Interior pedestrian pathways

14.34.042

New Streets

B.1

Purpose

B.2

General Goals

Minimum 5 ft unobstructed width

a.

Safe and convenient network connected to surrounding area

b.

Connection to existing and proposed trail systems

c.

prototypical street template

d.

Duplicate parallel public/private streets discouraged

e.

Mid-block connections

f.

Calming strategies

g.

Signage

h.

Gated Community restrictions

i.

Sidewalks and Planters

14.34.050

Lot Standards

14.34.051

Residential developments

A
1

Purpose

2

Old Town

3

General Standards

a.

Variation

b.

Porches, stoops ,window projections

c.

Architectural Elements

d.

Setback Encroachments
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4

Building Relationship with Street Grade.

a.

Finish floor elevations

b.
5

Down slope entries
Open Space Requirements

a.i

Private yards

a.ii

Minimum useable yard

a.iii

Private yard reduction

a.iv

Reciprocal use easement

a.v

Minimum open space

b.

Common Open Space Requirements

b.i

Purpose

b.ii (A)

Hierarchy of space

b.ii (B)

Distribution

b.ii (C)

Variety

b.ii (D)

Pathways and features

b.iii

25’ Minimum width

b.iv

Solar Orientation

b.v

Visibility

b.vi

Trail bonus

b.vii

Pedestrian entry bonus

b.viii

Tree preservation

b.ix

Ground floor access

c.

Reciprocal Use Easements

c.i

Recording

c.ii

Privacy walls

c.iii

Foundation protection

6

Parking, Garages, and Vehicular Access

a.

Front Loaded Garages

a.i

20’ Property line setback

a.ii

5’ Building facade setback

a.iii

2’ Tuck under setback

a.iv

50% Max width of ground level facade

a.iv (A)

Cul-de-sac exception

a.iv (B)

Steep slope exception

a.v

Detached garages

b.

Side Loaded Garages

b.i

20% Maximum per plat

b.i (A)

15’ Front yard setback

b.i (B)

Architectural design elements required

b.i (C)

Separation to entry access required

b.ii

Rear side load garage allowance

b.iii

Repeat restriction

b.iv

10’ separation requirement @adjacent side entry drives

c.

Shared Garages and Driveways.

c.i

Where permitted

c.ii

Permitted with special provisions

c.iii

Assignment of parking space

c.iv
d.

44’ max ganged width
Additional Driveway Standards.

d.i

SFR restrictions for multiple driveways

d.ii

Tandem parking allowance

d.iii

Alley Access

d.iv

20' maximum width

d.v
7

Shared driveways are encouraged
Utility Placement.

a.

Priority accommodations for street design elements

b.

Utility appurtenance to be screened/hidden to the furthest extent possible

c.

Underground utilizes to allow for street trees and lighting

d.

Vaults are prohibited from sidewalk areas

e.
8

Utility boxes to be grouped
Additional Standards for Multifamily Residential Developments.

a.

Primary building entry must face public or open space

b.

Individual ground floor entries must face public or open space

c.

Must include windows that face public streets or space

d.

Special provisions option
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e.

10' min. residential setback from sidewalks

f.

36” high raised ground floor levels above street encouraged

g.
9

Fence setbacks and height limits.
Additional Standards for Old Town Neighborhood District

14.34.052

Mixed Use and Non-Residential
Developments

B

General Site Design

1

Compliment adjacent structures

2

Environmental respect

3

Pedestrian features and interaction

4

Pedestrian safety

5

Overall Title compliance

C.1

Primary Pedestrian Corridors

a.

Pedestrian oriented facades

b.

Behind building parking

C.2

Secondary Pedestrian Corridors

a.

Main pedestrian entry

b.

Ground floor to be near grade of sidewalk

c.

Pedestrian oriented facades

d.

Behind building parking

e.

Landscape screening

f.

Abutting non-residential or mixed use zones
Two frontages

D

Main Street South of Old Town

E

Big Rock Road

F

All other streets not designated

G

Pedestrian Access

1

Sidewalk access

2

8 ft. minimum walk

3

Multiple buildings entry linkage

4

Future linkage opportunities

5

Internal elements linkage to public ROW's

6

Pedestrian linkage to existing offsite pedestrian ways

7

Linkage to City trail systems

8

Commercial / residential onsite linkage

9.a

Safe pedestrian passage through parking lots

b.

Minimum 5' walkways (exclusive of car overhang)

c.

Walkway design feature credit for DMC. 14.34.52.D

d.

Maximum 14 ft. high pedestrian lighting required

e.

Access shall accommodate ADA accessibility standards

f.

Articulated crosswalk designation may be required

H

Pedestrian-Oriented Spaces

1
2

Accessible public courtyards and plazas
Qualification

a.

Pedestrian access from street to building, parking and courts

b.
co.

Concrete or unit pavers required
(2-foot candles throughout the space)

Complimentary pedestrian lighting required

d.

Seating requirement

e.

Space must be located areas strategic to primary pedestrian ways

Sunset Court_Architectural Peer Review: Building 8/1/18

4

f.
3

Seasonal interest landscaping
Encouraged features

a.

Pedestrian amenities

b.

Pedestrian oriented facades

c.

Environmental factors for consideration

d.

Optional pedestrian related uses

e.

Movable seating

4

Prohibited features

Undesirable materials and elements

I.

Additional Landscaping Requirements

Main Street landscape screening

j.

Parking, Garages, and vehicular Access

1

Parking lots to be located behind buildings

2

Parking lots to be located behind buildings

3

Parking lots to be located away from intersections

4

Exceptions to location

5

Parking lot scale

6

Shared parking encouraged

7

Perpendicular aisle alignment to buildings encouraged

8

Shared parking access encouraged

9

Main Street special driveway regulations

10

Main Street access restrictions

11

Main Street shared driveways encouraged

14.34.060

Building Design

14.34.061

Residential developments
Residential Building Design

A

Purpose

B

General Provisions

1

Elevations and Models.

a.

Variation and modulation required

Appears to be in compliance.

Variation and modulation requirements have been met for both building types

I

b.

Model repetition restrictions

Appears to be in compliance.

Proposed revisions are acceptable for full ompliance

I

c.

Elevation repetition restrictions

Appears to be in compliance.

Proposed revisions are acceptable for full ompliance

I

d.

Color and material variation

Appears to be in compliance.

Finish material choices provide adequate variation and are overall pleasing

I

e.

Architectural style variation

Appears to be in compliance.

There is substantial architectural variation for the proposed model building

I

f.

Significant floor plan. modulation, and minor feature variations

Appears to be in compliance.

Proposed revisions are acceptable for full ompliance

I

1

Floor plan configurations and massing

Elevational massing has variety

Adequate elevational variation with moderate building to building plan variety

lll

2

Roof Types

Additional model and detail required.

1

Finish Colors

Appears to be in compliance.

Color palette provoded

I

2

Siding styles

Additional model and detail required.

Window configurations/detailing

Appears to be in compliance.

A substantial variety of window styles assemblies are proposed

I

and are complimentary to the proposed architectural styles

I

3
C

Massing and Composition

1

Clear pattern of massing and interest

Appears to be in compliance.

A balanced pattern of massing with tasteful variation and interest is proposed

I

2

Primary and secondary elements

Appears to be in compliance.

A well defined hierarchy of primary and secondary elements has been established

I

D

One story porch height

Appears to be in compliance.

Pedestrian scale entries and associated elements are proposed

I

1

Primary forms to be dominant

Appears to be in compliance.

A well defined hierarchy of primary and secondary elements has been established

I

2

Secondary forms to be proportional

Appears to be in compliance.

Complimentary scale between primary and secondary elements is evident

I

3

Primary porch to be one story and proportional to main structure

Appears to be in compliance.

Pedestrian scale entries and associated elements are proposed

I

4

Multistory porches allowed if appropriate to building scale

N/A

None provided

a.

Modulation requirements

Appears to be in compliance.

Adequate modulation has been provided

I

b.

Modulation options

Appears to be in compliance.

Good use of bay windows and variety of roof forms

I

c.

Dormers and interrupted rooflines

Appears to be in compliance.

Good use of dormers and roof variety

I

d.

Primary facade physical breaks

Appears to be in compliance.

a.

Modulation requirements

Appears to be in compliance.

Please verify 18” min. modulation off-sets

I

b.

Modulation locations

Appears to be in compliance.

Please verify 18” min. modulation off-sets

I

c.

Change in materials/colors/details allowances

Appears to be in compliance.

I

d.

Number of joined units (8 max)

Appears to be in compliance.

I

E

Massing and Composition (basically a repeat of C)

F

Building Modulation

1

Multifamily Residential Buildings

2

Attached and detached residential buildings
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G

Entries

1

Covered porches and stoops required

Appears to be in compliance.

Stoop location is in conformance with code intent

I

2

Architectural design must be integrated

Appears to be in compliance.

Stoops have been adequately integrated with architectural style

I

3

Porch and stoop size

Appears to be in compliance.

Minimum porch or stoop dimensions have been met

I

a.

Porch

48 sq. ft min (6’w x 8’d)

b.

Stoop

30 sq. ft. min. (6’w x5’d)

4

Porches and stoops

To be raised 18” above grade

Appears not to be in compliance.

Pending review and approval of submitted Departure Request

V

Wrap round porch on corner lots

Proposal indicates narrow wrap-around decks on the three-plex buildings

Deeply recessed entries on one side of the the two-plex units have a wrap-around feel.

lll

1

To be architecturally integrated with main structure

Not proposed

2

To key into primary structure

Not proposed

a.

To be architecturally integrated with main structure

Not proposed

b.

To key into primary structure

Not proposed

c.

Minimum support thickness of 7.25” w10’ max unsupported height

Not proposed

d.

Covered deck structures to be architecturally integrated with primary roof

Not proposed

H

i

Decks

Roof Pitch

To be residential in character

v

Minimum 12” overhangs

Appears to be in compliance.

I

a.

Entry doors to match architectural style of building

Appears to be in compliance.

I

b.

Panels or inset glass required on entry doors

Appears to be in compliance.

I

c.

Sliding glass entry doors prohibited

Appears to be in compliance.

d.

3 1/2” trim required at all entry doors

Additional Detail to be provided

a.

Vertical orientation required

Appears to be in compliance.

b.

Window trim required throughout

Appears to be in compliance.

c.

Trim to be 3 1/2” min and complimentary to architectural style of building

Appears to be in compliance.

d.

Vertical windows may be ganged

Appears to be in compliance.

I

e.

Divided lite windows encouraged

Appears to be in compliance.

I

Chimney’s to compliment architectural style of building

Not proposed

a.

20”x24” min. cross section above roof dimension

Not proposed

b.

Metal cap shrouds required

Not proposed

c.

Chimney shape and materials to compliment architectural style of building

Appears to be in compliance.

I

a.

Trim detailing and materials to compliment architectural style of building

Appears to be in compliance.

I

b.

Exposed 4x4 and 6x6 posts prohibited

Appears to be in compliance.

c.

Metal or wood corner clips/boards required

Appears to be in compliance.

Where appropriate to the siding material

I

d.

2 1/2” min corner board width

Appears to be in compliance.

Where appropriate to the siding material

I

1
J

Architectural Details

1

Doors

2

3

4

5

I
Please confirm compliance or argument for proposed

Primary Windows

Chimneys

I
I
Please confirm compliance or argument for proposed

I

Columns, Trim and Corner boards

Architectural Detail and Features

I

To provide elements of human interest

a.

Shutters

Appears to be in compliance.

Where appropriate

I

b.

Flower boxes

Appears to be in compliance.

Where appropriate

I

c.

Knee braces

Appears to be in compliance.

Where appropriate

I

d.

Columns

Appears to be in compliance.

Where appropriate

I

e.

Trellises

Appears to be in compliance.

Where appropriate

I

a.

Within garages or screened enclosures

Additional Detail to be provided

b.

Prohibited in front yards

Additional Detail to be provided

c.

Locate to minimize odor and visibility

Additional Detail to be provided

d.

To be easily accessed by residents

Additional Detail to be provided

e.

Enclosures to be made of wood/masonry. Chin link prohibited

Additional Detail to be provided

a.

Design and materials to compliment architectural style of building

Additional Detail to be provided

b.

To be well lit, accessible and non obstructive to walkways

Additional Detail to be provided

c.

To be clustered and architecturally enhanced and complimentary with buildings

Additional Detail to be provided

a.

Design and materials to compliment architectural style of building

Not proposed

None Proposed

b.

12’ max height/18’ max height w/ pitched roof

Not proposed

None Proposed

c.

Portable storage containers prohibited

Not proposed

None Proposed

1

Vertical material transitions to wrap corners

Appears to be in compliance.

I

2

Horizontal material transitions to have separation trim

Appears to be in compliance.

I

3

Acceptable materials

Appears to be in compliance.

I

4

Trim requirement and materials

Appears to be in compliance.

I

5

Finish materials to wrap corners

Appears to be in compliance.

I

6

7

8

K

L

Trash and Recycling Containers

Mail and Newspaper Boxes.

Accessory structures

Materials

Color
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1

Multiple colors to be used

Additional detail required.

Please provide appropriate color palettes

2

Muted colors to be dominant

Additional detail required.

Please provide appropriate color palettes

3

Grey's and beige colors to be secondary

Additional detail required.

Please provide appropriate color palettes

4

Color palettes to be submitted for approval

Additional detail required.

Please provide appropriate color palettes

14.34.062

Mixed Use and Non-Residential
Developments

B

Purpose and Design intent

N/A (Residential Development)
Preserve and enhance village character in OT, foster
innovative yet regionally complimentary expression elsewhere

2

Applicability

3

Massing and Composition

Zones (includes OT)

a.

Clearly defined base, middle and top

b.

Primary entries require focal expression

c.

Multi-tenant buildings to express individual storefronts

d.

Primary uses to focus toward street frontage

e.

Buildings with split entries must establish a primary entry

f.

Parapets to avoid false front appearance

i

Parapets must be integrated with overall massing/design

ii

Back sides of parapets must not be visible to public areas

g.

Overhead balconies are encouraged but subject to review

h.

Roof slopes to be broken up by secondary building elements

4

Building Modulation

a.

50 ft. minimum building modulation

b.

75% fenestration required

c.

Pedestrian-oriented spaces to be integrated with building design

d.

Zone specific façade requirements

Including OT district

i

25 ft. lot rhythm required

ii

Design elements that enhance a 25 ft. rhythm required

iii

Rooflines to enhance a traditional building lot pattern

iv

Material/color changes to enhance a traditional building lot pattern

v

Modulation to enhance a traditional building lot pattern

vi

Other means available per Planning Director

5

Prominent cornice required &50 ft. max. roofline w/o modulation.

6

6/12 minimum roof slope

7

Hip roofs are discouraged

5

Blank Wall Treatments

1

Blank walls are prohibited

i

Doors and windows

ii

Display windows

iii

Landscape plantings

iv

Landscape trellis

v

Other methods

6
a.

Building Details
Requirements for new buildings to be substantially provided

i

Display Windows

ii

Transom windows

iii

Recessed windows

iv

Decorative weather protection features

v

Upper and lower level distinction
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vi

Window bays

vii

Recessed entry

viii

Sills

ix

Pilasters

x

Landscape trellises

xi

Decorative light fixtures

xii

Decorative finish materials

xiii

Artwork

xiv

Other approved details

b.

Include decorative signage keeping with the style of the building

c.

6' wide protective awnings over all sidewalks

7

Building Materials and Colors

a.

High quality and durable

b.

Metal to be trimmed and in combination with other durable materials

c.

Concrete block restrictions

d.
e.

Stucco restrictions
Prohibited materials

i

More than 10% mirrored glass

ii

Plywood siding

iii

Stucco board

iv

Window film

f.

Bright colors are discouraged

g.

Color selections samples to be submitted for review

h.

Linear building lighting prohibited @ facades and rooflines

I.

Facades shall not be designed to resemble logos

8

Additional Commercial Building Standards

a.

Additional building modulation

b.

Significant focal elements

c.

Vertical modulation

d.

Roof modulation

e.

Finish material variety

f.

Accessories and features following rhythm of modulation

g.

Repetitive distinctive window patterns

h.

Other approved methods

9

Service areas
All utilities and service areas shall:

a.

Be enclosed and screened

b.

Have doors

c.

Compliment building design and materials

d.

Be practically located

e.

Shall not interfere with primary purpose of development

f.

Be sized to meet project needs

g.

Shall accommodate recycling

h.

Be approved by refuse purveyor

i.

Shall be landscaped on 3 sides

j.

Service and loading berths to not interfere with pedestrian ways

k.

Service areas shall be sited for convenient use and access

l.

Roof Mounted equipment to be located away from public view

m.

Roof Mounted equipment to be screened from public view

10

Non-Residential Signage
Shall be as follows:

a.

Compliment the character and scale of the project

b.

Be compatible to scale of the building design and adjacent signs

c.

Compliment the building colors

Sunset Court_Architectural Peer Review: Building 8/1/18

8

11

Non-Residential Lighting
Shall be as designed follows:

a.

To ensure safety and security, and encourage activity

b.

Lighting color selection restrictions

c.

Accent architectural and landscape lighting encouraged

End of Section
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Exhibit7
10
Exhibit

14.62.035 - Planning commission criteria.
A.

The planning commission shall review site plan applications to ensure that they are generally in
compliance with DMC 14.34.060, Building design, and DMC 14.34.050.B.8, Pedestrian-Oriented
Space. The director can also request planning commission review of additional site plan criteria.

B.

Staff shall include a recommendation from the planning commission to the hearing examiner. Such
recommendation shall be included in a staff report. Staff can agree or disagree with the planning
commission's recommendation and should note their position in the staff report.

(Ord. No. 1107, § 2, 12-9-2010)
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Exhibit 11

2 - Duvall 143, LLC Development Agreement
November 20, 2013

3 - Duvall 143, LLC Development Agreement
November 20, 2013

4 - Duvall 143, LLC Development Agreement
November 20, 2013

5 - Duvall 143, LLC Development Agreement
November 20, 2013

6 - Duvall 143, LLC Development Agreement
November 20, 2013

7 - Duvall 143, LLC Development Agreement
November 20, 2013

8 - Duvall 143, LLC Development Agreement
November 20, 2013

9 - Duvall 143, LLC Development Agreement
November 20, 2013

10 - Duvall 143, LLC Development Agreement
November 20, 2013

11 - Duvall 143, LLC Development Agreement
November 20, 2013

EXHIBIT A

Legal Description of the
Property

Exhibit A
12 - Duvall 143, LLC Development Agreement
November 20, 2013

CITY OF DUVALL
Planning Department
Mitigated Determination of Non-Significance
Duvall 143 LLC-Preliminary Plat and Variance
November 12, 2013

Exhibit C

Required Infrastructure Improvement Plan

Exhibit D3

