
 
AGENDA 

City of Gig Harbor Hearing Examiner 
 Virtual Hearing of Thursday April 22, 2021 at 1:30 PM 

 
Due to public health concerns, this meeting will be accessible to listen by using the information below: 
link to join Webinar https://zoom.us/j/92967023528 
Call-in: (253) 215 8782 Meeting ID: 929 6702 3528 

 
To speak during the meeting, press the Raise Hand button near the bottom of your Zoom window  or  
press  *9  on your  phone.  Comments  are  only  allowed  during designated portions of the meeting. 
Please refrain from “raising your hand” until the Hearing Examiner  has  announced  that  he  has 
opened  the  public  comment  portion  of  the meeting.  Your name or the last four digits of your phone 
number will be called out when it is your turn to speak. When using your phone to call in you may need 
to press *6 to unmute yourself. All speakers will have up to three minutes to speak.  

 
If you wish to submit written public comment, please provide your comments to the Planning Division by 
Thursday, April 22, 2021 at 12:00 noon.   All  written comments  must  be  able  to  be  read  in  3 
minutes  or  less  to  be  included in  the  record  and  have the  title:  FOR  PUBLIC COMMENT  
included.  Send  comments  to: candrews@gigharborwa.gov. Written comments will be read during the 
appropriate agenda item.  

I. Open Public Meeting 

II. Public Hearing 
Items on this agenda will be reviewed according to the following format: 
1. Open public hearing 
2. Staff Report 
3. Applicant’s presentation 
4. Public Comment 
5. Close public hearing 

 
New Business  

 
1. RANDY CHOPP, 8725 RANDALL DRIVE, GIG HARBOR, WA 98332:  Skansie Ministorage: 

 (PL-SPR-19-0010, PL-CUP-19-0002, PL-SEPA-19-0014, PL-DR-19-0088) The proposal is for the 
development of a public mini storage complex totaling 78,375 gross square footage divided over three 
stories. The rentable square footage will be 56,040 divided into 509 units ranging in size. A Conditional 
Use Permit has been applied for to allow the site to be used for a ministorage development.  The site is 
located at 5116 89th Street, at the southwest corner of 89th St. and Skansie Ave., approximately 0.6 
miles north of the intersection of Rosedale Ave. and Skansie Ave. Assessor’s Parcel Number: 
0221066003. 

 
 
  III. Adjournment 
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Development Services 
 

COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING DIVISION 

STAFF REPORT 
 
 
TO:  Hearing Examiner 
FROM: Planning Staff 
DATE: April 15, 2021 
 
RE: PL-SPR-19-0010, PL-CUP-19-0002, PL-SEPA-19-0014, PL-DR-19-

0088, PL-ALP-20-0006 | Skansie Ministorage 
Public Hearing Date:  April 22, 2021 

________________________________________________________________ 
 
I. GENERAL INFORMATION 
 
 A. Owner/Applicant: Randy Chopp 

8725 Randall Dr. 
Gig Harbor, WA 98332 

 
B. Agent:  Christian Harkson 

8725 Randall Dr. 
Gig Harbor, WA 98332 

 
II. APPLICANT’S REQUEST 

 
The proposal is for the development of a public mini storage complex 
totaling 78,375 gross square feet divided over three stories. The rentable 
square footage will be 56,040 divided into 509 units ranging in size. A 
Conditional Use Permit has been applied for to allow the site to be used for 
a ministorage development.  
   
This request is encompassed in the site plan review (PL-SPR-19-0010), 
conditional use permit (PL-CUP-19-0002), design review (PL-DR-19-0088), 
and alternative landscape plan (PL-ALP-20-0006) applications. The 
Mitigated Determination of Nonsignificance (MDNS) issued in staff’s 
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processing of PL-SEPA-19-0014 has been included with this staff report as 
Exhibit M and is further described in Section VI of this report. The proposed 
site plan, architectural details, exterior elevations, and architectural 
renderings are included as Exhibit B to this staff report. A written statement 
of justification for granting the conditional use permit is included as Exhibit 
D to this report. 
 

III. SITE DESCRIPTION 
 
 A. Location:   5116 89th Street, the site is located at the southwest 

 corner of 89th St. and Skansie Ave., approximately 0.6 miles north 
 of the intersection of Rosedale Ave. and Skansie Ave.   

Assessor’s Parcel Number: 0221066003 
 

B. Site Area/Acreage: 2.18 acres  
       
 C. Existing Site Characteristics: 
 

1. Topography: The site slopes gently in a southwesterly 
direction, with slopes ranging from approximately 4-8%. 
   

2. Vegetation: The vacant site is vegetated with a variety of 
grasses and shrubs, as well as six (6) significant trees. 

 
3. Wetlands and Critical Areas: There are no wetlands or 

impacted critical areas on the site. A Category IV wetland 
exists on the parcel immediately south of the subject site 
whose 50-foot buffer extends over the southern parcel line 
and onto the subject site. Staff has issued a Mitigated 
Determination of Nonsignificance (MDNS) associated with 
permit file number PL-SEPA-19-0014 to address, in part, the 
potential impacts to the functions of the off-site Category IV 
wetland and its associated buffer. The MDNS is included with 
this staff report as Exhibit M. Please see related discussion in 
Sections VI and VIII of this staff report for analysis related to 
this critical area. 

 
 D. Zoning: 
 

1. Subject parcel: Employment District (ED) 
       
  2. Adjacent zoning and current use: 

a. North: Employment District (ED) – active permit 
submitted for industrial use 

 b. East: SR-16 
 c. South: Public-Institutional District (PI) – vacant 
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d. West: Employment District (ED) – governmental 
services 

 
E. Utilities / Road Access:  The parcel is accessed from 89th St., a 

private road. Water is provided by the City of Gig Harbor. A sewer 
exception for the subject site was issued via permit file number EN-
10-0007, which has been included with Exhibit M as Reference No. 
5. 

 
IV. APPLICABLE CODES AND POLICIES  
 

A. Comprehensive Plan: The site is designated as Employment Center 
(EC) by the City’s Land Use Map. This designation broadly defines an area 
that is intended to meet long-term employment needs of the community. 
Employment centers consist of: 1) Wholesale distribution facilities, 2) 
Manufacturing and assembly, 3) Warehousing/storage, 4) Business 
office/business complexes, 5) Medical facilities/hospitals, 6) 
Telecommunication services, 7) Transportation services and facilities, and 
8) Conditional allowances of commercial facilities which are subordinate to 
the support of employment activities. 
 
B. Gig Harbor Municipal Code: The subject parcel is zoned ED, 
Employment District. The following code chapters apply to this proposal: 

 a. 17.14 Land Use Matrix 
 b. 17.45 Employment District 
 c. 17.64 Conditional Uses 
 d. 17.72 Off-Street Parking and Loading Requirements 
 e. 17.78 Trees, Landscaping and Screening 
 f. 17.96 Site Plans 
 g. 17.98 and 17.99 Design Standards and Review and Design 

Manual 
 h. 18.04 Environmental Review (SEPA) 
 i. 18.08 Critical Areas  

   
V. BACKGROUND INFORMATION:  
 

The subject site is an undeveloped lot that was annexed into the City of Gig 
Harbor in 2004 via Ordinance 962. 
 
This project was preliminarily reviewed by staff during a pre-application 
meeting with the applicant on July 26, 2017. The applicant formally 
submitted for Site Plan, Conditional Use Permit, and Alternative Design 
Review on August 15, 2019. The applicant later applied for an Alternative 
Landscape Plan on December 18, 2020 to be included in the applicant’s 
consolidated permit review of the proposed development.  
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The applicant appeared before the Design Review Board (DRB) on May 14, 
2020 and February 11, 2021 to present alternative design proposals for the 
DRB’s recommendation to the Hearing Examiner. These requests are 
detailed in Section VIII of this staff report. The Notices of Recommendation 
are included with this staff report as Exhibit E. 
 

VI. ENVIRONMENTAL REVIEW: 
 
The City issued a Mitigated Determination of Non-Significance (MDNS) for 
the proposed action on March 25, 2021. The MDNS and its adopted 
reference documents are collectively attached to this staff report as Exhibit 
M. The legal notice of the MDNS was published in The News Tribune 
newspaper and mailed to all property owners within 300 feet of the subject 
site on March 25, 2021. Two comments were received by the Washington 
Department of Ecology and the Squaxin Island Tribe of Indians in response 
to the MDNS; these comments are collectively included as Exhibit F to this 
staff report. No appeals were timely filed on the threshold determination. 
The mitigation measures outlined in the MDNS have been recommended 
as conditions to the Hearing Examiner’s decision in Section X of this report. 
Staff has also recommended conditions related to the content of the 
comments submitted in response to the MDNS be adopted in the Hearing 
Examiner’s decision; these conditions are also detailed in Section X of this 
report. 

 
VII. PUBLIC NOTICE & INPUT: 
 

The legal notice of the proposed action and scheduled hearing (Notice of 
Public Hearing, “NOPH”) was published in The News Tribune, posted on 
the subject site, and mailed to all property owners within 300 feet of the 
subject site on April 8, 2021. As of the date of this report, no written 
comments have been received in response to the public notice. The 
Declarations of Mailing, Publishing, and Posting for the public hearing are 
attached to this staff report as Exhibit G. 
 
Notice of public meeting (NOPM) for the applicant’s participation in two 
meetings before the Design Review Board (DRB) were properly noticed to 
the public. The first NOPM was mailed to all owners of property within 300-
feet of the site and a notice board was posted on the site on April 30, 2020. 
Public notice was also published in the Peninsula Gateway Newspaper on 
May 7, 2020. Staff received no public comments in response to this public 
meeting notice. The applicant presented again before the DRB at their 
February 11, 2021 public meeting. The NOPM for this meeting was mailed 
to all owners of property within 300-feet of the site and a notice board was 
posted on the site on January 28, 2021. Public notice was also published in 
The News Tribune Newspaper on February 4, 2021. Staff received no public 
comments in response to this public meeting notice. The Declarations of 
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Mailing, Publishing, and Posting for these public meetings are attached to 
this staff report as Exhibit H. 
 
A Notice of Application (NOA) was published in the Peninsula Gateway and 
mailed to owners of property within 300 feet of the site on August 29, 2019. 
The NOA was also posted on the subject site on August 27, 2019. The City 
received one comment from the Washington Department of Ecology in 
response to the NOA which has been included with this staff report as 
Exhibit J. The Declarations of Mailing, Publishing, and Posting are included 
with this staff report as Exhibit I.  
 

VIII. STAFF ANALYSIS AND FINDINGS: 
 

A. Planning Staff   
 

1.  Comprehensive Plan: 
  
 See the Land Use Element of the Gig Harbor Comprehensive Plan: 

Pages 2-1 through 2-18. 
 
 The site is designated as Employment Center (EC) by the City’s Land 

Use Map. This designation broadly defines an area that is intended 
to meet long-term employment needs of the community. 
Employment centers consist of: 1) Wholesale distribution facilities, 2) 
Manufacturing and assembly, 3) Warehousing/storage, 4) Business 
office/business complexes, 5) Medical facilities/hospitals, 6) 
Telecommunication services, 7) Transportation services and 
facilities, and 8) Conditional allowances of commercial facilities 
which are subordinate to the support of employment activities. 

 
 The Community Design Element of the Gig Harbor Comprehensive 

Plan (Pages 4-1 through 4-19) describes various neighborhoods 
which, over time, have established their own design character that 
should be maintained to preserve the character of the City. The 
Bujacich Road/NW Industrial neighborhood design area includes the 
employment districts and public-institutional districts along Bujacich 
Road. The area is intended to meet the long-term employment needs 
of the community and provide areas for large-scale essential public 
facilities. Design standards should reflect the functional needs of 
these industrial and government uses 

 
 The proposed ministorage structure supports the intent of the EC 

land use designation, in that the proposal is for a storage use and a 
conditional use for a commercial facility to support employment 
activity. Additionally, as is discussed further in Section VIII of this 
report, the design of the structure and of the subject site reflect the 
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functional needs of the use, which has been reviewed by the DRB 
who have provided Notices of Recommendation for the Hearing 
Examiner’s consideration of the proposed design (see Exhibit E). 
Therefore, the proposal is generally consistent with the goals of the 
Plan. 

 
2.  Gig Harbor Municipal Code (GHMC): 
 

a. 17.14.020 Land Use Matrix: 
 
Consistent with the Land Use Matrix set forth in GHMC 17.14.020, 
“ministorage” is a conditionally permitted use in the subject site’s 
Employment District (ED) zone. As such, the applicant has submitted 
a Conditional Use Permit for the Hearing Examiner’s consideration 
to permit the proposed ministorage structure and associated site 
improvements. 
 
b. 17.45 Employment District (ED) Zoning District and 17.78 

Trees, Landscaping and Screening: 
 
The employment district is intended to enhance the city’s economic 
base by providing suitable areas to support the employment needs 
of the community. The employment district provides for the location 
of manufacturing, product processing, research and development 
facilities, assembly, warehousing, distribution, contractor’s yards, 
professional services, corporate headquarters, medical facilities and 
complementary educational and recreational uses which are not 
detrimental to the employment district. Limited retail, business and 
support services that serve the needs of the employment district 
tenants and patrons are allowed. The employment district is intended 
to have limited nuisance factors and hazards. 
 
The proposed ministorage conditional use is found by staff to 
introduce limited nuisance factors and hazards and is an expressed 
conditional use in the site’s ED zoning district. The proposal is 
therefore consistent with the stated intent of the ED zone. 
 
GHMC Subsection 17.45.040(C) requires compliance with the 
requirements of Chapter 17.78 GHMC, Trees, Landscaping and 
Screening. GHMC 17.78.070 requires, in part, that all significant 
trees within a parcel’s setbacks be retained. The applicant has 
submitted landscape plans and a report prepared by a qualified 
arborist (Exhibit K) which identify seven (7) existing significant trees 
within the site’s setbacks. The recommendation from the arborist is 
for the removal of all 7 trees, one (1) of which fell of natural causes 
in advance of the date of this staff report. The applicant has proposed 
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an Alternative Landscape Plan (ALP) to deviate from strict 
compliance with the requirement to retain all significant trees existing 
within the parcel’s setbacks. ALPs must be found consistent with one 
of the criteria set forth in GHMC 17.78.100. Those criteria are: 
 
A.  That the proposed landscaping represents a superior result than 
that which would be achieved by strictly following the requirements 
of this chapter; or, 
B.  Incorporates the increased retention of significant trees and 
naturally occurring undergrowth; or,  
C.  Incorporates unique, historic or architectural features such as 
fountains, sculptures, structures and the like; or, 
D.  The proposed landscaping provides additional waterview and/or 
harbor access opportunities in a waterfront commercial zone. 
 
The applicant is proposing an ALP to the strict application of the 
landscape requirements set forth in GHMC 17.78.070. The 
applicant’s ALP proposes a superior result than that which would be 
achieved by strictly following the requirements of GHMC Chapter 
17.78, consistent with the ALP criteria set forth in GHMC 
17.78.100(A); see Exhibit K which contains the applicant’s narrative 
addressing the superiority of the proposed ALP and the associated 
landscape plan. 
 
c. 17.64 Conditional Uses: 

 
Certain uses, because of their unusual size, infrequent occurrence, 
special requirements, possible safety hazards or detrimental effect 
on surrounding properties, are classified as conditional uses. These 
uses may be allowed in certain use districts by a conditional use 
permit granted by the hearing examiner, subject to the procedures 
established in Chapter 2.25 GHMC.  

 
In order for a conditional use permit to be granted, it must be found 
consistent with all criteria set forth in GHMC Subsection 17.64.040. 
The applicant has submitted an analysis of this criteria which has 
been included with this staff report as Exhibit D. The following is 
staff’s analysis of the proposed project’s consistency with the criteria: 

 
GHMC 17.64.040, Review criteria: 
 

1. That the use which the conditional use permit is applied for is 
specified by this title as being conditionally permitted within, 
and is consistent with the description and purpose of the zone 
district in which the property is located; 
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Staff Analysis:  
As is stated earlier in this staff report, the proposed 
ministorage use for the subject site is specified by Title 17, 
GHMC as being conditionally permitted with the site’s ED 
zoning district and is consistent with the description and 
purpose of the ED zone. 
 

2. That the granting of such conditional use permit will not be 
detrimental to the public health, safety, comfort, convenience 
and general welfare, will not adversely affect the established 
character of the surrounding neighborhood, and will not be 
injurious to the property or improvements in such vicinity 
and/or zone in which the property is located; 
 
Staff Analysis: 
If appropriately conditioned, the proposed development has 
been designed in a manner which is not detrimental to the 
public health, safety, comfort, convenience, or general 
welfare, as has been ensured through the project’s 
consistency with applicable Public Works Standards and Gig 
Harbor Municipal Code provisions, or has otherwise been 
mitigated via the Mitigated Determination of Nonsignificance 
issued on March 25, 2021 (see Exhibit M). As has been 
previously discussed in this staff report, the proposed 
ministorage complex is consistent with the established 
character of the surrounding neighborhood. Finally, the 
proposal is not injurious to property or improvements in the 
vicinity of the subject site; in particular, the Category IV 
wetland located south of the subject site whose 50-foot buffer 
extends over the shared property line onto the subject site will 
not be impacted by the proposed development based on the 
site’s design to avoid the wetland buffer and the MDNS 
mitigation measures in place to protect the functions of the 
buffer. 

 
3. That the proposed use is properly located in relation to the 

other land uses and to transportation and service facilities in 
the vicinity; and further, that the use can be adequately served 
by such public facilities and street capacities without placing 
an undue burden on such facilities and streets; 
 
Staff Analysis: 
 
If properly conditioned, the proposed development has been 
designed in a manner which is adequately served by public 
facilities and street capacities without placing an undue 
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burden on such facilities and streets, as has been ensured via 
the review of the proposal from the Gig Harbor Public Works 
Department. 

 
4. That the site is of sufficient size to accommodate the proposed 

use and all yards, open spaces, walls and fences, parking, 
loading, landscaping and other such features as are required 
by this title or as needed in the opinion of the examiner. 
 
Staff Analysis: 
 
The site is of sufficient size to accommodate the proposed use 
and all yards, open spaces, walls and fences, parking, 
loading, and other applicable features as required by GHMC, 
Title 17. As it relates to required landscaping, the applicant 
has proposed an Alternative Landscape Plan (ALP) to deviate 
from one required landscaping standard set forth in GHMC 
17.78.070; however, as is described earlier in this staff report, 
staff concurs that the proposed ALP is consistent with GHMC 
17.78.100(A) in that the ALP represents a superior result than 
that which would be achieved by strictly following the 
requirements of GHMC 17.78.070. As the ALP is the 
appropriate mechanism for providing relief from strict 
conformance with the standards set forth in GHMC Chapter 
17.78, the applicant has accommodated the site’s required 
landscaping. 
 

d. 17.72 Off-Street Parking and Loading Requirements 
 
“Off-street parking” is defined as parking on privately owned 
property. The number of off-street parking spaces required of a 
development proposal is use-dependent; applicants shall provide 
the number of off-street parking spaces required of their site’s use 
in a manner consistent with GHMC 17.72.030. 
 
As per GHMC 17.72.030, ministorage uses require “two off-street 
parking spaces located near the office. Parking for loading and 
unloading purposes is allowed in front of individual storage units 
unless prohibited by the fire marshal.” 
 
As per GHMC 17.72.050, which sets forth the City’s standards for 
off-street loading berths, industrial uses require “one berth…for 
each 10,000 square feet of gross floor space.” The applicant is 
proposing a ministorage structure of 78,375 gross square feet, 
necessitating eight (8) off-street loading berths to serve the site’s 
use. 
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The applicant proposes to include nine (9) off-street parking stalls 
and eight (8) off-street loading berths to serve the site’s 
ministorage use. Each parking stall and loading berth are 
designed consistent with the applicable provisions set forth in 
GHMC 17.72.020 and GHMC 17.72.040, respectively. Lastly, the 
required two (2) off-street parking stalls are located near the 
proposed structure’s office; please see Exhibit B which indicates 
the location of the office in close proximity to at least two (2) 
parking stalls. Therefore, the applicant’s proposed parking and 
loading is consistent with the standards codified in GHMC 
Chapter 17.72. 

 
e. 17.96 Site Plans 

 
GHMC 17.96.035 sets forth the criteria for approval of major site 
plan review applications. The criteria are as follows: 
 
A. The site plan is compatible with the surrounding uses; and 
B. The site plan is compliant with all relevant statutory codes, 
regulations, and ordinances. 
 
The subject site is bordered on the north and the west by the ED 
zone; the westerly parcel is developed with governmental 
services and the northerly parcel has an active land use permit 
on file with the City to industrially develop the site. State Route 
16 borders the site to the east, and a vacant parcel in the Public-
Institutional District (PI) borders the site to the south. The 
proposed use of the subject site for a ministorage structure 
conveys consistency with the site’s ED zoning district and 
compatibility with the site’s surrounding uses. 
 
If properly conditioned, the proposed project is generally 
compliant with all relevant statutory codes, regulations, and 
ordinances, to include the criteria for approval of the site plan 
review permit. 

 
f. 17.98 & 17.99 Design Standards and Review & Design 

Manual 
 
GHMC Chapter 17.98 sets forth the City Design Review process. 
Consistent with GHMC 17.98.055, an applicant may request 
review by the Design Review Board (DRB) of an application or 
portions thereof which do not strictly conform to the specific 
requirements of Chapter 17.99 GHMC, Design Manual. The 
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applicant has requested the DRB to review portions of its 
proposed design which do not strictly conform with GHMC 17.99. 
 
At public meetings held on February 11, 2021 and May 14, 2020, 
the applicant presented its alternative design of the site to the 
DRB. Having considered the proposed design and the criteria 
necessary to recommend approval of an alternative design, the 
DRB issued Notices of Recommendation on May 26, 2020 and 
February 12, 2021 recommending that the Hearing Examiner 
conditionally approve the proposed alternative design, provided 
that the applicant landscape the subject site in a manner 
consistent with the landscape plan depicted as Exhibit A to the 
February 12, 2021 DRB Notice of Recommendation. These 
Recommendations are included as Exhibit E to this staff report, 
to include the landscape plan which is the subject of the DRB’s 
aforementioned provisional recommendation. The applicant’s 
proposed design has been reviewed by staff and has been found 
consistent with the relevant provisions of GHMC 17.99, save 
those provisions which the applicant proposed alternative 
designs to before the DRB. 
 
If properly conditioned, the subject request is generally consistent 
with the specific requirements of GHMC 17.99, Design Manual.  

 
g. 18.08 Critical Areas 

 
GHMC 18.08.090 stipulates that a wetland analysis report shall 
be prepared by a qualified wetland specialist and submitted to the 
City of Gig Harbor as part of the SEPA review process 
established by the city of Gig Harbor environmental policy 
ordinance, Chapter 18.04 GHMC. The wetland analysis report 
shall be submitted to the department for review for any proposals 
that are within 300 feet of a wetland. The applicant submitted a 
wetland analysis and Wetland Buffer Establishment Program 
which classified the off-site Category IV wetland located on the 
parcel immediately south of the subject site and assigned a 50-
foot buffer to the wetland. The 50-foot buffer extends over the 
subject site’s southern property line; as such, a portion of the off-
site wetland’s buffer is located on the subject site. No alteration 
of the wetland’s buffer is proposed as an element of the proposed 
development. The applicant’s proposed mitigation to protect the 
functions of the wetland’s buffer, to include objectives, 
performance criteria, monitoring, maintenance, contingency, and 
bonding is described in its Wetland Buffer Establishment 
Program which has been reviewed by the City’s third-party 
environmental consultant, Grette Associates, LLC, for 
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conformance with those applicable provisions of GHMC Chapter 
18.08, Critical Areas. If developed consistent with the 
requirements of the Mitigated Determination of Nonsignificance 
issued by the City on March 25, 2021 (Exhibit M), the applicant 
has designed its proposed development consistent with the 
applicable criteria set forth in GHMC Chapter 18.08. The 
applicant’s Wetland Buffer Establishment Program is included in 
Exhibit M as Reference No. 2, and the associated review by 
Grette Associates, LLC is included in Exhibit M as Reference No. 
3. 

 
B. Operations and Engineering 

 
The Public Works Department has reviewed the subject request and 
has found the request to be generally consistent with the applicable 
provisions of the Code, provided that the following conditions are 
incorporated into the Hearing Examiner’s decision: 
 
1. An ADA compliant pedestrian crossing shall be constructed that 

crosses 89th Street at the intersection of 89th Street and Skansie 
Avenue. The crossing shall include ADA compliant pedestrian 
ramps both north and south of 89th Street and a City standard 
crosswalk. The proposed development shall not receive any 
certificate of occupancy until the above described improvement 
is constructed. 
 

2. The applicant’s engineer has certified sight distance for the 
project. However, an encroachment has been discovered when 
turning from 89th Street onto Skansie/Bujacich, looking north. 
Resolving this encroachment is not the responsibility of the City 
and shall be remedied prior to issuance of any certificate of 
occupancy for the proposed use. 

 
3. No landscaping shall be installed on the Skansie Avenue frontage 

that encroaches on the sight distance triangle. 
 

C. Fire Marshal/Building Official 
 

The Building Official has reviewed the subject request and has 
found the request to be generally consistent with the applicable 
provisions of the Code. The Building Official has no objections to 
the proposed conditional use permit. 

 
IX. CONCLUSIONS: 
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Based on the submitted information, site inspection and the analysis 
contained above, staff concludes the following:  
 
A. Conditional Use Permit:  
 

Based upon the findings of fact previously addressed in Section VIII of 
this staff report, the proposed use of the subject site is consistent with 
the criteria for approval set forth in GHMC 17.64.040, if appropriately 
conditioned. 

 
B. Site Plan Review: 
 

Based upon the findings of fact previously addressed in Section VIII of 
this staff report, the proposed site improvements are consistent with the 
criteria for site plan approval set forth in GHMC 17.96.035, if 
appropriately conditioned. 

 
C. Design Review: 
 

Based upon the findings of fact previously addressed in Section VIII of 
this staff report, and considering the proposal’s consistency with the 
Recommendation of Approval provided by the Design Review Board, the 
proposal is generally consistent with the applicable provisions of GHMC 
Chapter 17.99, Design Manual, if appropriately conditioned. 

 
D. Alternative Landscape Plan (ALP) Permit: 
 

Based upon the findings of fact previously addressed in Section VIII of 
this staff report, staff concludes that the proposed ALP represents a 
superior result than that which would be achieved by strictly following the 
landscaping requirements of Chapter 17.78; therefore, the ALP is 
consistent with GHMC 17.78.100(A), if appropriately conditioned. 
 

X. RECOMMENDATIONS: 
 

Should the requested Conditional Use Permit, Site Plan Review, Design 
Review, and Alternative Landscape Plan be approved, staff recommends 
the imposition of the following special conditions of approval: 
 
Land Use Special Conditions: 

 
1. The applicant shall obtain all necessary land use, civil, and building 

permits from the city prior to commencing construction on the site. 
 

2. The applicant shall develop the site consistent with the architectural 
site plan, architectural renderings, architectural details and exterior 
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elevations included with this staff report as Exhibit B, and also 
consistent with the civil site plan included as Exhibit C to this staff 
report. The applicant shall also design the site consistent with the 
Notices of Recommendation issued by the Design Review Board 
(DRB) jointly included with this staff report as Exhibit E. 

 
3. Prior to issuance of a building permit, the applicant shall indicate a 

roofing material for the subject ministorage structure that is 
consistent with the materials set forth in GHMC 17.99.430(A) in its 
building permit application materials (see Exhibit L). The color of 
the roofing material shall not be reflective. Consistency of the 
indicated roofing materials shall be confirmed by Planning Division 
staff. Any indicated roofing materials which does not strictly 
conform to the materials discussed in GHMC 17.99.430(A) may 
necessitate the applicant to submit an alternative design review 
permit with the Planning Division to be considered by the Design 
Review Board (DRB). 

 
4. Prior to issuance of a building permit, the applicant shall indicate in 

its building permit application materials the location of exterior 
mechanical devices and shall exhibit how these devices will be 
screened from view from all public rights-of-way. 

 
5. The applicant shall landscape the site consistent with the landscape 

plan included with this staff report as Exhibit K. All landscaping shall 
be installed prior to the issuance of certificate of occupancy or final 
inspection, unless the property owner submits a performance 
assurance equal to not less than 110 percent of a contractor’s bid 
and which commits to install the landscaping within one year. 

 
6. The applicant shall comply with the comments, as applicable, 

provided in response to the Notice of Mitigated Determination of 
Nonsignificance by the Department of Ecology and the Squaxin 
Island Tribe of Indians jointly included as Exhibit F to this decision. 

 
7. Should archeological materials or human remains be observed 

during project activities, all work in the immediate vicinity shall stop. 
The State Department of Archeology and Historic Preservation, the 
City of Gig Harbor Planning Division, any affected Tribe, and the 
local coroner (as applicable) shall be contacted immediately to help 
assess the findings and determine how to preserve the resource(s). 
Compliance with all applicable laws pertaining to archeological 
resources (RCW 27.53, RCW 27.44, and WAC 25-48) is required. 

 
Mitigation Measures – Mitigated Determination of Nonsignificance 
– File No. PL-SEPA-19-0014: 
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8. All requirements and conditions contained in any documents 

incorporated by reference herein, and included as Exhibit M to this 
staff report, shall be strictly adhered to. 

 
 

Project Planner:  Kimberly Mahoney, Associate Planner  
 
           

 
Date:     April 15, 2021   
 
cc: Planning File 
 
The following exhibits are included for your review of the development 
application: 

 
Exhibit A – Staff report, prepared by Kimberly Mahoney, Associate 

Planner, for the Skansie Ministorage proposal (PL-SPR-19-
0010 et al), dated April 15, 2021 

Exhibit B – Architectural Site Plan (sheet A0.10), prepared by Tahoma 
Design Group, revised July 1, 2020; Elevations (sheet A2.01), 
prepared by Tahoma Design Group, revised July 1, 2020; and, 
Site Details (sheet A0.20), prepared by Tahoma Design 
Group, revised May 26, 2020 

Exhibit C – Civil Plan Set, prepared by Development Engineering, 
PLLC, date stamped “received” on February 18, 2021 

Exhibit D – Applicant’s Justification for Conditional Use Permit 
Exhibit E – Notices of Recommendation, signed by Design Review 

Board (DRB) Chair on February 12, 2021 and May 26, 2020  
Exhibit F – MDNS Comment from the Department of Ecology dated 

April 8, 2021 and MDNS Comment from the Squaxin Island 
Tribe of Indians dated March 29, 2021  

Exhibit G – Declarations of Mailing, Publishing, and Posting, Notice of 
Public Hearing 

Exhibit H – Declarations of Mailing, Publishing, and Posting, Notices 
of Public Meeting 

Exhibit I – Declarations of Mailing, Publishing, and Posting, Notice of 
Application 

Exhibit J – NOA Comment from the Department of Ecology dated 
September 11, 2019 

Exhibit K – Landscape Plan Set, prepared by Nature by Design, 
revised February 12, 2021; Significant Tree Survey, prepared 
by Austin Gilmore, Arborist LLC, date stamped “received” on 
September 21, 2020; and, Arborist Recommendation prepared 
by Austin Gilmore, Arborist LLC, dated December 17, 2020 
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Exhibit L – Gig Harbor Municipal Code Subsection 17.99.430, Roofing 
Materials 

Exhibit M – Mitigation Determination of Nonsignificance (MDNS), 
issued on March 25, 2021 for PL-SEPA-19-0014 

 
Duration of Permit Approval: The permits included in this decision shall 
expire three (3) years from the date of approval, unless a complete 
application for subsequent building permit or civil permit has been 
submitted and remained active, pursuant to GHMC 19.02.008. Upon 
written request by the property owner, prior to the date of land use permit 
expiration, the director may grant an extension of time up to but not 
exceeding one (1) year pursuant to GHMC 19.02.008(F).  See GHMC 
19.02.008 for complete regulations on the duration of permit approvals 
and expiration of permits. 
 
Administrative Appeal: There is no administrative appeal for this decision. 
Any appeal of this decision shall be in accordance with RCW 36.70C. 
 
Property Tax Valuation: Affected property owners may request a change 
in property tax valuation notwithstanding any program of revaluation by 
contacting the Pierce County Assessor-Treasurer. 
 
Permit Documents: The complete project permit file, including official 
decision, findings, conclusions and conditions of approval, if any, is 
available for review at the City of Gig Harbor Community Development 
Department, 3510 Grandview Street, Gig Harbor, WA  98335, during 
normal business hours, Monday through Friday. Additional permit 
information can also be found at https://ci-gigharbor-
wa.smartgovcommunity.com/Parcels/ParcelHome by entering the above 
permit numbers. Questions regarding the above stated decision should be 
made to Kim Mahoney, Associate Planner at kmahoney@gigharborwa.gov 
or 253-851-6170. 



 
 

Community development department 
Planning division 

 
ADDENDUM 

 
April 21, 2021 
 
Office of the Hearing Examiner 
Attn: Stephen K. Causseaux, Jr. 
902 S. 10th Street 
Tacoma, WA 98405 
 
RE: Addendum to Staff Report, Skansie Ministorage (PL-SPR-19-0010, PL-CUP-
19-0002, PL-DR-19-0088, PL-ALP-20-0006, PL-SEPA-19-0014) 
 
Dear Mr. Causseaux, 
 
This addendum is being prepared to supplement an additional recommended condition 
as it relates to the above-mentioned permit applications currently under review at the 
City of Gig Harbor. Please consider the content of this addendum in addition to the 
recommendations made in the staff report dated April 15, 2021. This project is 
scheduled to be heard at the April 22, 2021 public hearing. 
 
Upon review of the staff report and the recommended conditions of approval therein, it 
has come to my attention that Section X, Recommendations, lacks any reference to the 
conditions of approval which were recommended by the City of Gig Harbor Public 
Works Department, captured in Section VIII (page 12) of the staff report. Public Works’ 
recommended conditions of approval are a critical component of their Department’s 
approval of the subject land use entitlements. 
 
Therefore, staff maintains its conclusion recommending conditional approval of the 
subject request made in its April 15, 2021 staff report, provided the following 
recommended condition of approval is incorporated in the Hearing Examiner’s decision: 
 

The applicant shall adhere to the conditions of approval described in Section 
VIII.B of the staff report. 

 
I am requesting that this addendum be incorporated as an exhibit to this project’s 
record. Please consider the content of this addendum and the proposed condition 



herein in addition to Conditions 1 through 8 included in staff’s April 15, 2021 staff report 
for PL-SPR-19-0010, PL-CUP-19-0002, PL-DR-19-0088, PL-ALP-20-0006, and PL-
SEPA-19-0014. 
 
 
Sincerely, 
 
 
 
Kim Mahoney, Associate Planner 
 
Cc: Cindy Andrews, Planning Technician 
 Planning file 
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TAX DESCRIPTION

PARCEL # 0221066003

Section 06 Township 21 Range 02 Quarter 23 : L 3 OF SHORT PLAT 84-05-31-0234 TOG/W

 EASE & RESTRICTIONS OF REC OUT OF 2-079 SEG U-0037 PP ES

ZONING =  (ED)  Employment District

CONSTRUCTION TYPE: = IIB

BUILDING FOOT PRINT SQUARE FEET: = 25,525.0 SF

LEVEL 1:

OFFICE AREA =  1,083.0 SF

STORAGE =  24,442.0  SF

LEVEL 2:

STORAGE  =  25,525.0   SF

LEVEL 3:

STORAGE  =  26,875.0   SF

STRUCTURE TOTAL  = =   76,843.0 SF

MINIMUM BUILDING SETBACKS REQUIRED:

SIDE      (NORTH) 20'

FRONT  (EAST) 20'

REAR     (WEST) 20'

SIDE      (SOUTH) 20'

SITE COVERAGE:

OVERALL SITE   = 94,961.0 SF (±2.18 Acres)

LEVEL1:         25,525.0   SF

LEVEL2: 25,525.0  SF

LEVEL3: 26,875.0  SF

STRUCTURE TOTAL  = 76,843.0 SF All Levels

PARKING STATISTICS:

PER 17.72.030

TWO OFF-STREET PARKING SPACES LOCATED NEAR THE OFFICE.

PARKING FOR LOADING AND UNLOADING PURPOSES IS ALLOWED IN FRONT OF INDIVIDUAL
STORAGE UNITS UNLESS PROHIBITED BY THE FIRE MARSHAL.

REQUIRED OPEN SPACE:
Site Area = 94,961 SF, 15% =  14,244 SF

Provided Open Space
(Site Area, less pond - pervious) =  15,500 SF

ASPHALT:
Driveway (Impervious) = 18,919 SF
Roadway (impervious) =   4,449 SF

CONCRETE:
Sidewalk (impervious) =    1,948 SF

BUILDING:
(impervious) = 25,525 SF

LOT AREA:
Site Area  = 2.18 Acres (94,961 SF)

TOTAL IMPERVIOUS: =  51,209 SF

94,961 SF  -   51,209.0 SF =  43,752 SF

DETENTION POND WALL
Block Wall (impervious) =       368 SF

Planning Department 

CLIENT ASSISTANCE MEMO 

Critical Area Sign Installation Detail 

• The Critical Area sign shall be posted at the outer boundary of the Critical Area 
buffer, unless otherwise specified in project approvals. 

• If not specified in project approvals, one sign shall be posted per lot or posted every 50-feet, whichever distance is 
less and resulting in a greater number of signs.

• The signs shall be posted in prominent and visible locations, and at the closest distance to the proposed 
development. 

• Signs may alternatively be attached to critical area fencing when fencing is required. 

Client Assistance Memos are not intended to replace the Gig Harbor Municipal Code. Should you have any questions regarding this
information please call the Planner of the Day at (253) 851-6170 

City of Gig Harbor, 3510 Grandview Street, Gig Harbor, WA 98335 
(253) 851-6170 / (253) 858-6408 fax

 www.cityofgigharbor.net

Attach sign to post with 5/16 
galvanized lag bolt with washer 

Attach sign to post with 5/16 
galvanized lag bolt with washer 

5 feet to grade 

Screen Printed Aluminum 

8 foot - 4x4 Cedar or Pressure-
treated Post set 3 feet into hole 

RECEIVED 09 21 2020 CA

KMahoney
Text Box
Skansie Ministorage |  PL-SPR-19-0010 et al
Hearing Examiner
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CONCEPTUAL STORM PROFILES

CONCEPTUAL GRADING & DRAINAGE PLAN

CONCEPTUAL UTILITIES PLAN
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• •
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• •• •• •

• •
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• •• •• •
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• •••• •• •
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ROAD SECTIONS

TESC NOTES & DETAILS

CONCEPTUAL TESC PLAN

VICINITY MAP
SCALE:  N.T.S.

COVER SHEETSHEET   1 -

SHEET   2 -

SHEET INDEX

SHEET   3  -

SHEET   4 -

DEVELOPMENT ENGINEERING, PLLC

2306 A STREET

City PROJECT No. PL-SPR-19-0010

(253) 228-0513
TACOMA, WA 98402

SKANSIE MINI
STORAGE

SHEET   6  -

PROJECT

SIGHT DISTANCE

SHEET   7 -

SHEET   8  -

SHEET   9 -

SHEET   10  -

X

SHEET   11 -

XSHEET   X  -

SHEET   X -

SECTION 06, TOWNSHIP 21, RANGE 02

SHEET   5  -

PROJECT No. 19-012

GLEN@DE-CIVIL.COM

SITE SURVEY

ILLUMINATION PLANS

SIGHT DISTANCE

By CA at 9:54 am, Feb 18, 2021

KMahoney
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Conditional Use Permit Responses: “Review Criteria”      
    
    
           1.That the use which the conditional use permit is applied for is specified by this    
             title as being conditionally permitted within, and is consistent with the  
             description and purpose of the zone district in which the property is located; 
              - This is correct.        

  
2.That the granting of such conditional use permit will not be detrimental to the 
public health, safety, comfort, convenience and general welfare, will not adversely 
affect the established character of the surrounding neighborhood, and will not be 
injurious to the property or improvements in such vicinity and/or zone in which 
the property is located; 
 

  - The granting of this conditional use permit will not be detrimental to any of the items 
listed above. We are building a mini storage complex that will have very quiet, low 
impact, and efficient. The finished project will not have any major utilities, employees, 
customers or equipment that would affect the health, safety, comfort, or conveniences of 
any residences in the surrounding neighborhoods. The building will have one small office 
with 1 to 2 employees at any time. This is a very low impact project when it comes to 
affecting residence nearby.      

  
             

3.That the proposed use is properly located in relation to the other land uses and 
transportation and service facilities in the vicinity; and further, that the use can be 
adequately served by such public facilities and street capacities without placing 
an undue burden on such facilities and streets; 
  

 -This project is properly located in relation to the other land uses and would not have a 
large impact on transportation or service facilities in the vicinity. This building will have 
adequate access to be served by public facilities and street capacites. Please review 
traffic report for more information. Projected number of customers per day is 17 during 
peak hours which should have extremely minimal impact.  

  
 4.That the site is of sufficient size to accommodate the proposed use and all 

yards, open spaces, walls and fences, parking, loading, landscaping and other 
such features as are required by this title or as needed in the opinion of the 
examiner. For wireless communication facilities the criteria in GHMC 17.64.046 
shall apply.   

 -This site meets all the requirements listed above. Please review the civil, architectural, 
and landscaping site plans to see the design and layout.  
        

KMahoney
Text Box
Skansie Ministorage |  PL-SPR-19-0010 et al
Hearing Examiner
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PL-DR-19-0088 Page 1 of 3

Community development department
Planning division

NOTICE OF RECOMMENDATION

CITY OF GIG HARBOR DESIGN REVIEW BOARD 
PL-DR-19-0088

TO: Christian Harkson
8725 Randall Dr.
Gig Harbor, WA 98332

Randy Chopp
8725 Randall Dr.
Gig Harbor, WA 98332

FROM: Planning Staff
DATE: February 12, 2021
RE: PL-DR-19-0088 – Skansie Mini Storage
________________________________________________________________

Having reviewed the above referenced application at its meeting on February 11, 
2021, the City of Gig Harbor Design Review Board (DRB) has made the following 
findings and recommendations to the Hearing Examiner for the following 
requirements of the Design Manual: 

Article III. Site Design

1. GHMC Section 17.99.240(D): Natural site conditions – Incorporate
approximately 25 percent of significant trees into the project.

Findings: The Design Manual requires that, on nonresidential sites, at least
25 percent of significant trees shall be incorporated into required landscaping
and retained indefinitely. The percent calculation shall be based upon
significant trees currently on the site and which have been cleared from the
site within the past five years. All significant trees on site shall be identified
and shown on a tree survey.

KMahoney
Text Box
Skansie Ministorage |  PL-SPR-19-0010 et al
Hearing Examiner
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PL-DR-19-0088 Page 2 of 3

The applicant has proposed a landscaping plan which retains 0% of the site’s 
seven existing significant trees, but which also supplements the removal of 
these significant trees by installing five new evergreen trees. The applicant 
has proposed the installation of five large evergreen trees: two Western Red 
Cedar (Thuja plicata) trees and three Douglas Fir (Pseudotsuga mensziesii) 
trees. The proposed trees will be located immediately adjacent to the wetland 
buffer located along the southern property line (see proposed location on 
slide 5 of Exhibit A), further expanding on the depth of the buffer and its 
critical function to the protection of the existing off-site wetland feature. The 
proposed trees will be 8-feet tall at installation and are expected to mature to 
a height of up to 150-feet. Finally, the selected species of the proposed trees 
are each included on the Director’s Preferred Species for Planting list.

Existing significant trees on the subject site include six Pacific Willow (Salix 
lucida) trees and one Wild Cherry (Prunus avium) tree. These trees are all 
located in the southwestern corner of the site. Strict compliance with GHMC 
17.99.240(D) would require the applicant to retain any two of these existing 
trees, which would represent retention of 25% of significant trees into the 
subject development proposal. However, the applicant submits that the 
location of the existing significant trees and the infrastructure requirements of 
the site prevent the successful retention of any of the seven existing trees, as 
supported by the recommendations of a qualified arborist.

The DRB finds that the proposed design alternative for the incorporation of 
significant trees into the project meets the intent of the general requirement 
discussed in GHMC 17.99.240(D) and represents an equivalent or superior 
design solution to what would otherwise be achieved by rigidly applying the 
specific requirements of GHMC 17.99.240(D). 

Recommendation: The DRB recommends the Hearing Examiner accept the 
proposed design alternative to remove the site’s existing significant trees and 
supplement the site with new, superior landscaping as consistent with the 
review criteria codified in GHMC Chapter 17.98.055(A), provided that the 
applicant landscape the subject site in a manner consistent with the proposed 
landscape site plan depicted within Exhibit A as attached to this 
recommendation.

Brett Marlo-Desantis, 
Chair
Design Review Board  Date       /      /2021.  

cc: Planning File

The following document is enclosed:
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A. Applicant’s Design Review Presentation for Significant Tree Removal, prepared by 
Applicant, date stamped February 11, 2021



Skansie Mini Storage Project 

KMahoney
Text Box
Design Review Board Recommendation
Exhibit A

Skansie Ministorage, PL-DR-19-0088
February 11, 2021



● There are (7) significant trees on site.
● GHMC 17.99.240(D) (requires retention of at least 25% of existing significant trees). (A total of 2 trees must be retained) 
● GHMC 17.78.070 (requires retention of all significant trees in a setback) (A total of 5 trees are in the setback)





This is in response to my site visit to the property 
on the southwest corner of Skansie Ave & 89th St 
NW in June 2020. Trees #1,4,5,6 & 7 need to be 
removed because grading will be done for a 
retention pond where they currently stand. Tree 
#2 & 3 are just outside of where the grading will 
be done, although there is a retaining wall  being 
installed in close proximity to the two trees. When 
this retaining wall is to be constructed, it is most 
likely about half of the root system of tree #2 & 3 
will be severely damaged or removed in the 
process. Even if the trees were to survive this and 
kept growing, the stability of these trees would be 
extremely compromised. I  recommend Tree #2 & 
3 be removed along with #1, 4, 5, 6, & 7.

-Austin Gilmore with Austin Gilmore, 
Arborist LLC



The proposed project will remove all seven (7) 
significant trees in the southwest area of the project site. 
The trees must be removed for storm facility installation 
and function. These trees have multiple trunks and are 
growing outward, which could potentially pose risk to the 
storm facility and fence.

(UPDATE Tree #1  has already fallen) 

According to City requirements we are required to retain 
5  of the 7 trees. Unfortunately, based on arborist's 
recommendations, none of the trees will survive due to 
their close proximity to the new retention pond. This plan 
proposes superior landscaping by replacing the required 
5 retained trees located in the back corner of the lot with 
5 evergreen trees (8 feet height at time of planting) 
along the south side of the property. These trees will 
mature to be up to 150' tall, and will offer more 
appropriate placement of native trees for habitat and to 
enhance the existing buffer to the south.
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NOTICE OF RECOMMENDATION 
 

CITY OF GIG HARBOR DESIGN REVIEW BOARD  
PL-DR-19-0088 

 
 
TO:  Christian Harkson 

8725 Randall Dr. 
Gig Harbor, WA 98332 
 
Randy Chopp 
8725 Randall Dr. 
Gig Harbor, WA 98332 
 

FROM: Planning Staff 
DATE: May 18, 2020 
RE: PL-DR-19-0088 – Skansie Mini Storage 
________________________________________________________________ 
 
Having reviewed the above referenced application at its meeting on May 14, 2020, 
the City of Gig Harbor Design Review Board (DRB) has made the following findings 
and recommendations to the Hearing Examiner for the following requirements of 
the Design Manual:  
 
Article III. Site Design 

 
1. GHMC Section 17.99.340(C): Fences – Limit height of fences.  

 
Findings: The Design Manual requires development to limit the height of 
fences along front yards to three feet so that clear vision is retained for 
adjacent driveways and intersections.  
 
The applicant has proposed a six-foot tall steel rod fence bordering the front 
property line along Skansie Avenue, a public right-of-way. Despite its height, 
the proposed steel rod fencing serves to promote clear visibility for adjacent 
driveways and intersections due to the spacing between vertical rods. 
Furthermore, the applicant submits that the intent in installing a six-foot tall 
steel rod fence along the front property line is two-fold: 1) to provide 
necessary security for the site’s use; and 2) to provide continuity in the height 
of the fence line as all other sides of the site are able to install six-foot fences, 
two of which have existing six-foot tall fences. 
 
The DRB finds that the proposed design alternative for the height of the fence 
along the front property line meets the intent of the general requirement 
discussed in GHMC 17.99.340(C) and represents an equivalent or superior 
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design solution to what would otherwise be achieved by rigidly applying the 
specific requirements of GHMC 17.99.340(C).  
 
Recommendation: The DRB recommends the Community Development 
Director accept the design alternative as an equivalent or superior design 
solution to the specific requirement and as compliant with the intent of the 
general requirement. 
 

Article IV. Architecture 
 
2. GHMC Section 17.99.380(B)(2): Mass and Scale – Provide substantial 

shifts in walls and roof structures, vertical shifts. 
 

Findings: The Design Manual states that wall and roof surfaces shall be 
broken down into smaller planes using substantial shifts in building footprints 
which result in substantial shifts in roof lines, as follows: Vertical shift – no 
single run of ridge, cornice or fascia (excluding eave overhang) shall exceed 
80 feet without a five-foot transition in height. The applicant has proposed a 
two-foot transition in height along the western facade. 
 
The intent of this subsection of the Design Manual is to use substantial shifts 
in building footprints which result in roof line shifts so as to break down wall 
and roof surfaces into smaller planes. The proposed structure incorporates a 
substantial horizontal shift in the building footprint along the western façade to 
facilitate loading berths for its customers, yet does not incorporate a resulting 
shift in the roof line; rather, a portion of the roofline shifts down two-feet in line 
with the building footprint’s horizontal shift. 
 
At the May 14, 2020 DRB meeting, the applicant and members of the Board 
discussed revisions to the shifts in the western façade which are more in 
keeping with the criteria for issuing a recommendation of approval as codified 
in GHMC 17.98.055(A). The Board introduced the idea of removing the 
roofline’s vertical shift and, instead, incorporating a two-foot horizontal shift, 
wherein the entirety of the third floor of the proposed structure and the 
roofline shift either into or away from the building by at least two-feet. 
 
The DRB finds that the proposed design alternative for substantial shifts 
meets the intent of the general requirement discussed in GHMC 
17.99.380(B)(2) and represents an equivalent or superior design solution to 
what would otherwise be achieved by rigidly applying the specific 
requirements; provided, the applicant redesign the western façade to remove 
the proposed two-foot vertical shift in the roofline and incorporate a two-foot 
horizontal shift, wherein the entirety of the third floor of the proposed structure 
and the roofline shift either into or away from the building by at least two-feet. 

 
Recommendation: The DRB recommends the Community Development 
Director accept the design alternative as an equivalent or superior design 
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solution to the specific requirement and as compliant with the intent of the 
general requirement; provided, the western façade is redesigned in a manner 
consistent with the discussion in the above Findings section. 

Brett Marlo-Desantis,  
Chair 
Design Review Board  Date       /      /2020.  

cc: Planning File 



 
STATE OF WASHINGTON 

DEPARTMENT OF ECOLOGY 
PO Box 47775  Olympia, Washington 98504-7775  (360) 407-6300 

711 for Washington Relay Service  Persons with a speech disability can call 877-833-6341 

 
 
April 8, 2021 
 
 
 
Kimberly Mahoney, Associate Planner 
City of Gig Harbor 
Community Development Department 
Planning Division 
3510 Grandview Street 
Gig Harbor, WA  98335 
 
Dear Kimberly Mahoney: 
 
Thank you for the opportunity to comment on the mitigated determination of nonsignificance for 
the Skansie Mini Storage Building Project (PL-SPR-19-0010, PL-DR-19-0088, PL-CUP-19-
0002, PL-SEPA-19-0014) as proposed by Randall Chopp.  The Department of Ecology 
(Ecology) reviewed the environmental checklist and information provided.  Ecology’s previous 
comments submitted September 11, 2019 on the prethreshold consultation, still apply to the 
project described (see enclosure).  After further review, Ecology has the following additional 
comment(s): 

 
WATER QUALITY/WATERSHED RESOURCES UNIT: 
Jessica Eakens (360) 407-0246 
 
Erosion control measures must be in place prior to any clearing, grading, or construction.  
These control measures must be effective to prevent stormwater runoff from carrying soil 
and other pollutants into surface water or stormdrains that lead to waters of the state.  Sand, 
silt, clay particles, and soil will damage aquatic habitat and are considered to be pollutants. 
 
Any discharge of sediment-laden runoff or other pollutants to waters of the state is in 
violation of Chapter 90.48 RCW, Water Pollution Control, and WAC 173-201A, Water 
Quality Standards for Surface Waters of the State of Washington, and is subject to 
enforcement action. 
 
Construction Stormwater General Permit: 
The following construction activities require coverage under the Construction Stormwater 
General Permit: 
  

1. Clearing, grading and/or excavation that results in the disturbance of one or more 
acres and discharges stormwater to surface waters of the State; and  

KMahoney
Text Box
Skansie Ministorage |  PL-SPR-19-0010 et al
Hearing Examiner

Exhibit F



2. Clearing, grading and/or excavation on sites smaller than one acre that are part of a 
larger common plan of development or sale, if the common plan of development or 
sale will ultimately disturb one acre or more and discharge stormwater to surface 
waters of the State. 
a) This includes forest practices (including, but not limited to, class IV conversions) 

that are part of a construction activity that will result in the disturbance of one or 
more acres, and discharge to surface waters of the State; and 

3. Any size construction activity discharging stormwater to waters of the State that 
Ecology: 
a) Determines to be a significant contributor of pollutants to waters of the State of 

Washington. 
b) Reasonably expects to cause a violation of any water quality standard. 

  
If there are known soil/ground water contaminants present on-site, additional information 
(including, but not limited to: temporary erosion and sediment control plans; stormwater 
pollution prevention plan; list of known contaminants with concentrations and depths found; 
a site map depicting the sample location(s); and additional studies/reports regarding 
contaminant(s)) will be required to be submitted. For additional information on contaminated 
construction sites, please contact Carol Serdar at Carol.Serdar@ecy.wa.gov, or by phone at 
(360) 742-9751. 
  
Additionally, sites that discharge to segments of waterbodies listed as impaired by the State 
of Washington under Section 303(d) of the Clean Water Act for turbidity, fine sediment, high 
pH, or phosphorous, or to waterbodies covered by a TMDL may need to meet additional 
sampling and record keeping requirements.  See condition S8 of the Construction Stormwater 
General Permit for a description of these requirements.  To see if your site discharges to a 
TMDL or 303(d)-listed waterbody, use Ecology’s Water Quality Atlas at: 
https://fortress.wa.gov/ecy/waterqualityatlas/StartPage.aspx. 
  
The applicant may apply online or obtain an application from Ecology's website at: 
http://www.ecy.wa.gov/programs/wq/stormwater/construction/ - Application.  Construction 
site operators must apply for a permit at least 60 days prior to discharging stormwater from 
construction activities and must submit it on or before the date of the first public notice. 

 
Ecology’s comments are based upon information provided by the lead agency.  As such, they 
may not constitute an exhaustive list of the various authorizations that must be obtained or legal 
requirements that must be fulfilled in order to carry out the proposed action. 
 
If you have any questions or would like to respond to these comments, please contact the 
appropriate reviewing staff listed above. 
 
Department of Ecology 
Southwest Regional Office 
 
(GMP:202101551) 
Enclosure 
 
cc: Jessica Eakens, WQ 

mailto:Carol.Serdar@ecy.wa.gov
https://fortress.wa.gov/ecy/waterqualityatlas/StartPage.aspx
http://www.ecy.wa.gov/programs/wq/stormwater/construction/#Application


 
STATE OF WASHINGTON 

DEPARTMENT OF ECOLOGY 
PO Box 47775  Olympia, Washington 98504-7775  (360) 407-6300 

711 for Washington Relay Service  Persons with a speech disability can call 877-833-6341 

 

 

September 11, 2019 

 

 

 

Kennith George, Associate Planner 

Pierce County 

Planning and Public Works 

2401 South 35th Street, Suite 2 

Tacoma, WA  98409 

 

Dear Kennith George: 

 

Thank you for the opportunity to comment on the prethreshold consultation for the Skansie Mini 

Storage Building Project (PL-SPR-19-0010, PL-DR-19-0088, PL-CUP-19-0002, PL-SEPA-19-

0014) located at 8698 Skansie Ave Northwest as proposed by Randall Chopp.  The Department 

of Ecology (Ecology) reviewed the environmental checklist and has the following comment(s): 

 

TOXICS CLEANUP:  Eva Barber (360) 407-7094 

 

This property is within a quarter mile of one contaminated Site.  The Site is Pape & Sons 

Construction Inc, Facility Site ID (FSID) 9566131.  To search and access information 

concerning this Site, see http://www.ecy.wa.gov/fs/ and 

https://fortress.wa.gov/ecy/gsp/SiteSearchPage.aspx.  If contamination is suspected, 

discovered, or occurs during the proposed construction of a mini storage complex, testing of 

the potentially contaminated media must be conducted.  If contamination of soil or 

groundwater is readily apparent, or is revealed by sampling, Ecology must be notified.  

Contact the Environmental Report Tracking System Coordinator at the Southwest Regional 

Office at (360) 407-6300.  For assistance and information about subsequent cleanup and to 

identify the type of testing that will be required, contact Eva Barber with the Toxics Cleanup 

Program at the Southwest Regional Office at (360) 407-7094. 

 

SOLID WASTE MANAGEMENT:  Derek Rockett (360) 407-6287 
 

All grading and filling of land must utilize only clean fill.  All other materials may be 

considered solid waste and permit approval may be required from your local jurisdictional 

health department prior to filling.  All removed debris resulting from this project must be 

disposed of at an approved site.  Contact the local jurisdictional health department for proper 

management of these materials. 

 

http://www.ecy.wa.gov/fs/
https://fortress.wa.gov/ecy/gsp/SiteSearchPage.aspx
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WATER QUALITY/WATERSHED RESOURCES UNIT: 

Chris Montague-Breakwell (360) 407-6364 
 

Erosion control measures must be in place prior to any clearing, grading, or construction.  

These control measures must be effective to prevent stormwater runoff from carrying soil 

and other pollutants into surface water or stormdrains that lead to waters of the state.  Sand, 

silt, clay particles, and soil will damage aquatic habitat and are considered to be pollutants. 

 

Any discharge of sediment-laden runoff or other pollutants to waters of the state is in 

violation of Chapter 90.48 RCW, Water Pollution Control, and WAC 173-201A, Water 

Quality Standards for Surface Waters of the State of Washington, and is subject to 

enforcement action. 

 

Construction Stormwater General Permit: 

The following construction activities require coverage under the Construction Stormwater 

General Permit: 

 

1. Clearing, grading and/or excavation that results in the disturbance of one or more 

acres and discharges stormwater to surface waters of the State; and  

2. Clearing, grading and/or excavation on sites smaller than one acre that are part of a 

larger common plan of development or sale, if the common plan of development or 

sale will ultimately disturb one acre or more and discharge stormwater to surface 

waters of the State. 

a) This includes forest practices (including, but not limited to, class IV conversions) 

that are part of a construction activity that will result in the disturbance of one or 

more acres, and discharge to surface waters of the State; and 

3. Any size construction activity discharging stormwater to waters of the State that 

Ecology: 

a) Determines to be a significant contributor of pollutants to waters of the State of 

Washington. 

b) Reasonably expects to cause a violation of any water quality standard. 

 

If there are known soil/ground water contaminants present on-site, additional information 

(including, but not limited to: temporary erosion and sediment control plans; stormwater 

pollution prevention plan; list of known contaminants with concentrations and depths found; 

a site map depicting the sample location(s); and additional studies/reports regarding 

contaminant(s)) will be required to be submitted.    

 

You may apply online or obtain an application from Ecology's website at: 

http://www.ecy.wa.gov/programs/wq/stormwater/construction/ - Application.  Construction 

site operators must apply for a permit at least 60 days prior to discharging stormwater from 

construction activities and must submit it on or before the date of the first public notice. 

 

http://www.ecy.wa.gov/programs/wq/stormwater/construction/#Application
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Ecology’s comments are based upon information provided by the lead agency.  As such, they 

may not constitute an exhaustive list of the various authorizations that must be obtained or legal 

requirements that must be fulfilled in order to carry out the proposed action. 

 

If you have any questions or would like to respond to these comments, please contact the 

appropriate reviewing staff listed above. 

 

Department of Ecology 

Southwest Regional Office 

 

(MLD:201904810) 

 

cc: Eva Barber, TCP 

 Derek Rockett, SWM 

 Chris Montague-Breakwell, WQ 

 Randall Chopp (Applicant) 

 Christian Harkson (Contact) 



From: Cindy Andrews
To: Kimberly Mahoney
Subject: FW: MDNS SKANSIE MINI STORAGE FACILITY - CITY OF GIG HARBOR
Date: Monday, March 29, 2021 2:53:01 PM
Importance: High

Here are Squaxin’s comments to the MDNS below.
 
Thank you 
Cindy
 

From: Shaun Dinubilo <sdinubilo@squaxin.us> 
Sent: Monday, March 29, 2021 2:50 PM
To: Cindy Andrews <candrews@gigharborwa.gov>
Subject: Re: MDNS SKANSIE MINI STORAGE FACILITY - CITY OF GIG HARBOR
 
Hello Ms. Andrews,
 
Thank you for contacting the Squaxin Island Tribe Cultural Resources Department regarding
the above listed project for our review and comment.  We have no specific cultural resource
concerns for this project.  However, if DAHP recommends a survey, or any other additional
recommendations, we concur with DAHP's recommendations.  We would prefer to receive an
electronic copy by email once completed.  If any archaeological or cultural resources are
uncovered during implementation, please halt work in the area of discovery and contact DAHP
and the Squaxin Island Tribe’s Archaeologist, Shaun Dinubilo via email at
sdinubilo@squaxin.us.   
 

 
Shaun Dinubilo
Archaeologist
CR Department
Squaxin Island Tribe
200 S.E. Billy Frank Jr. Way
Shelton, WA 98584
Office Phone: 360-432-3998
Cell Phone:  360-870-6324
Email: sdinubilo@squaxin.us

From: Cindy Andrews <candrews@gigharborwa.gov>
Sent: Friday, March 26, 2021 2:43 PM
To: Adonais Clark (aclark@co.pierce.wa.us) <aclark@co.pierce.wa.us>; Alec, Wrolson, Puyallup Tribe
<Alec.Wrolson@PuyallupTribe-nsn.gov>; Andrew Strobel, Puyallup Tribe
<Andrew.Strobel@PuyallupTribe-nsn.gov>; aosullivan@suquamish.nsn.us
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mailto:KMahoney@gigharborwa.gov
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<aosullivan@suquamish.nsn.us>; Brandon Reynon, Puyallup Tribe <Brandon.Reynon@PuyallupTribe-
nsn.gov>; brandon.reynon@puyalluptribe.com <brandon.reynon@puyalluptribe.com>; Carol
<CarolAnn.Hawks@PuyallupTribe-nsn.gov>; Char Naylor, Puyallup Tribe
<Char.Naylor@PuyallupTribe-nsn.gov>; Charles Matheson, Puyallup Tribe
<Charlene.Matheson@PuyallupTribe-nsn.gov>; David Winfrey, Puyallup Tribe
<David.Winfrey@PuyallupTribe-nsn.gov>; Department of Natural Resources SEPA Center
(sepacenter@dnr.wa.gov) <sepacenter@dnr.wa.gov>; dwilliams@suquamish.nsn.us
<dwilliams@suquamish.nsn.us>; efheinitz@doc1.wa.gov <efheinitz@doc1.wa.gov>;
eguenther@penmetparks.org <eguenther@penmetparks.org>; esorensen@penmetparks.org
<esorensen@penmetparks.org>; ewatson@piercefire.org <ewatson@piercefire.org>; Jennifer
Keating, Puyallup Tribe <Jennifer.M.Keating@puyalluptribe-nsn.gov>; Kathleen Pierce County
Planning and Land Services - Larrabee (klarrab@co.pierce.wa.us) <klarrab@co.pierce.wa.us>; Kelly
Still - WDFW (sepadesk@dfw.wa.gov) <sepadesk@dfw.wa.gov>; Kristen Miller
<kirsten.miller@dnr.wa.gov>; Lisa Anderson, Puyallup Tribe <Lisa.Anderson@PuyallupTribe-
nsn.gov>; Lois Boome, Puyallup Tribe <Lois.Boome@PuyallupTribe-nsn.gov>; Michael Prentice
<michaelp@penlight.org>; Muckleshoot Tribe - Laura Murphy (laura.murphy@muckleshoot.nsn.us)
<laura.murphy@muckleshoot.nsn.us>; Nancy Games, Puyallup Tribe <nancy.games@puyalluptribe-
nsn.gov>; Nisqually Tribe (mohan.maryanne@Nisqually-nsn.gov) <mohan.maryanne@Nisqually-
nsn.gov>; OR-SEPA-REVIEW@wsdot.wa.gov <or-sepa-review@wsdot.wa.gov>; Puget Sound
Partnership - Marsha Engel (marsha.engel@psp.wa.gov) <marsha.engel@psp.wa.gov>; Puyallup
Tribe - Jeffrey Thomas, (jeffrey.thomas@puyalluptribe.com) <jeffrey.thomas@puyalluptribe.com>;
reviewteam@commerce.wa.gov <reviewteam@commerce.wa.gov>; Rhonda Foster
<rfoster@squaxin.us>; Robert Barandon, Puyallup Tribe <Robert.B.Barandon@puyalluptribe-
nsn.gov>; Russ Ladley, Puyallup Tribe <Russ.Ladley@PuyallupTribe-nsn.gov>; sepa
<sepa@dahp.wa.gov>; sepaunit@ecy.wa.gov <sepaunit@ecy.wa.gov>; Sharon Silver
(sharons@penlight.org) <sharons@penlight.org>; Shaun Dinubilo <sdinubilo@squaxin.us>; Shital
Saini <shital@penlight.org>; smithv@psd401.net <smithv@psd401.net>; Suquamish Tribe - Dennis
Lewarch (dlewarch@suquamish.nsn.us) <dlewarch@suquamish.nsn.us>; Tina Vaslet Pierce Transit
(tvaslet@piercetransit.org) <tvaslet@piercetransit.org>; WA Department of Ecology
<separegister@ecy.wa.gov>; Zachary Meyer <ZMEY461@ECY.WA.GOV>
Cc: Kimberly Mahoney <KMahoney@gigharborwa.gov>
Subject: MDNS SKANSIE MINI STORAGE FACILITY - CITY OF GIG HARBOR
 
Please find attached the Mitigated Determination of NonSignificane for the Skansie Mini-Storage

project, site address XXX 89th street in Gig Harbor.  Please follow up with Kimberly Mahoney at
KMahoney@gigharborwa.gov with your questions or comments
 
Thank you Cindy Andrews
Planning Technician
City of Gig Harbor
253-853-7625
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CERTIFICATION OF PUBLIC NOTICE 
 
====================================================================== 
 

DECLARATION OF PUBLISHING 
 
I, CINDY ANDREWS (printed name), declare under penalty of perjury under the laws of the State of 
Washington and the United States of America that the foregoing is true and correct to the best 
of my knowledge: 
 
On APRIL 1, 2021 I sent a true and correct copy of the NOTICE OF PUBLIC HEARING for 
publication In the APRIL 8, 2021 edition of the Tacoma News Tribune for the following: 
 
Project Name SKANSIE MINISTORAGE   
 
Project Location: 5116 89th Ave NW 
 
Permit Number(s):   PL-SPR-19-0010 
 
 
SIGNED at Gig Harbor, Washington, this 31 day of MARCH, 2021 
 
 
       ________________________ 
       DECLARANT (signature) 
      
 
  
 

KMahoney
Text Box
Skansie Ministorage |  PL-SPR-19-0010 et al
Hearing Examiner
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City of Gig Harbor 
Transmittal Form 

 

Routing for:   NOA SEPA     NOPH    NOPM      NOD Notice Date: April 8, 2021 
Project:    SKANSIE MINI STORAGE 
 
Permit Number(s):   PL-SPR-19-0010  
    
Planner: KIM MAHONEY 
 
 
Routed to:            Public Works–Operations  Building and Fire Safety 
City Depts.    Public Works–Engineering 
   

 Other_______________________ 

SEPA Agencies:   Washington Department of Ecology, SEPA Register 
(NOA, SEPA)  Washington Department of Commerce, attn: Review Team 
Electronic Mail  Pierce Transit Land Use Review, attn:  Kelly Haden, Monica Adams 
  Washington State Department of Fish & Wildlife, attn: SEPA Desk 
  Washington State Department of Natural Resources, attn:  SEPA Center 
  Washington State DAHP, attn: Gretchen Kaehler 
  Puyallup Tribe of Indians Historic Preservation, attn: Judy Wright 

 Puyallup Tribe Cultural Resources, attn: Brandon Reynon/Jeffrey Thomas 
 PenMet Parks, attn: Elaine Sorenson 
 Pierce County Fire District Number 5, attn:  Eric Watson/Eric Waters 

  Suquamish Tribe, attn: Dennis Lewarch 
  Peninsula School District, attn: Vicki Smith 

 Pierce County Planning and Land Services 
 Washington State Department of Transportation, attn: Dale Severson / SEPA 

Reviews 
  Squaxin Island Tribe, attn: Rhonda Foster 
  Muckleshoot Tribe, attn:  Laura Murphy 

 Washington Department of Corrections, attn:  Eric Heinitz 
 Puget Sound Partnership, attn: Marsha Engel 

 
Other Parties:  Applicant/Owner/Agent (NOA, NOPH, NOPM, SEPA, NOD) 
1st Class Mail  DRB (NOA for Non-residential, Multi-family, Subdivisions, Public Projects) 

 Parks Commission via Terri Reed (NOA) 
  Property Owners within 300 feet of site: attached list (NOA, SEPA, NOPH, 

NOPM, NOD for Type II permits only) 
  Parties of Record: attached list (NOPH, NOPM, NOD) 
  Pierce County (NOA for Plats adjacent to City Limits) 

 Pierce County Assessor-Treasurer (NOD) 
  WA Transportation Secretary (NOA for Plats adj. to State ROW, or within 2 

miles of Airport—approximately any plats south of Pioneer/Wollochet 
interchange) 

  TACOMA NEWS TRIBUNE 



 
 

CITY OF GIG HARBOR 
NOTICE OF PUBLIC HEARING 

 
Skansie Ministorage 

  
Permit 
Number(s): PL-SPR-19-0010, PL-CUP-19-0002, PL-SEPA-19-0014, PL-DR-19-0088 
 
Date of Notice: April 8, 2021  
Applicant: Randy Chopp, 8725 Randall Drive, Gig Harbor, WA 98332 
 
Agent: 

 
Christian Harkson, 8725 Randall Drive, Gig Harbor, WA 98332 

 
Project Location: 

 
5116 89th Street, the site is located at the southwest corner  of 89th St. and 
Skansie Ave., approximately 0.6 miles north of the intersection of Rosedale 
Ave. and Skansie Ave. Assessor’s Parcel Number: 0221066003. 
   

Project 
Description: 

The proposal is for the development of a public mini storage complex totaling 
78,375 gross square footage divided over three stories. The rentable square 
footage will be 56,040 divided into 509 units ranging in size. A Conditional Use 
Permit has been applied for to allow the site to be used for a ministorage 
development.  

SEPA Threshold 
Determination: 

 
Mitigated Determination of Nonsignificance (MDNS) was issued on March 25, 
2021 under WAC 197-11-340(2) 

 
PUBLIC 
HEARING DATE: 

 
Hearing Examiner, April 22, 2021 at 1:30 pm, at Gig Harbor Civic Center, 
Council Chambers, 3510 Grandview Street, Gig Harbor. 
NOTE:  This public hearing may be held in an online format subject to the 
latest public health recommendations. 

 
Interested persons are invited to attend the public hearing and provide testimony on this proposal.  The hearing will be 
conducted in the manner prescribed by Gig Harbor Municipal Code Chapter 19.05. 
 
As of March 16, 2020, at 12 PM noon, our Civic Center will be closed to the general public until further notice. Therefore, 
documents pertinent to this application are available for review and inspection online only using the City of Gig Harbor 
Permit Portal.  Please contact Kimberly Mahoney, Associate Planner, for questions regarding access to other 
documents pertinent to this application.  A copy of the staff report on this proposal will be available at least seven days 
prior to the hearing.  A copy of the application, all documents and evidence relied upon by the applicant, and applicable 
criteria are available for inspection at no cost; copies will be provided at the requestor’s cost. 
 
Interested persons may comment on the above stated application or may request a copy of the decision on this 
application.  Requests for notification, written comments, including any written comments addressing the 
findings required for a decision, must be submitted to the Planning Division no later than 12:00 noon on April 
22, 2021.   
 
Questions regarding the above stated application should be made to Kimberly Mahoney, Associate Planner, City of 
Gig Harbor Community Development Department, 3510 Grandview Street, Gig Harbor, WA 98335, or by calling 851-
6170. Additional permit information can also be found at www.cityofgigharbor.net by clicking “Permit Portal” then 



clicking “Applications,” entering “Hearing Examiner Hearing” and then selecting the Hearing date and clicking on “More 
Details”. 

 
 

 



CITY OF GIG HARBOR
NOTICE OF PUBLIC HEARING

Skansie Ministorage
   

Permit
Number(s):            PL-SPR-19-0010, PL-CUP-19-0002, PL-SEPA-19-0014,
                             PL-DR-19-0088
Date of Notice:       April 8, 2021
Applicant:              Randy Chopp, 8725 Randall Drive, Gig Harbor, WA 98332
Agent:                    Christian Harkson, 8725 Randall Drive, Gig Harbor,
                              WA 98332
Project Location:     5116 89th Street, the site is located at the southwest
                              corner of 89th St. and Skansie Ave., approximately 0.6
                              miles north of the intersection of Rosedale Ave. and
                              Skansie Ave. Assessor’s Parcel Number: 0221066003.
Project Description:  The proposal is for the development of a public mini storage
                               complex totaling 78,375 gross square footage divided over
                               three stories. The rentable square footage will be 56,040
                               divided into 509 units ranging in size. A Conditional Use
                               Permit has been applied for to allow the site to be used for
                               a ministorage development.
SEPA Threshold       Mitigated Determination of Nonsignificance (MDNS) was
Determination:         issued on March 25, 2021 under WAC 197-11-340(2)
PUBLIC                 Hearing Examiner, April 22, 2021 at 1:30 pm, at
HEARING DATE:   Gig Harbor Civic Center, Council Chambers, 3510
                                Grandview  Street, Gig Harbor.
                              NOTE:  This public hearing may be held in an 
                              online format subject to the latest public health
                              recommendations.

Interested persons are invited to attend the public hearing and provide testimony 
on this proposal.  The hearing will be conducted in the manner prescribed by 
Gig Harbor Municipal Code Chapter 19.05.
As of March 16, 2020, at 12 PM noon, our Civic Center will be closed to the gen-
eral public until further notice. Therefore, documents pertinent to this application 
are available for review and inspection online only using the City of Gig Harbor 
Permit Portal.  Please contact Kimberly Mahoney, Associate Planner, for ques-
tions regarding access to other documents pertinent to this application.  A copy 
of the staff report on this proposal will be available at least seven days prior to 
the hearing.  A copy of the application, all documents and evidence relied upon 
by the applicant, and applicable criteria are available for inspection at no cost; 
copies will be provided at the requestor’s cost.
Interested persons may comment on the above stated application or may re-
quest a copy of the decision on this application.  Requests for notification, 
written comments, including any written comments addressing the 
findings required for a decision, must be submitted to the Planning 
Division no later than 12:00 noon on April 22, 2021.  
Questions regarding the above stated application should be made to Kimberly 
Mahoney, Associate Planner, City of Gig Harbor Community Development De-
partment, 3510 Grandview Street, Gig Harbor, WA 98335, or by calling 851-
6170. Additional permit information can also be found at www.cityofgigharbor.net 
by clicking “Permit Portal” then clicking “Applications,” entering “Hearing Exam-
iner Hearing” and then selecting the Hearing date and clicking on “More Details”.
W00000000
Publication Dates



Order Confirmation

CITY OF GIG HARBOR
3510 GRANDVIEW ST
GIG HARBOR WA 983351214

Order Number: 38671

Order PO:

Bill-To Account: 23685

Date: 04/01/21

Sales Contact: Haley Martin

Sales Contact Phone:

Dates Order No. Description Product Size
Times

Run None

 04/08/2021 -
04/08/2021

38671 Print Legal Ad
IPL0017560

TAC-News Tribune - Legal | Legals & Public
Notices CLS

2 x 5.51 in 1 $134.20

Order Total Cost

$134.20



Ad Preview



 
 
 
 
 
 
 

CERTIFICATION OF PUBLIC NOTICE 
====================================================================== 
 

DECLARATION OF MAILING 
 
I, Cindy Andrews   (printed name), declare under penalty of perjury under the laws of the State of 
Washington and the United States of America that the foregoing is true and correct to the best 
of my knowledge: 
 
On APRIL 8, 2021 I mailed (e-mailed) a true and correct copy of the NOTICE OF PUBLIC 
HEARING 
 

Project Name SKANSIE MINISTORAGE 
 
Project Location 5116 89th Ave NW 
 
Permit Number(s):  PL-SPR-19-0010 
 

to the individuals/agencies identified on the attached transmittal form by United States Postal 
Service, inter-office routing, or electronic mail, as specified on the attached. 
 
SIGNED at Gig Harbor, Washington, this 8TH  day of  APRIL 2021. 
 
 
       ________________________ 
       DECLARANT (signature) 
      
 
  
 



City of Gig Harbor 
Transmittal Form 

 

Routing for:   NOA SEPA     NOPH    NOPM      NOD Notice Date: April 8, 2021 
Project:    SKANSIE MINI STORAGE 
 
Permit Number(s):   PL-SPR-19-0010  
    
Planner: KIM MAHONEY 
 
 
Routed to:            Public Works–Operations  Building and Fire Safety 
City Depts.    Public Works–Engineering 
   

 Other_______________________ 

SEPA Agencies:   Washington Department of Ecology, SEPA Register 
(NOA, SEPA)  Washington Department of Commerce, attn: Review Team 
Electronic Mail  Pierce Transit Land Use Review, attn:  Kelly Haden, Monica Adams 
  Washington State Department of Fish & Wildlife, attn: SEPA Desk 
  Washington State Department of Natural Resources, attn:  SEPA Center 
  Washington State DAHP, attn: Gretchen Kaehler 
  Puyallup Tribe of Indians Historic Preservation, attn: Judy Wright 

 Puyallup Tribe Cultural Resources, attn: Brandon Reynon/Jeffrey Thomas 
 PenMet Parks, attn: Elaine Sorenson 
 Pierce County Fire District Number 5, attn:  Eric Watson/Eric Waters 

  Suquamish Tribe, attn: Dennis Lewarch 
  Peninsula School District, attn: Vicki Smith 

 Pierce County Planning and Land Services 
 Washington State Department of Transportation, attn: Dale Severson / SEPA 

Reviews 
  Squaxin Island Tribe, attn: Rhonda Foster 
  Muckleshoot Tribe, attn:  Laura Murphy 

 Washington Department of Corrections, attn:  Eric Heinitz 
 Puget Sound Partnership, attn: Marsha Engel 

 
Other Parties:  Applicant/Owner/Agent (NOA, NOPH, NOPM, SEPA, NOD) 
1st Class Mail  DRB (NOA for Non-residential, Multi-family, Subdivisions, Public Projects) 

 Parks Commission via Terri Reed (NOA) 
  Property Owners within 300 feet of site: attached list (NOA, SEPA, NOPH, 

NOPM, NOD for Type II permits only) 
  Parties of Record: attached list (NOPH, NOPM, NOD) 
  Pierce County (NOA for Plats adjacent to City Limits) 

 Pierce County Assessor-Treasurer (NOD) 
  WA Transportation Secretary (NOA for Plats adj. to State ROW, or within 2 

miles of Airport—approximately any plats south of Pioneer/Wollochet 
interchange) 

  TACOMA NEWS TRIBUNE 



 
 

CITY OF GIG HARBOR 
NOTICE OF PUBLIC HEARING 

 
Skansie Ministorage 

  
Permit 
Number(s): PL-SPR-19-0010, PL-CUP-19-0002, PL-SEPA-19-0014, PL-DR-19-0088 
 
Date of Notice: April 8, 2021  
Applicant: Randy Chopp, 8725 Randall Drive, Gig Harbor, WA 98332 
 
Agent: 

 
Christian Harkson, 8725 Randall Drive, Gig Harbor, WA 98332 

 
Project Location: 

 
5116 89th Street, the site is located at the southwest corner  of 89th St. and 
Skansie Ave., approximately 0.6 miles north of the intersection of Rosedale 
Ave. and Skansie Ave. Assessor’s Parcel Number: 0221066003. 
   

Project 
Description: 

The proposal is for the development of a public mini storage complex totaling 
78,375 gross square footage divided over three stories. The rentable square 
footage will be 56,040 divided into 509 units ranging in size. A Conditional Use 
Permit has been applied for to allow the site to be used for a ministorage 
development.  

SEPA Threshold 
Determination: 

 
Mitigated Determination of Nonsignificance (MDNS) was issued on March 25, 
2021 under WAC 197-11-340(2) 

 
PUBLIC 
HEARING DATE: 

 
Hearing Examiner, April 22, 2021 at 1:30 pm, at Gig Harbor Civic Center, 
Council Chambers, 3510 Grandview Street, Gig Harbor. 
NOTE:  This public hearing may be held in an online format subject to the 
latest public health recommendations. 

 
Interested persons are invited to attend the public hearing and provide testimony on this proposal.  The hearing will be 
conducted in the manner prescribed by Gig Harbor Municipal Code Chapter 19.05. 
 
As of March 16, 2020, at 12 PM noon, our Civic Center will be closed to the general public until further notice. Therefore, 
documents pertinent to this application are available for review and inspection online only using the City of Gig Harbor 
Permit Portal.  Please contact Kimberly Mahoney, Associate Planner, for questions regarding access to other 
documents pertinent to this application.  A copy of the staff report on this proposal will be available at least seven days 
prior to the hearing.  A copy of the application, all documents and evidence relied upon by the applicant, and applicable 
criteria are available for inspection at no cost; copies will be provided at the requestor’s cost. 
 
Interested persons may comment on the above stated application or may request a copy of the decision on this 
application.  Requests for notification, written comments, including any written comments addressing the 
findings required for a decision, must be submitted to the Planning Division no later than 12:00 noon on April 
22, 2021.   
 
Questions regarding the above stated application should be made to Kimberly Mahoney, Associate Planner, City of 
Gig Harbor Community Development Department, 3510 Grandview Street, Gig Harbor, WA 98335, or by calling 851-
6170. Additional permit information can also be found at www.cityofgigharbor.net by clicking “Permit Portal” then 



clicking “Applications,” entering “Hearing Examiner Hearing” and then selecting the Hearing date and clicking on “More 
Details”. 

 
 

 



TaxParcelNumber TaxpayerName Delivery_Address City_State Zipcode
Parcel: 0221066004 GIG HARBOR CITY OF 3510 GRANDVIEW ST GIG HARBOR, WA 98335-1214
Parcel: 0221066001 CITY OF GIG HARBOR 3510 GRANDVIEW ST GIG HARBOR, WA 98335-1214
Parcel: 0221063034 GIG HOLDING COMPANY LLC 1613 S CAPITAL OF TEXAS HWY STE 201 AUSTIN, TX 78746-6558
Parcel: 0221066014 BUJACICH LLC 6102 N 9TH ST STE 400 TACOMA, WA 98406-2097
Parcel: 0221066006 RANKIN JEFF & BELINDA 6406 43RD AVENUE CT GIG HARBOR, WA 98335-8354
Parcel: 0221066011 D'OLIVO DOUGLAS W & JILL P 11010 HARBOR HILL DR STE B   PMB 605 GIG HARBOR, WA 98332-8953
Parcel: 0221066003 CHOPP RANDALL PO BOX 936 GIG HARBOR, WA 98335-0936
Parcel: 0221063044 CITY OF GIG HARBOR 3510 GRANDVIEW ST GIG HARBOR, WA 98335-1214
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NOTICE OF PUBLIC MEETING 
 

 
Skansie Mini Storage 

  
Permit Number(s): PL-SPR-19-0010, PL-CUP-19-0002, PL-DR-19-0088, PL-SEPA-

19-0014 
 
Date of Notice: April 30, 2020 
 
Applicant: 

 
Randy Chopp, 8725 Randall Drive, Gig Harbor, WA 98332 

 
Agent: 

 
Christian Harkson, 8725 Randall Drive, Gig Harbor, WA 98332 

 
Project Location: 

 
XXX 89th Street, the site is located at the southwest corner of 89th 
St. and Skansie Ave., approximately 0.6 miles from the 
intersection of Rosedale Ave. and Skansie Ave. 
Parcel No. 0221066003  

Project Description: 
 

The proposal is for a public mini storage complex totaling 78,375 
gross square footage divided over three stories. The rentable 
square footage will be 56,040 divided into 509 units ranging in 
size. The applicant is seeking a recommendation from the Design 
Review Board (DRB) related to specific requirements of Article III: 
Site Design, and Article IV: Architecture.   

SEPA Threshold 
Determination: 

 
A threshold determination has not been issued at this time. 

 
PUBLIC MEETING DATE: 

 
Design Review Board, May 14, 2020, 5:00 pm,  

 
Interested persons are invited to attend the public meeting and provide comment on this proposal; however, public 
testimony will not be taken. The meeting will be conducted in the manner prescribed by Gig Harbor Municipal Code 
Section 17.98.055(C). 
 
As of March 16, 2020, at 12 PM noon, our Civic Center will be closed to the general public until further notice. Therefore, 
documents pertinent to this application are available for review and inspection online only using the City of Gig Harbor 
Permit Portal. Please contact Kimberly Mahoney, Associate Planner, for questions regarding access to other documents 
pertinent to this application. 
 
Interested persons may comment on the above stated application or may request a copy of the decision on this 
application.  Pursuant to the Governor’s Stay Home – Stay Healthy Order, requests for notification, written 
comments, including any written comments addressing the findings required for a decision, must be submitted 
to the Community Development Department no later than 5:00 PM on May 13th, 2020; one day prior to the 
scheduled meeting.  Comments received will be read into the record at the meeting.   
 
Questions regarding the above stated application should be made to Kimberly Mahoney, Associate Planner, City of Gig 
Harbor Planning Division, 3510 Grandview Street, Gig Harbor, WA 98335, or by calling 851-6170. Additional permit 
information can also be found at www.cityofgigharbor.net by clicking “Permit Portal,” then clicking “Applications” and 
entering the above permit numbers. 

 
 



 
 
 
 
 
 
 

CERTIFICATION OF PUBLIC NOTICE 
 
====================================================================== 
 

DECLARATION OF PUBLISHING 
 
I,      _________(printed name), declare under penalty of perjury under the 
laws of the State of Washington and the United States of America that the foregoing is true and 
correct to the best of my knowledge: 
 
On  April 27th, 2020 I sent a true and correct copy of the NOTICE OF PUBLIC MEETING for 
publication In the May 7th 2020 edition of the Peninsula Gateway for the following: 
 
Project Name: Skansie Mini Storage 
 
 
Project Location: XXX 89th Street. 
 
Permit Number(s): PL-SPR-19-0010, PL-CUP-19-0002, PL-DR-19-0088, PL-SEPA-19-0014 

 
 
 
SIGNED at Gig Harbor, Washington, this  27th  day of  April,  2020. 
 
 
       ________________________ 
       DECLARANT (signature) 
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Customer Fax
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Payor Account

Ordered By

Customer EMail

Special Pricing

PO Number Tear Sheets

Invoice Text

Proofs Affidavits

Net Amount

Blind Box

Tax Amount

Promo Type

Package Buy

Total Amount

Materials

Payment Method

Payment Amount Amount Due

Payor Address

Payor Phone

CITY OF GIG HARBOR CITY OF GIG HARBOR

255175 255175

3510 GRANDVIEW ST

GIG HARBOR WA 983351214  USA

3510 GRANDVIEW ST

GIG HARBOR WA 983351214 USA

 0  0  2

$112.10 $0.00 $112.10
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$0.00

Sales Rep

lcordero@mcclatchy.com

Order Taker

lcordero@mcclatchy.com
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$112.10
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CERTIFICATION OF PUBLIC NOTICE 
 
====================================================================== 
 

DECLARATION OF PUBLISHING 
 
I, CINDY ANDREWS (printed name), declare under penalty of perjury under the laws of the State of 
Washington and the United States of America that the foregoing is true and correct to the best 
of my knowledge: 
 
On JANUARY 20, 2021 I sent a true and correct copy of the NOTICE OF NOPM for publication 
In the FEBRUARY 4, 2021 edition of the Peninsula Gateway for the following: 
 
Project Name SKANSIE MINI STORAGE 
 
Project Location: 5116 89th Ave NW 
 
Permit Number(s): SPR-19-0010, PL-CUP-19-0002, PL-DR-19-0088, PL-SEPA-19-0014 
 
SIGNED at Gig Harbor, Washington, this 20th day of JANUARY 2021 
 
 
       ________________________ 
       DECLARANT (signature) 
      
 
  
 



City of Gig Harbor 
Transmittal Form 

Routing for:   NOA SEPA     NOPH    NOPM      NOD Notice 

Date: Project: Skansie Mini Storage - PL-SPR-19-0010  Planner: Kim Mahoney 

Routed to:           Public Works–Operations  Building and Fire Safety
City Depts.   Public Works–Engineering  Other_______________________

SEPA Agencies:   Washington Department of Ecology, SEPA Register 
(NOA, SEPA)  Washington Department of Commerce, attn: Review Team
Electronic Mail  Pierce Transit Land Use Review, attn:  Kelly Haden, Monica Adams

Washington State Department of Fish & Wildlife, attn: SEPA Desk
Washington State Department of Natural Resources, attn:  SEPA Center
Washington State DAHP, attn: Gretchen Kaehler
 Puyallup Tribe of Indians Historic Preservation, attn: Judy Wright
 Puyallup Tribe Cultural Resources, attn: Brandon Reynon/Jeffrey Thomas
 PenMet Parks, attn: Elaine Sorenson
 Pierce County Fire District Number 5, attn:  Eric Watson/Eric Waters
 Suquamish Tribe, attn: Dennis Lewarch
 Peninsula School District, attn: Vicki Smith
 Pierce County Planning and Land Services
Washington State Department of Transportation, attn: OR-SEPA-REVIEW
 Squaxin Island Tribe, attn: Rhonda Foster
Muckleshoot Tribe, attn:  Laura Murphy
Washington Department of Corrections, attn:  Eric Heinitz
 Puget Sound Partnership, attn: Marsha Engel 

Other Parties:  Applicant/Owner/Agent (NOA, NOPH, NOPM, SEPA, NOD) 
1st Class Mail  DRB (NOA for Non-residential, Multi-family, Subdivisions, Public Projects)

 Parks Commission via Terri Reed (NOA)
 Property Owners within 300 feet of site: attached list (NOA, SEPA, NOPH, 

NOPM, NOD for Type II permits only)
 Parties of Record: attached list (NOPH, NOPM, NOD)
 Pierce County (NOA for Plats adjacent to City Limits)
 Pierce County Assessor-Treasurer (NOD)
WA Transportation Secretary (NOA for Plats adj. to State ROW, or within 2 

miles of Airport—approximately any plats south of Pioneer/Wollochet 
interchange)

 Other ___GATEWAY______________________________________________________________ 



 
NOTICE OF PUBLIC MEETING 

 
Skansie Mini Storage 

  
Permit Number(s): PL-SPR-19-0010, PL-CUP-19-0002, PL-DR-19-0088, PL-SEPA-

19-0014 
 
Date of Notice: January 28, 2021 
 
Applicant: 

 
Randy Chopp, 8725 Randall Drive, Gig Harbor, WA 98332 

 
Agent: 

 
Christian Harkson, 8725 Randall Drive, Gig Harbor, WA 98332 

 
Project Location: 

 
XXX 89th Street, the site is located at the southwest corner of 89th 
St. and Skansie Ave., approximately 0.6 miles from the 
intersection of Rosedale Ave. and Skansie Ave. 
Parcel No. 0221066003  

Project Description: 
 

The proposal is for a public mini storage complex totaling 78,375 
gross square footage divided over three stories. The rentable 
square footage will be 56,040 divided into 509 units ranging in 
size. The applicant is seeking a recommendation from the Design 
Review Board (DRB) related to a specific requirement of Article 
III: Site Design.   

SEPA Threshold 
Determination: 

 
A threshold determination has not been issued at this time. 

 
PUBLIC MEETING DATE: 

 
Design Review Board, February 11, 2021, 5:00 pm, NOTE:   
This public meeting will be held in an online format subject to 
the latest public health recommendations.  

 
Interested persons are invited to attend the public meeting and provide comment on this proposal; however, public 
testimony will not be taken. The meeting will be conducted in the manner prescribed by Gig Harbor Municipal Code 
Section 17.98.055(C). 
 
As of March 16, 2020, at 12 PM noon, our Civic Center will be closed to the general public until further notice. Therefore, 
documents pertinent to this application are available for review and inspection online only using the City of Gig Harbor 
Permit Portal. Please contact Kimberly Mahoney, Associate Planner, for questions regarding access to other documents 
pertinent to this application. 
 
Interested persons may comment on the above stated application or may request a copy of the decision on this 
application.  Pursuant to the Governor’s Stay Home – Stay Healthy Order, requests for notification, written 
comments, including any written comments addressing the findings required for a decision, must be submitted 
to the Community Development Department no later than 5:00 PM on February 10, 2021; one day prior to the 
scheduled meeting.  Comments received will be read into the record at the meeting.   
 
Questions regarding the above stated application should be made to Kimberly Mahoney, Associate Planner, City of Gig 
Harbor Planning Division, 3510 Grandview Street, Gig Harbor, WA 98335, or by calling 851-6170. Additional permit 
information can also be found at www.cityofgigharbor.net by clicking “Permit Portal,” then clicking “Applications” and 
entering the above permit numbers. 
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STATE OF WASHINGTON 

DEPARTMENT OF ECOLOGY 
PO Box 47775  Olympia, Washington 98504-7775  (360) 407-6300 

711 for Washington Relay Service  Persons with a speech disability can call 877-833-6341 

 

 

September 11, 2019 

 

 

 

Kennith George, Associate Planner 

Pierce County 

Planning and Public Works 

2401 South 35th Street, Suite 2 

Tacoma, WA  98409 

 

Dear Kennith George: 

 

Thank you for the opportunity to comment on the prethreshold consultation for the Skansie Mini 

Storage Building Project (PL-SPR-19-0010, PL-DR-19-0088, PL-CUP-19-0002, PL-SEPA-19-

0014) located at 8698 Skansie Ave Northwest as proposed by Randall Chopp.  The Department 

of Ecology (Ecology) reviewed the environmental checklist and has the following comment(s): 

 

TOXICS CLEANUP:  Eva Barber (360) 407-7094 

 

This property is within a quarter mile of one contaminated Site.  The Site is Pape & Sons 

Construction Inc, Facility Site ID (FSID) 9566131.  To search and access information 

concerning this Site, see http://www.ecy.wa.gov/fs/ and 

https://fortress.wa.gov/ecy/gsp/SiteSearchPage.aspx.  If contamination is suspected, 

discovered, or occurs during the proposed construction of a mini storage complex, testing of 

the potentially contaminated media must be conducted.  If contamination of soil or 

groundwater is readily apparent, or is revealed by sampling, Ecology must be notified.  

Contact the Environmental Report Tracking System Coordinator at the Southwest Regional 

Office at (360) 407-6300.  For assistance and information about subsequent cleanup and to 

identify the type of testing that will be required, contact Eva Barber with the Toxics Cleanup 

Program at the Southwest Regional Office at (360) 407-7094. 

 

SOLID WASTE MANAGEMENT:  Derek Rockett (360) 407-6287 
 

All grading and filling of land must utilize only clean fill.  All other materials may be 

considered solid waste and permit approval may be required from your local jurisdictional 

health department prior to filling.  All removed debris resulting from this project must be 

disposed of at an approved site.  Contact the local jurisdictional health department for proper 

management of these materials. 

 

http://www.ecy.wa.gov/fs/
https://fortress.wa.gov/ecy/gsp/SiteSearchPage.aspx
KMahoney
Text Box
Skansie Ministorage |  PL-SPR-19-0010 et al
Hearing Examiner
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Kennith George, Associate Planner 

September 11, 2019 

Page 2 

 

WATER QUALITY/WATERSHED RESOURCES UNIT: 

Chris Montague-Breakwell (360) 407-6364 
 

Erosion control measures must be in place prior to any clearing, grading, or construction.  

These control measures must be effective to prevent stormwater runoff from carrying soil 

and other pollutants into surface water or stormdrains that lead to waters of the state.  Sand, 

silt, clay particles, and soil will damage aquatic habitat and are considered to be pollutants. 

 

Any discharge of sediment-laden runoff or other pollutants to waters of the state is in 

violation of Chapter 90.48 RCW, Water Pollution Control, and WAC 173-201A, Water 

Quality Standards for Surface Waters of the State of Washington, and is subject to 

enforcement action. 

 

Construction Stormwater General Permit: 

The following construction activities require coverage under the Construction Stormwater 

General Permit: 

 

1. Clearing, grading and/or excavation that results in the disturbance of one or more 

acres and discharges stormwater to surface waters of the State; and  

2. Clearing, grading and/or excavation on sites smaller than one acre that are part of a 

larger common plan of development or sale, if the common plan of development or 

sale will ultimately disturb one acre or more and discharge stormwater to surface 

waters of the State. 

a) This includes forest practices (including, but not limited to, class IV conversions) 

that are part of a construction activity that will result in the disturbance of one or 

more acres, and discharge to surface waters of the State; and 

3. Any size construction activity discharging stormwater to waters of the State that 

Ecology: 

a) Determines to be a significant contributor of pollutants to waters of the State of 

Washington. 

b) Reasonably expects to cause a violation of any water quality standard. 

 

If there are known soil/ground water contaminants present on-site, additional information 

(including, but not limited to: temporary erosion and sediment control plans; stormwater 

pollution prevention plan; list of known contaminants with concentrations and depths found; 

a site map depicting the sample location(s); and additional studies/reports regarding 

contaminant(s)) will be required to be submitted.    

 

You may apply online or obtain an application from Ecology's website at: 

http://www.ecy.wa.gov/programs/wq/stormwater/construction/ - Application.  Construction 

site operators must apply for a permit at least 60 days prior to discharging stormwater from 

construction activities and must submit it on or before the date of the first public notice. 

 

http://www.ecy.wa.gov/programs/wq/stormwater/construction/#Application


Kennith George, Associate Planner 

September 11, 2019 

Page 3 

 

Ecology’s comments are based upon information provided by the lead agency.  As such, they 

may not constitute an exhaustive list of the various authorizations that must be obtained or legal 

requirements that must be fulfilled in order to carry out the proposed action. 

 

If you have any questions or would like to respond to these comments, please contact the 

appropriate reviewing staff listed above. 

 

Department of Ecology 

Southwest Regional Office 

 

(MLD:201904810) 

 

cc: Eva Barber, TCP 

 Derek Rockett, SWM 

 Chris Montague-Breakwell, WQ 

 Randall Chopp (Applicant) 

 Christian Harkson (Contact) 
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WETLAND BUFFER ESTABLISHMENT PROGRAM

Site development planning shall incorporate a “WETLAND BUFFER ESTABLISHMENT
PROGRAM” to ensure that proposed site development would not adversely impact the
physical or biological functions of the identified Category IV Wetland. These actions are
consistent with the provisions of the City of Gig Harbor Chapter 18.08 Critical Areas.
The City of Gig Harbor allows the standard wetland buffer to be altered (18.08.110)
either by (1) quantitative alteration, in which the boundaries of the designated buffer
area are adjusted, so that the actual area within the buffer is altered; or (2) qualitative
alteration, in which permitted activities within the buffer area alter its character. Buffer
width reductions shall be considered by the City on a case-by-case basis to take varying
values of individual portions of a given wetland into consideration. For wetlands that
score less than five (5) points for habitat functions (such as the identified offsite
wetland), the width of the buffer can be reduced if measures to minimize the impacts of
different uses of land are applied.

WETLAND BUFFER ESTABLISHMENT AND RESTORATION

1. Site development shall direct internal lighting away from the restored onsite
buffer and offsite wetland areas.

2. Site development shall locate those activities that generate operational noise (i.e.
facilities office, entrance and exit points) as the northern portion of the project site
– away from the restored onsite buffer and offsite wetland areas.

3. Site development shall implement a storm water treatment and management
program to ensure protection of local water quality.

4. Site development shall implement a program to protect the retained onsite buffer
from the potential encroachment of herbicides, insecticides, and rodenticides.

5. The retained onsite wetland buffer shall be restored through the planting of a
variety of native species and then fenced to restrict human encroachment.

6. The established and restored onsite buffer would not adversely impact the offsite
wetland or local water quality.

7. Proposed site development would not modify hydrology patterns within the offsite
wetland as a result of the regional stormwater system presently along the
southern boundary of the project site – between the project site and the offsite
wetland.

8. The final width of the buffer associated with the offsite wetland shall be
50 feet .

DESCRIPTION OF THE WETLAND BUFFER ESTABLISHMENT PROGRAM

1. Existing invasive species within the established wetland buffer shall be removed.
Invasive species removal actions shall eliminate the canes and roots structures to
the most practicable extent. All removed canes and roots shall be taken to an
approved disposal site.

2. Following initial invasive species removal actions a 12-inch layer of clean, highly
organic topsoil shall be added to the established onsite buffer area.

3. Following the placement of the topsoil the retained buffer shall be planted with a
variety of native trees and shrubs common to the local area. The selected species
would also increase plant community diversity and plant community complexity. The
exposed soil shall be seeded with red fescue or covered with mulch to protect
against local erosion.

4. Temporary and long-term erosion control measures shall be implemented. These
measures include silt fencing during site preparation and seeding of exposed soil
areas.

5. The outer boundary of the established onsite buffer shall be marked with standard
City of Gig Harbor buffer boundary signs at 25-foot intervals. These outer buffer
boundaries shall also be fenced with a split-rail or other City of Gig Harbor approved
fence to limit intrusion into these areas.

6. All onsite activities shall be monitored by the project biologist.
Following the completion of onsite planting activities an Implementation Report shall
be prepared and submitted to the City of Gig Harbor. The Implementation Report
shall include a description of who completed the onsite compensatory actions, a
description of the scope of work completed, a description of work specifications, and
a detailed timeline of completed actions. The Implementation Report shall also
include a project evaluation prepared by the project biologist.

7. Following the approval of the Implementation Report by the City of Gig Harbor a
five-year monitoring program shall be undertaken to assure the success of the
buffer mitigation program. A series of financial guarantees shall also be
implemented to assure that the proposed work is completed and is successful.

GOAL OF THE WETLAND BUFFER ESTABLISHMENT PROGRAM

The GOAL of the WETLAND BUFFER ESTABLISHMENT PROGRAM is to create a
viable plant community within the retained onsite buffer for the identified offsite wetland
to the south of the project site. To achieve the defined GOAL, the following
OBJECTIVES and PERFORMANCE CRITERIA are defined:

Objective A. The established onsite buffer area shall exhibit a scrub/shrub and
sapling tree vegetation class within five years following initial planting.

Performance Criterion #A1: As defined by total plant counts 100% of the trees
and shrubs initially planted within the established onsite buffer shall exhibit
survival through the end of the first growing season following initial planting.

Performance Criterion #A2: As defined by total plant counts 80% of the trees
and shrubs initially planted within the established onsite buffer shall exhibit
survival through the end of the second, third, fourth, and fifth growing seasons
following initial planting.

Performance Criterion #A3: Within the established onsite buffer the presence
of invasive shrubs shall not exceed 10% aerial coverage at the end of the
second, third, fourth, and fifth growing seasons following initial planting.

SELECTED PLANT COMMUNITIES

The plants selected for the established onsite buffer shall be obtained as nursery stock.
These selected species are native and commonly occur in the local area. The plant
species prescribed are selected to increase plant diversity, match present offsite
communities, increase wildlife habitats, and enhance the offsite aquatic environment.

SEEDING/MULCH FOR EXPOSED BUFFER AREA

Seeding for all exposed surfaces within the established wetland buffer shall be
completed within two weeks following the completion of the placement of clean, highly
organic topsoil. If seeding is not effective because of seasonal conditions the exposed
surfaces shall be covered with straw or mulch to protect against adverse erosion.

IMPLEMENTATION INSPECTION

Essential to the success of the WETLAND BUFFER ESTABLISHMENT PROGRAM is
the accurate inspection of onsite activities immediately prior to and during invasive
species removal and the planting of desirable species. These activities include pre-
implementation site inspection, onsite inspection and technical directions, and post-
planting site inspection and evaluation. The pre-implementation site inspection allows
the project team and the project biologist to evaluate and, if necessary, adjust the onsite
implementation steps. These steps include analysis of project site elevation features,
project sequencing and timing, unforeseen required minor modifications to the original
establishment plan, and the establishment of environmental protections (silt fences,
etc.) required during construction. Onsite technical inspection during implementation
and planting activities would be implemented by the project biologist. The project
biologist would perform construction oversight and address minor unforeseen
construction difficulties to assure that the intent of the WETLAND BUFFER
ESTABLISHMENT PROGRAM is met.

The project biologist shall be responsible for ensuring that the species and sizes of
native plants selected and noted within the final planting plan are utilized during
implementation. If selected native species become unavailable, the project biologist
shall consult with City of Gig Harbor Staff for substitute plant species to assure that the
intent of the restoration program is met.

Following the completion of onsite planting activities an Implementation Report shall be
prepared by the project biologist and submitted to the City of Gig Harbor. The
Implementation Report shall include a description of who completed the onsite actions,
a description of the scope of work completed, a description of work specifications, and a
detailed timeline of completed actions. The Implementation Report shall also include a
project evaluation prepared by the project biologist.

IMPLEMENTATION SCHEDULE

PROJECT TASK
Onsite pre-implementation meeting
Placement of protective fencing, final marking, and
identification of work area.
Removal of invasives.
Replacement of clean, highly organic topsoil within
the established buffer.
Seeding/mulching of exposed soils.
Irrigation of mitigation buffer areas.
Planting of onsite buffer and placement of protective
fencing with signs.
Implementation Report to the City of Gig Harbor

TASK SCHEDULE
On or about August 15, 201x
On or about August 30, 201x

On or about September 15, 201x
On or about September 30, 201x

Completed by October 5, 201x
As needed following seeding

On or about November 15, 201x

On or about December 15, 201x

PROJECT MONITORING

Following the successful completion of the Implementation Phase a five-year
monitoring and evaluation program shall be undertaken. The purpose of this monitoring
program is to ensure the success of the selected Compensatory Mitigation Program as
measured by an established set of performance criteria.

The evaluation of the success of the WETLAND BUFFER ESTABLISHMENT
PROGRAM shall be based on the selected 80% plant survival rate. The established
performance criteria shall be applied at the times of yearly monitoring. The survival rate
shall be based on combined counts of initially planted species during vegetation
monitoring.

1. Upon the completion of initial planting and as a part of each monitoring period the
project biologist shall count the number of live plants which were planted within the
established buffer. Plants shall be identified to species and observations of general
plant condition (i.e., plant health, amount of new growth) are to be recorded.

2. Within the established buffer area the project biologist shall determine percent
coverage of vegetation for the scrub/shrub and sapling tree species.

3. Within the established buffer area the project biologist shall count the number of
undesirable invasive shrubs and estimate the aerial coverage (as if the observer
were looking straight down from above) of these invasive shrubs (i.e blackberries,
Scot’s broom).

4. Within the established buffer area the project biologist shall count the number of
desirable "volunteer" plants and estimate the aerial coverage of these plants.

5. The project biologist shall take photographs that show the entire WETLAND
BUFFER ESTABLISHMENT PROGRAM area. During the five year monitoring
period photos shall be taken in the same direction and at the same location to
provide a series of photos. These photos shall show plant growth, plant species,
and plant coverage.

6. Upon the completion of each annual monitoring period the project biologist shall
prepare a report defining methods, observations, and results along with the date the
observations were completed. Each annual monitoring report shall be provided to
the City of Gig Harbor.

MONITORING SCHEDULE

MONITORING
YEAR

YEAR-1

YEAR-2

YEAR-3
YEAR-4
YEAR-5

MAINTENANCE PLAN

Maintenance of the WETLAND BUFFER ESTABLISHMENT PROGRAM area may be
required to assure the long-term health and welfare of the buffer’s environmental
functions. Such maintenance shall be identified during the monitoring period and
undertaken at the direction of the project biologist. The overall objective is to establish
undisturbed plant communities and a stream corridor that do not require maintenance.
Activities may include, but are not limited to, the removal of invasive non-native
vegetation and the irrigation of selected areas.

REMOVAL OF INVASIVE NON-NATIVE VEGETATION

Should the removal of invasive non-native vegetation become necessary, the project
proponent shall contact the City of Gig Harbor environmental staff to establish and
define specific actions to be taken. Resultant contingency plan activities shall be
implemented when the ongoing vegetation monitoring program indicates that plants
listed in the Washington State Noxious Weed List, blackberries, or Scot's broom are
becoming dominant in the community (i.e. greater than 10% aerial coverage). The
following invasive vegetation removal program shall be implemented to ensure the
establishment of desirable plant communities.

MONITORING
YEAR

YEAR-1

YEAR-2

YEAR-3

FIRST REMOVAL
ACTION

on or about March 30,
201x+1

on or about March 30,
201x+2

on or about March 30,
201x+3

SECOND REMOVAL
ACTION

on or about May 30,
201x+1

on or about May 30,
201x+2

on or about May 30,
201x+3

THIRD REMOVAL
ACTION

on or about July
15, 201x+1

on or about July
15, 201x+2

on or about July
15, 201x+3

PLANT COMMUNITY MONITORING

on or about April 15, 201x+1
on or about Sept. 15, 201x+1
on or about April 15, 201x+2

on or about Sept. 15, 201x+2
on or about Sept. 15, 201x+3
on or about Sept. 15, 201x+4
on or about Sept. 15, 201x+5

SUBMITTAL OF MONITORING
REPORT

report due Oct. 7, 201x+1

report due Oct. 7, 201x+2
report due Oct. 7, 201x+3
report due Oct. 7, 201x+4
report due Oct. 7, 201x+5

201x represents the year of buffer mitigation implementation

CONTINGENCY PLAN

As a contingency, should the proposed WETLAND BUFFER ESTABLISHMENT
PROGRAM fail to meet the performance criteria, the project proponent shall undertake
required remedial actions. Where plant survival is the failing component, the project
proponent shall replant and ensure the success of this second planting which would be
held to the same standard of success as measured by performance criteria and
monitoring processes.

Where non-native, invasive vegetation exceeds 10% aerial coverage the project
proponent shall undertake removal actions. Such removal actions shall be completed
using hand tools or pulling the plants by hand to remove the invasive vegetation without
disrupting the soil profile. All cut or pulled vegetation shall be removed from the
restoration area and disposed in an approved location. Herbicides shall only be used
following approval by the City of Gig Harbor environmental staff. All herbicide
application shall be completed by a licensed professional. Should additional remedial
actions be required, the project proponent and project biologist shall meet with the City
of Gig Harbor environmental staff to establish and define actions to be taken to meet the
desired goal of this restoration program.

TEMPORARY IRRIGATION

PLANTING NOTES

All plant materials (to include the erosion control seed mix) utilized within the restoration
area shall be native to the Puget Sound Region. The onsite biologist shall inspect plant
materials to assure the appropriate plant schedule and plant characteristics are met.
The project proponent shall warrant that all plants would remain alive and healthy for a
period of one year following completion of planting activities. The project proponent
shall replace all dead and unhealthy plants with plants of the same specifications.

Plant material selected is drought tolerant or native species. The project proponent shall be responsible for
maintaining and watering all plant material throughout the first growing season and in times of drought.
Temporary irrigation shall be provided via a hose bibs located on the building. Temporary battery operated
zone controlled drip lines shall be run to all landscape areas to provide water to the new plant material until
established for a period of 3 years. It is owner's responsibility to ensure plant material is thriving and healthy
The project proponent shall ensure that a minimum of one (1) inch of water is supplied each week to the
restoration area between May 1 and October 15 for three growing seasons.  The calculated amount of
required water shall include both natural rainfall and temporary irrigation.
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GROUNDCOVER

CUL-DE-SAC SETBACK

S3

S3

S3

CON
PSM PISTHP PSM

S3

S3

S3

S3

S3

S3

S3

S3

THP
PIS

CON

THP

S3

COMMON AREA 2168 SF,
COLORED OR  TEXTURED
PAVEMENT SURFACE, OWNER'S CHOICE

PARK BENCH

S3

S3

S3

S3

S3

S3
S3

CON

S13
S13

S13
S13

S13

S13

S13

S13
S13

S13
S13

S13
S13

S13
S13

S13
S13

S13

S13

S13

S13

S13 S13
S13

S13
S13

S13

S13 S13 S13
S13

S13
S13

S13

S13

S13

S13

S13

S13S13
S13

S13
S13S13S13

S7S15
S15S15S15

S4
S4

S4

S7S7

PSM

CON

CON

S3

S3

S3

S3

S3

S3

S3
S3

S3

S3

S3

S3

S3

S3

S3

S3

S3

S3
S3

S3S3
S3

S3

S3

S3

S3

S3

S3

S3

S3

CON
CON

CON

CON

CON

S3CON

CON

CON

PSM

OPEN SPACE AREA 6172 SF

OPEN SPACE
AREA 6094 SF

PSM

PSM

PSM

PSM

PSM

CON

CON

CON

THP

PIS

PIS

PIS

PSM

OPEN SPACE AREA 898 SF

OPEN SPACE AREA 520 SF

OPEN SPACE AREA 2600 SF

CON

CON

THP

THP

THP

CON

CON

CON

PSM

PSM

THP
PSM

THP

PIS

PIS
CON

CON PSMPIS

THP

THP

20' PERIMETER LANDSCAPE BUFFER - 17.78.070
2,436 SF

1 TREE PER 200 SF= 12 REQUIRED
12 TREES PROPOSED

3 SHRUB PER 200 SF= 37 REQUIRED
37 SHRUBS PROPOSED

GROUNDCOVER

20' PERIMETER LANDSCAPE BUFFER - 17.78.070
1,085 SF

1 TREE PER 200 SF=5 REQUIRED
5 TREES PROPSED

3 SHRUB PER 200 SF= 16 REQUIRED
16 SHRUBS PROPOSED

GROUNDCOVER

20' PERIMETER LANDSCAPE BUFFER - 17.78.070
6,493 SF
1 TREE PER 200 SF= 32 REQUIRED
32 TREES PROPOSED
3 SHRUB PER 200 SF = 97 REQUIRED
97 SHRUBS PROPOSED
GROUNDCOVER

TRASH RECEPTACLE

OPEN SPACE AREA 8067 SF

PIS PIS

S13
S13

ENTRY PLAZA

15'
BSBL

50' WETLAND
BUFFER

CON

5'

24'

24'

HOSE BIB FOR TEMP
IRRIGATION

HOSE BIB FOR TEMP
IRRIGATION

HOSE BIB FOR TEMP
IRRIGATION

4" SLEEVE
FOR IRRIGATION LINE

PERIMETER LANDSCAPE BUFFER - 17.78.070
8,672 SF
1 TREE PER 200 SF=43 REQUIRED
43 TREE PROPOSED
3 SHRUBS PER 200 SF= 130 REQUIRED
130 SHRUBS PROPOSED
GROUNDCOVER

CON

CON

CON

CON

CON

CON

PIS

PIS

PIS

PIS

PIS

PIS

PIS

PSM

PSM

PSM

PSM

PSM

PSM

THP

THP

THP

THP

THP

PSM

PSM

PSM

PSM

PSM

CON

CON

CON
CON

1

2 3

4 5,6 7

REMOVE ALL TREES

T13

T13

T13

T13

T13

SUPERIOR TREE PLANTING
TYPCIAL (5 TREES)

T13'S AND T9'S AT SOUTH
PROPERTY TO ENHANCE BUFFER AREA

TO THE SOUTH
ABOVE REQUIRED CODE

1

2

3
4

5

CON

S13
S13

S13
S13

S13

S13

S13

S13
S13

S13
S13

S13
S13

S13
S13

S13
S13

S13

S13

S13

S13

S13 S13
S13

S13
S13

S13

S13 S13 S13
S13

S13
S13

S13

S13

S13

S13

S13

S13S13
S13

S13
S13S13S13

S7S15
S15S15S15

S4
S4

S4

S7S7

S13
S13

020 20 4010

N

ALTERNATE LANDSCAPE PLAN

S3
74 Rhododendron x 'P.J.M.' or Sim.

P.J.M. Rhododendron
1 Gal.

Douglas fir

Pacific Dogwood
Cornus nuttallii

Western red cedar
Thuja plicata

51

31

Sitka spruce
Picea sitchensis

Pseudotsuga menziesii31

28

2" Cal. Min.

6' Ht. Min.

CON

PIS

PSM

THP

Vine Maple

56

Acer circinatum69 1 Gal.

72 Mahonia aquifolium
Tall Oregon Grape

Symphoricarpos albus
Snowberry

66

DESCRIPTIONQTYSYMBOL SIZE

DESCRIPTIONQTYSYMBOL

TREES  

SIZE

PLANT LEGEND

SHRUBS

T7

9 Thuja o. 'Emerald Green'
Emerald Green Arborvitae

4' Ht. Min.
Full / Compact

6' Ht. Min.

6' Ht. Min.

1 Gal.

1 Gal.

1 Gal.

Arctostyphlos uva-ursi
Kinnikinnick  1 Gal.
@ 24" O.C. Triangular Spacing

Ribes sanguineum
Red Flowering Current

69 1 Gal.

1 - BENCH - COMMERCIAL GRADE, ALL WEATHER MATERIAL - OWNER'S CHOICE

S4

3 Choiysa ternata
Mexican Orange

2 gal.

S7

3 Nandina domestica c. 'Gulf Stream'
Gulf Stream Heavenly Bamboo

2 Gal.

S13
64 Prunus l. 'Mt Vernon'

Mt Vernon Laurel
1 Gal.

S15 4 Viburnum davidii
David's Viburnum

2 Gal.

11 Calamagrostis acutiflora
Karl Forester Grass

1 Gal.

MATURE HEIGHT

Myrica californica
Pacificwax Myrtle

APPLY AT THE RATE OF 120 LBS PER ACRE.
REFER TO THE KEY MAP FOR WETLAND AND UPLAND PLANTING AREAS.

UPLAND BUFFER AREA SOIL MOISTURE CONDITIONS

WETLAND AREA SOIL MOISTURE CONDITIONS

SCIENTIFIC NAME
Agrostis tenuis
Festuca arundinacea
Lolium perenne
Festuca rubra

Agrostis alba
Alopecurus geniculatus

SCIENTIFIC NAME

WETLAND/BUFFER HYDROSEED MIXTURES

COLONIAL BENTGRASS
TALL FESCUE
PERENNIAL RYEGRASS
CREEPING RED FESCUE

COMMON NAME

REDTOP
WATER FOXTAIL

COMMON NAME

15%
40%
30%
15%

PERCENT BY WEIGHT

PERCENT BY WEIGHT
50%
50%

5'-6'

13'-16'

6'-8'

10'-30'

3'-6'

3 1/2'-9'

SITE FURNISHINGS

OPEN SPACE CALCULATION:
TOTAL SITE AREA 94,202 SF X 15% =
14,130 SF REQUIRED
19,830 SF OPEN SPACE PROVIDED

NATURE BY DESIGN

1320 ALAMEDA AVE SUITE B
FIRCREST, WA 98466

253.460.6067
WWW.NATUREBYDESIGN.COM

LANDSCAPE ARCHITECTURE

T	H	E			M	A	R	I	T	I	M	E		C ITY

G I G H A R B O R

SKANSIE MINI STORAGE
5116 89TH ST NW

GIG HARBOR, WA 98332

K. REVISED WETLAND BUFFER TO 50' WIDTH W 15' BSBL

L. REVISED PER AGENCY COMMENTS
M. REVISED PER AGENCY COMMENTS - JULY 7, 2020
N. REVISED PER AGENCY COMMENTS - OCT 24, 2020
O. REVISED TO CHANGE TO ALTERNATE LANDSCAPE PLAN DUE TO REMOVAL OF SIGNIFICANT TREES
P. REVISED TO CHANGE TREE REPLACEMENT LOCATION OF  ALTERNATE LANDSCAPE PLAN
Q. REVISED TO ADD SIGHT DISTANCE TRIANGLES AND RELOCATE REQ STREET TREES OUT OF SDTS 0212021

L1

L1 2

SUNMARK NATIVE ECOTURF

BOTANICAL
NAME

COMMON
NAME

% BY
WEIGHT

SEEDS PER
LB OF MIX

ACTUAL %
BY SEED

SIZE

LBS.
NEEDED

%
REQUESTED

Festuca rubra
rubra

Native Red
Fescue 45.00% 225000 500,000 19.65 35%

Bouteloua gracilis Blue Grama 25.00% 206250 825,000 10.92 35%

Buchate
dactyloides Buffalograss 20.00% 11200 56,000 8.73 3%

Koeteria
macrantha

Prairie
Junegrass 7.00% 162050 2,315,000 3.06 25%

Trifolium
fragiferum

Strawberry
Clover 3.00% 9000 300,000 1.31 2%

1 - TRASH RECEPTACLE - COMMERCIAL GRADE,
     ALL WEATHER MATERIAL-OWNER'S CHOICE

NOTE:
NO SIGNIFICANT VEGETATION ON SITE.
FOR SEVERAL YEARS THIS SITE HAS BEEN
MANAGED  FOR INVASIVES WITH MOWING.

Seeding Rate:
1.00 per 1,000 SF or 43.67 lbs per acre

20'

SIGHT TRIANGLE

SIGHT TRIANGLE

#

08 8 164

N

ENLARGED OPEN SPACE PLAN

T9 2 Thuja plicata
Western Red Cedar

8' HT. Min.
FULL / COMPACT

T13 3 Pseudotsuga mensziesii
Douglas Fir

8' Ht. Min.
FULL / COMPACT

ALTERNATIVE LANDSCAPE PLAN NARRATIVE
The proposed project will remove all seven (7) significant trees in
the southwest area of the project site. The trees must be removed
for storm facility installation and function. These trees have multiple
trunks and are growing outward, which could potentially pose risk to
the storm facility and fence.

According to City requirements we are required to retain 2 of the 7
trees. Unfortunately, based on arborist's recommendations, none of
the trees will survive due to their close proximity to the new
retention pond. This plan proposes superior landscaping by
replacing the required 2 retained  trees located in the back corner
of the lot with 5 evergreen trees (8 feet height at time of planting)
along the south side of the property. These trees will mature to be
up to 150' tall, and will offer more appropriate placement of native
trees for habitat and to enhance the existing buffer to the south.

SUPPLEMENTAL  PLANTINGS FOR
ALTERNATE LANDSCAPE PLAN
SYM. QTY. DESCRIPTION SIZE AT PLANTING

SIGNIFICANT TREES:
1,2,4,5,6,7 - Salix lucida, multi-stem Pacific Willow
3 - Prunus avium, double-stem Wild Cherry
All trees were measured at 5"Ø, 6" above the stem union per
information provided by client arborist:
Austin Gilmore -Austin Gilmore, Arborist LLC
ISA Certified Arborist #PN-7546
AISA Tree Risk Assessment Qualified
RECOMMENDATION: REMOVE ALL

SIGHT TRIANGLE

5

5



GENERAL LANDSCAPE NOTES
1. Contractor is responsible for obtaining all necessary permits from the appropriate agency prior to commencing work. Contractor shall contact Line Locators (811) a min. of 48 hours prior to any digging

or trenching. If there are any discrepancies with existing lines and landscaping, it is the contractor's responsibility to contact the landscape architect and request a site visit to address the conflicts.
Contractor shall comply and conform to any and all local and state codes for work, schedules and any other project related requirements.

2. Contractor shall coordinate directly with the landscape architect for all landscape related issues, concerns, inspections and approvals.  Contractor shall provide the landscape architect with a written
request for a site visit to address any related items.

3. Scope of work shall include any and all specified and unspecified but related incidental work to achieve the design indicated on the landscape plans. All labor, materials, subcontractors, equipment, and
related incidental items shall be supplied and installed to achieve a complete project, unless directed otherwise by the general contractor or landscape architect.

4. Contractor to verify all sub grades are set below required amendments to insure the finished grade will match what is intended by civil or drainage design. All sub grades and finished or final grades
shall be graded to drain to the designed drainage system with positive drainage away from all structures.

5. Grade Preparation:
a. Slopes used for grass plantings or turf shall be less than 3:1 or 33 percent. Otherwise plantings should not require mechanized mowing equipment.

Plant Spacing Provisions.

a. Trees shall be planted on a spacing approximating 30 feet on-center.

b. Shrubs shall be planted on a spacing approximating three feet on-center.

c. Groundcover. Vegetative groundcover shall be installed so that complete coverage will be achieved in three or four years.

i. The spacing of the planting material shall be appropriate to the chosen species based on an approved landscape plan.

ii. Groundcover will be spaced in a manner to achieve a minimum of 75% coverage within three years.

iii. Where a four-inch container is used, groundcover shall be spaced at a minimum of 12 inches on-center. Where a one-gallon container is used, groundcover shall be spaced at a minimum of 24
inches on-center. Groundcover is not required beneath the drip line of shrubs.

d. Turf grass is prohibited as a groundcover in interior parking lot applications and within any perimeter landscape requirement less than 10 feet in width.

Soil Preparation and Mulching.

1. Soil Preparation.

a. Planting beds should be deep tilled to a depth of at least 12 inches. Soils shall be enhanced through the addition of the following materials: bark and forestry by-products, organic matter such as
composted yard waste, organics and other amendments as needed through a soils test.

b. On project sites where topsoil is limited or nonexistent, a minimum depth of 6 (six) inches of sandy loam topsoil should be tilled into the soil to a depth of 12 inches through all planting areas.

c. For all newly planted areas, three cubic yards of composted organic matter per 1,000 square feet of landscape area should be added to a depth of four inches to the top of the soil.

d. Seeded areas shall be fine graded and rolled.

2. Mulching of Newly Planted or Replanted Areas.

a. Mulches must be applied to the following depths: a minimum 3 (three) inches over bare soil, and two inches where plant materials will cover.

b. Mulches must include organic materials, such as wood chips and shredded bark.

c. Nonporous materials, such as plastic sheeting, shall not be used in any area of the landscape because of down-slope erosion and potential soil contamination from herbicide washing.

d. Mulch should be applied regularly to and maintained in all planting areas to assist soils in retaining moisture, reducing weed growth, and minimizing erosion.

7. Contractor shall field layout all plant material and contact the landscape architect for a site visit to approve the layout. Any field modifications shall be done by the landscape architect prior to planting.

8. Contractor shall immediately notify the landscape architect of any poor drainage condition in landscape areas. No standing water shall be permitted in any landscape areas - either on the surface or
below the topsoil. The landscape architect shall coordinate the drainage solution with the general contractor and civil engineer. Once the concerns have been remedied planting shall commence.

9. All groundcover to be planted in a triangular spacing formation, equal in all directions to the centers of the groundcovers in distances indicated in the legend. Contractor shall verify all quantities of
groundcovers by area calculations and spacing requirements.

10. Landscaping is to be per plan. Plant substitutions due to availability or otherwise will be allowed only with landscape architect, owner and agency approval.  Any substitutions will be with material of
similar size, growth characteristics, and quality.

11. All trees must be staked as necessary so as to maintain material in a healthy, vigorous growing condition.

12. Landscaping shall be installed in a professional workmanlike manner that is consistent and accepted throughout the industry. All landscape and irrigation work shall be performed by experienced
persons familiar with scope of project.

13. All landscape material and labor is to be guaranteed for a period of one full year from the time of completion.

14. When planting 'Balled and Burlapped' product, gently place root ball in prepared hole with burlap still on the root ball. Remove all wire from any B&B plant material, cut jute strings and roll burlap off top
of root ball. If burlap is green in color, carefully remove the entire burlap bag and all binding from the root ball.

15. Street trees shall have caliper size of at least 2" measure per American Association of Nurserymen Standards.

16. Street trees shall be high branching with canopy that starts at least 6' above finish grade.

17. All plant I.D. tags are to remain on the plant material until final inspection has been completed. Once approved all plant I.D. tags shall be removed and discarded appropriately.

18. Trees shall be cared for in accordance with the American National Standards Institute (ANSI) standard practices for trees, shrubs and other woody plant maintenance (ANSI 300) in order to allow
them to reach there mature height and form.

19. Pruning of street trees shall be performed per the ANSI 300 standards so as to maintain the natural form of the tree, encourage vigorous growth to a mature spread and height, and avoid weakening
the tree to create a hazard. Street trees shall not be topped pollarded, or otherwise pruned in a manner contrary to these goals, unless there is no practicable alternative that would preserve essential
utility services.

20. Plant material selected is drought tolerant or native species. The project proponent shall be responsible for maintaining and watering all plant material throughout the first growing season and in times
of drought. Temporary irrigation shall be provided via a hose bibs located on the building. Temporary battery operated zone controlled drip lines shall be run to all landscape areas to provide water
to the new plant material until established for a period of 3 years. It is owner's responsibility to ensure plant material is thriving and healthy.

TEMPORARY IRRIGATION

The project proponent shall ensure that a minimum of one (1) inch of water is supplied each week to the restoration area between May 1 and October 15 for three growing seasons.  The calculated
amount of required water shall include both natural rainfall and temporary irrigation.

  2 X BALL DIA.

BACKFILL W/ BACKFILL
MIXTURE AS INDICATED
IN NOTE IN 9" LAYERS.
WATER AND TAMP TO
REMOVE AIR POCKETS

FORM CONTINUOUS
RIM

REMOVE ALL WIRE WRAP
AND PLASTIC WRAP.
REMOVE BURLAP FROM
TOP OF ROOT BALL

NOTES:
1. PLANTING BACKFILL:
50% EXISTING SOIL, 50% 1/4 MINUS
COMPOST, MIXED THOROUGHLY

2. FOR MULCH TYPE SEE
LANDSCAPE NOTES.

3. IF B&B AND BURLAP IS
GREEN IN COLOR. REMOVE COMPLETELY
BEFORE INSTALLING PLANT.

MULCH & TOPSOIL OR AMENDED
BASE, REFER TO LANDSCAPE
NOTES FOR DEPTH

WHEN B&B: REMOVE ALL
WIRE AND ROLL BURLAP
OFF OF TOP OF ROOTBALL

SHRUB PLANTING DETAIL
No Scale

MULCH TO DEPTH
SPECIFIED IN NOTES

WHEN PLANTING ON A STEEP SLOPE,
MAINTAIN PLANT IN VERTICAL
POSITION WITHIN PLANTING PIT.  MAKE
A RIM ON DOWNSLOPE SIDE OF PLANT
PIT TO RETAIN WATER.

3" MULCH

3
4"

6" FROM BASE
OF BRANCHING

1.5"

12"

  2 X BALL DIA.

DECIDUOUS TREE

SCARIFY SIDES OF PIT,
BACKFILL WITH SOIL
MIXTURE INDICATED IN
THE NOTES IN 9"
LAYERS. WATER AND
TAMP TO REMOVE AIR
POCKETS

(2) 2X2 OR 2" DIA. WOOD STAKES
DRIVEN INTO SUBGRADE OR SIM.
METHOD

FORM SAUCER WITH
CONTINUOUS RIM

INTERLOCKING PLASTIC TREE TIES
OR AGENCY APPROVED EQUAL

ENSURE PROPER SUBBASE
EXISTS; CLEAR ALL

CONCRETE AND OTHER
DEBRIS FROM PLANTERS

PRIOR TO BACKFILLING
AND PLANTING

TOPSOIL OR AMENDED BASE, REFER
TO LANDSCAPE NOTES FOR DEPTH

WHEN B&B: REMOVE ALL
WIRE AND ROLL BURLAP
OFF OF TOP OF ROOTBALL

NOTES:
1. PLANTING BACKFILL:
50% EXISTING SOIL, 50% 1/4 MINUS
COMPOST, MIXED THOROUGHLY

2. FOR MULCH TYPE SEE
LANDSCAPE NOTES.

3. IF B&B AND BURLAP IS
GREEN IN COLOR. REMOVE COMPLETELY
BEFORE INSTALLING PLANT.

DECIDUOUS TREE PLANTING &
STAKING DETAIL

No Scale

WHEN PLANTING ON A STEEP SLOPE,
MAINTAIN PLANT IN VERTICAL
POSITION WITHIN PLANTING PIT.  MAKE
A RIM ON DOWNSLOPE SIDE OF PLANT
PIT TO RETAIN WATER.

NATURE BY DESIGN

1320 ALAMEDA AVE SUITE B
FIRCREST, WA 98466

253.460.6067
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LANDSCAPE ARCHITECTURE
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G I G H A R B O R

SKANSIE MINI STORAGE
5116 89TH ST NW

GIG HARBOR, WA 98332

K. REVISED WETLAND BUFFER TO 50' WIDTH W 15' BSBL

L. REVISED PER AGENCY COMMENTS
M. REVISED PER AGENCY COMMENTS - JULY 7, 2020
N. REVISED PER AGENCY COMMENTS - OCT 24, 2020
O. REVISED TO CHANGE TO ALTERNATE LANDSCAPE PLAN DUE TO REMOVAL OF SIGNIFICANT TREES
P. REVISED TO CHANGE TREE REPLACEMENT LOCATION OF  ALTERNATE LANDSCAPE PLAN
Q. REVISED TO ADD SIGHT DISTANCE TRIANGLES AND RELOCATE REQ STREET TREES OUT OF SDTS 0212021
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Skansie Self Storage
Sec 06-Twn12 -Rge 02
Gig Harbor-Washington

GRAPHIC SCALE

0 20 40

1" = 20 FEET

10

1

2

3

4

5 & 6

7

Significant Tree Survey 

1.) Multi stem Pacific willows (Salix lucida) that were measured 5” diameter at 6” above the stem union

2.) Multi stem Pacific willows (Salix lucida) that were measured 5” diameter at 6” above the stem union

3.)    Double stem Wild cherry (Prunus avium)  that was measured 5” diameter at 6” above the stem union. 

4.) Multi stem Pacific willows (Salix lucida) that were measured 5” diameter at 6” above the stem union

5.)  Multi stem Pacific willows (Salix lucida) that were measured 5” diameter at 6” above the stem union

6.)  Multi stem Pacific willows (Salix lucida) that were measured 5” diameter at 6” above the stem union

7.)  Multi stem Pacific willows (Salix lucida) that were measured 5” diameter at 6” above the stem union

Trees located and labeled on site plan in RED

Austin GilmoreAustin 
Gilmore, Arborist LLC 

ISA Certified Arborist #PN-7546
AISA Tree Risk Assessment Qualified

RECEIVED 09 21 2020 CA



12/18/20, 8:06 AMCMC Development Inc Mail - letter

Page 1 of 1https://mail.google.com/mail/u/1?ik=8aba1ec897&view=pt&search=…msg-f%3A1686382983508587275&simpl=msg-f%3A1686382983508587275

Christian Harkson <christian@cmcdevelopmentinc.com>

letter

Austin Gilmore, Arborist LLC <agarborist@gmail.com> Thu, Dec 17, 2020 at 6:55 PM
To: Christian Harkson <christian@cmcdevelopmentinc.com>

Austin Gilmore, Arborist LLC
PO Box 467
Wauna, WA 98395
(253) 973-5153 
AGarborist@gmail,com
www.AGarborist.com

Christian,
This is in response to my site visit to the property on the southwest corner of Skansie Ave & 89th St NW in June 2020. 
Trees #1,4,5,6 & 7 need to be removed because grading will be done for a retention pond where they currently stand. 
Tree #2 & 3 are just outside of where the grading will be done, although there is a retaining wall  being installed in 
close proximity to the two trees. When this retaining wall is to be constructed, it is most likely about half of the root 
system of tree #2 & 3 will be severely damaged or removed in the process. Even if the trees were to survive this and 
kept growing, the stability of these trees would be extremely compromised. I  recommend Tree #2 & 3 be removed 
along with #1, 4, 5, 6, & 7.

Austin Gilmore
ISA Certified Arborist #PN-7546A
ISA Tree Risk Assessment Qualified

PastedGraphic-1.pdf
128K

http://www.agarborist.com/
https://mail.google.com/mail/u/1?ui=2&ik=8aba1ec897&view=att&th=17673c637f4af30b&attid=0.1.1&disp=attd&safe=1&zw
AndrewsC
Received



KMahoney
Text Box
Skansie Ministorage |  PL-SPR-19-0010 et al
Hearing Examiner

Exhibit L



KMahoney
Text Box
Skansie Ministorage |  PL-SPR-19-0010 et al
Hearing Examiner

Exhibit M









Scanned with CamScanner

Refer to GHMC 18.04.115 for the requirements necessary to deem an
environmental checklist complete. This checklist is absent full, complete
responses to each question as well as the date the form was completed.
SEPA cannot be completed absent this information.

September 14th, 2019 

AndrewsC
Typewritten Text
RECEIVED 02 21 2020

KMahoney
Text Box
Mitigated Determination of Nonsignificance (MDNS)
PL-SEPA-19-0014
Reference No. 1
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Scanned with CamScanner

54%

Christian Harkson 




Scanned with CamScanner

The source of runoff will be coming from downspouts and catch basins. All water will be collected and routed to the retention pond in the southwest corner of the property. The retention pond will flow into a city conveyance system.   



Scanned with CamScanner



Scanned with CamScanner
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Employment Center (EC) 

Christian Harkson 




Scanned with CamScanner

0 (N/A) 

It is allowed conditionally based off property zoning/ land use

N/A 

Christian Harkson 


Christian Harkson 


Christian Harkson 
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Scanned with CamScanner

We will be adding curb, gutter, sidewalk, pedestrian pathway, and street lights. 

AM peak hour trips: IN: 4  OUT:3
PM peak hour trips: IN 5 OUT: 5 

93 Trips per day
Data and transportation models included in traffic report. 
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September 14th, 2019 

Christian Harkson 
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HABITAT TECHNOLOGIES      
 

 
wetlands, streams, fisheries, wildlife – mitigation and permitting solutions 

P.O. Box 1088, Puyallup, Washington 98371 
253-845-5119     contact@habitattechnologies.net 

April 9, 2019 
REVISED October 16, 2020 
 
Mr. Randy Chopp, President 
@CMC Development Inc. 
e-mail   rcbuildit@comcast.net 
 

WETLAND BUFFER ESTABLISHMENT 
PROGRAM 

 
89th Street Storage Facility 

Parcel 0221066003, City of Gig Harbor, Pierce County 
This document has been revised to incorporate comments provided 

 by City of Gig Harbor staff review. 
 

Dear Mr. Chopp, 
 
Outlined below is the Wetland Buffer Establishment Program to be implemented as a 
part of the development of the 89th Street Storage Facility located along the western 
side of Skansie Avenue (Bujachich Road NW within the City of Gig Harbor, Pierce 
County, Washington (part of Section 06 Township 21 N Range 02 East. W.M.) (Figure 
1). 
 
The onsite assessment of the wetlands and potential other critical areas was completed 
following the methods and procedures defined in the Corps of Engineers Wetland 
Delineation Manual (United States Army Corps of Engineers, 1987) with the Regional 
Supplement to the Corps of Engineers Wetland Delineation Manual: Western 
Mountains, Valleys, and Coast Region (United States Army Corps of Engineers, 2010); 
the Washington State Wetland Rating System for Western Washington: 2014 Update 
Publication #14-06-029 (Hruby, 2014), the State of Washington Department of Natural 
Resources (WDNR) Forest Practice Rules (WAC 222-16-030), and the City of Gig 
Harbor Chapter 18.  The findings of this assessment were presented in Critical Areas 
Assessment, 89th Street Storage Facility, Parcel 0221066003, City of Gig Harbor, Pierce 
County dated August 17, 2017.  These findings were subsequently verified by the City 
of Gig Harbor. 
 
PROJECT SITE DESCRIPTION 
 
The project site was composed of an existing, irregularly shaped parcel approximately 
2.2-acres in total size.  The project site was vacant, was zoned as “industrial land,” and 
located within a well urbanized area of the City of Gig Harbor.  The project site had 
undergone prior land use manipulations to include forest harvest, clearing and grading 
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actions, internal fill placements, adjacent public and private roadway and utility 
developments, the routing of seasonal surface water runoff within constructed public 
stormwater facilities, and the development of adjacent properties.  The project site was 
dominated by a mixed upland plant community composed of a variety of primarily 
invasive shrubs, sapling deciduous trees, herbs, and grasses.  Blackberry (Rubus ssp.) 
and Scots broom (Cytisus scoparius) thickets that had become well established 
following prior clearing and grading actions.  Prior clearing and grading actions had also 
created a shallow depression in the southeastern corner of the project site for temporary 
stormwater quality treatment and local water quality protection. 
 
Directions to Project Site:  From Rosedale Street as it passes westerly under SR16 
existing to the north onto Skansie Avenue.  Continue generally northerly on Skansie 
Avenue to the project site located at the southwestern corner of the intersection of 
Skansie Avenue and 89th Street NW.  
 
 

WETLANDS AND OTHER CRITICAL AREAS 
 
WETLANDS 
 
Onsite: As defined following a series of onsite assessments completed between the 
spring of 2016 and continuing through July 2017 (as well as a series of prior 
assessments), no portion of the project site was identified to exhibit all three of the 
established criteria for designation as “wetland.”  The majority of the project site had 
been modified by prior clearing and grading.  These actions had generally leveled the 
majority of the project site and had created a temporary water quality 
detention/treatment area in the southeastern corner of the project site.  The created 
temporary water quality detention/treatment area receives seasonal stormwater runoff 
directed to the area from the project site.  This area also received irregular seasonal 
stormwater overflow from the roadside ditch along Skansie Avenue during periods of 
heavy seasonal rainfall.   
 
The creation of the stormwater system also included the excavation of a narrow ditch to 
direct seasonal stormwater runoff to the south to enter the City of Gig Harbor 
Stormwater Conveyance System directly south of the southern boundary of the project 
site.  This conveyance system directs surface water runoff to the west and does not 
allow for the passage of seasonal surface water further south.  As such, onsite 
assessment did not identify a surface water connection between the project site and the 
offsite wetland to the south of the project site. 
 
As defined by the character of the soil within the southeastern corner of the project site 
the temporary water quality detention/treatment area and excavated ditch appear best 
defined as intentionally created within an upland area.  The 2008 for the City of Gig 
Harbor Public Works Maintenance Facility (see Public Works Maintenance Facility – 
Wetland Analysis Report prepared by Grette Associates and dated November 2008, 
unpublished) identified a potential City of Gig Harbor Category III Wetland within this 
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area.  However, the 2008 assessment did not include specific onsite assessment of 
hydrology, vegetation, or soils. 
 
Offsite:  As identified within the 2008 for the City of Gig Harbor Public Works 
Maintenance Facility (see Public Works Maintenance Facility – Wetland Analysis Report 
prepared by Grette Associates and dated November 2008, unpublished) a small City of 
Gig Harbor Category III Wetland (Wetland A) was located to the south of the 
southeastern portion of the project site.  This wetland was defined as palustrine, scrub-
shrub, seasonally saturated and approximately 458 square feet in total size.  In the 
2008 assessment the standard City buffer for this wetland was identified as 80 feet in 
width and to encroach a short distance onto the southern edge of the project site.   
 
However, since the 2008 Grette Associates LLC report the City of Gig Harbor has 
adopted modifications to the Municipal Code which have included the adoption of the 
WDOE 2014 Version of the Wetland Rating System (Hruby 2014) and modifications to 
the standard buffer widths – both in terms of total habitat points and proposed land use 
intensities.  Following the offsite wetland rating techniques Wetland A was defined as a 
City of Gig Harbor Category IV Wetland using the 2014 Version of the Wetland Rating 
System (14 total points to include 3 habitat points).  The standard City of Gig Harbor 
buffer for a Category IV Wetland is 50 feet (high intensity land use), 40 feet (moderate 
intensity land use), and 25 feet (low intensity land use). 
 
STREAMS 
 
Onsite assessments completed in 2016 and 2017, along with prior assessments, did not 
identify any areas exhibiting field characteristics of a “stream” within or immediately 
adjacent to the project site. 
 
FISH AND WILDLIFE HABITAT CONSERVATION AREAS 
 
The project site and in particular the wetland complex located well offsite to the west 
was identified to provide habitats for a variety of locally common wildlife species.  One 
of these species identified offsite is listed as State monitored (great blue heron) and one 
of these species identified offsite is listed as State candidate (pileated woodpecker).  
However, none of these species are listed as City of Gig Harbor “species of local 
importance.” 
 
These assessments did not identify any habitats within or immediately adjacent to the 
project site with which federal or state endangered, threatened, and sensitive species of 
fish, wildlife and plants have a primary association and which, if altered, may reduce the 
likelihood that the species will maintain and reproduce over the long term.  These 
assessments also did not identify any City of Gig Harbor habitats or species of local 
importance within or immediately adjacent to the project site (1) with which state-listed 
monitor or candidate species or federally listed candidate species have a primary 
association and which, if altered, may reduce the likelihood that the species will 
maintain and reproduce over the long term; (2) special habitat areas which are 
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infrequent in occurrence in the city of Gig Harbor; (3) commercial and public 
recreational shellfish areas; (4) kelp and eelgrass beds; (5) herring and smelt spawning 
areas; (6) naturally occurring ponds under 20 acres and their submerged aquatic beds 
that provide fish or wildlife habitat; (7) lakes, ponds and streams planted with fish by a 
governmental agency, and agency-sponsored group or tribal entity; or (8) state natural 
area preserves and natural resource conservation areas. 
 
 

SELECTED DEVELOPMENT ACTION 
 
The Selected Development Action for project site presently focuses on the development 
of a Storage Facility consistent with the City of Gig Harbor Comprehensive Plan, local 
zoning, and the Critical Areas Ordinance.  This development action would not require an 
adverse impact to wetlands or other City of Gig Harbor identified critical areas.  In 
addition, the formalization of the onsite stormwater facilities within the southeastern 
corner of the project site would also incorporate a protective buffer area for a wetland 
identified offsite to the south through buffer enhancement/reduction onsite.   
 
 
WETLAND BUFFER ESTABLISHMENT PROGRAM 
 
The City of Gig Harbor allows the standard wetland buffer to be altered (18.08.110) 
either by (1) quantitative alteration, in which the boundaries of the designated buffer 
area are adjusted, so that the actual area within the buffer is altered; or (2) qualitative 
alteration, in which permitted activities within the buffer area alter its character.  Buffer 
width reductions shall be considered by the City on a case-by-case basis to take varying 
values of individual portions of a given wetland into consideration.  For wetlands that 
score less than five (5) points for habitat functions (such as the identified offsite 
wetland), the width of the buffer can be reduced if measures to minimize the impacts of 
different uses of land are applied, as summarized in the following table. 
 

Examples of 
Disturbance 

Activities That Cause 
Disturbances Examples of Measures to Minimize Impacts 

Lights Parking lots, warehouses, 
manufacturing, residential 

Direct lights away from wetland. 

Noise Manufacturing, residential Locate activity that generates noise away 
from wetland. 

Toxic runoff Parking lots, roads, 
manufacturing, residential 
areas, application of 
agricultural pesticides, 
landscaping 

Route all new, untreated runoff away from 
wetland while ensuring wetland is not 
dewatered. 
Establish covenants limiting use of 
pesticides within 150 ft. of wetland. 
Apply integrated pest management. 
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Examples of 
Disturbance 

Activities That Cause 
Disturbances Examples of Measures to Minimize Impacts 

Stormwater 
runoff 

Parking lots, roads, 
manufacturing, residential 
areas, commercial, 
landscaping 

Retrofit storm water detention and 
treatment for roads and existing adjacent 
development. 
Prevent channelized flow from lawns that 
directly enters the buffer. 

Change in 
water regime 

Impermeable surfaces, 
lawns, tilling 

Infiltrate or treat, detain, and disperse into 
buffer new runoff from impervious surfaces 
and new lawns. 

Pets and 
human 
disturbance 

Residential areas Use privacy fencing; plant dense 
vegetation to delineate buffer edge and to 
discourage disturbance using vegetation 
appropriate for the ecoregion; place 
wetland and its buffer in a separate tract. 

Dust Tilled fields Use best management practices to control 
dust. 

This is not a complete list of mitigation measures.  Additional mitigation measures that 
minimize impacts may be proposed. 

 
 

WETLAND BUFFER ESTABLISHMENT PROGRAM 
 
Site development planning shall incorporate a “WETLAND BUFFER ESTABLISHMENT 
PROGRAM” to ensure that proposed site development would not adversely impact the 
physical or biological functions of the identified Category IV Wetland.  These actions are 
consistent with the provisions of the City of Gig Harbor Chapter 18.08 Critical Areas. 
 
WETLAND BUFFER ESTABLISHMENT AND RESTORATION 
 

1. Site development shall direct internal lighting away from the restored onsite 
buffer and offsite wetland areas.  

 
2. Site development shall locate those activities that generate operational noise (i.e. 

facilities office, entrance and exit points) as the northern portion of the project site 
– away from the restored onsite buffer and offsite wetland areas.   
 

3. Site development shall implement a storm water treatment and management 
program to ensure protection of local water quality.   
 

4. Site development shall implement a program to protect the retained onsite buffer 
from the potential encroachment of herbicides, insecticides, and rodenticides.   
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5. The retained onsite wetland buffer shall be restored through the planting of a 

variety of native species and then fenced to restrict human encroachment.   
 

6. The established and restored onsite buffer would not adversely impact the offsite 
wetland or local water quality.   
 

7. Proposed site development would not modify hydrology patterns within the offsite 
wetland as a result of the regional stormwater system presently along the 
southern boundary of the project site – between the project site and the offsite 
wetland.   
 

8. The final width of the buffer associated with the offsite wetland shall be retained 
at the standard City of Gig Harbor high density buffer of 50 feet.  In addition a 15-
foot building setback shall also be established along the outer boundary of the 
standard buffer.    

 
 

DESCRIPTION OF THE WETLAND BUFFER ESTABLISHMENT 
 
1. Existing invasive species within the established wetland buffer shall be removed.  

Invasive species removal actions shall eliminate the canes and roots structures to 
the most practicable extent.  All removed canes and roots shall be taken to an 
approved disposal site.   

 
2. Following initial invasive species removal actions a 12-inch layer of clean, highly 

organic topsoil shall be added to the established onsite buffer area.   
 

3. Following the placement of the topsoil the retained buffer shall be planted with a 
variety of native trees and shrubs common to the local area.  The selected species 
would also increase plant community diversity and plant community complexity.  The 
exposed soil shall be seeded with red fescue or covered with mulch to protect 
against local erosion. 

 
4. Temporary and long-term erosion control measures shall be implemented.  These 

measures include silt fencing during site preparation and seeding of exposed soil 
areas. 

 
5. The outer boundary of the established onsite buffer shall be marked with standard 

City of Gig Harbor buffer boundary signs at 25-foot intervals.  These outer buffer 
boundaries shall also be fenced with a split-rail or other City of Gig Harbor approved 
fence to limit intrusion into these areas.   
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6. All onsite activities shall be monitored by the project biologist.  
Following the completion of onsite planting activities an Implementation Report shall 
be prepared and submitted to the City of Gig Harbor.  The Implementation Report 
shall include a description of who completed the onsite compensatory actions, a 
description of the scope of work completed, a description of work specifications, and 
a detailed timeline of completed actions.  The Implementation Report shall also 
include a project evaluation prepared by the project biologist. 

 
7. Following the approval of the Implementation Report by the City of Gig Harbor a 

five-year monitoring program shall be undertaken to assure the success of the 
buffer mitigation program.  A series of financial guarantees shall also be 
implemented to assure that the proposed work is completed and is successful. 

 
 
GOAL OF THE WETLAND BUFFER ESTABLISHMENT PROGRAM 
 
The GOAL of the WETLAND BUFFER ESTABLISHMENT PROGRAM is to create a 
viable plant community within the retained onsite buffer for the identified offsite wetland 
to the south of the project site.  To achieve the defined GOAL, the following 
OBJECTIVES and PERFORMANCE CRITERIA are defined: 
 
Objective A.  The established onsite buffer area shall exhibit a scrub/shrub and 
sapling tree vegetation class within five years following initial planting. 

 
Performance Criterion #A1:  As defined by total plant counts 100% of the trees 

and shrubs initially planted within the established onsite buffer shall exhibit 
survival through the end of the first growing season following initial planting. 

 
Performance Criterion #A2:  As defined by total plant counts 80% of the trees 

and shrubs initially planted within the established onsite buffer shall exhibit 
survival through the end of the second, third, fourth, and fifth growing seasons 
following initial planting. 

 
Performance Criterion #A3:  Within the established onsite buffer the presence 

of invasive shrubs shall not exceed 10% aerial coverage at the end of the 
second, third, fourth, and fifth growing seasons following initial planting. 

 
 
 
SELECTED PLANT COMMUNITIES 
 
The plants selected for the established onsite buffer shall be obtained as nursery stock.  
These selected species are native and commonly occur in the local area.  The plant 
species prescribed are selected to increase plant diversity, match present offsite 
communities, increase wildlife habitats, and enhance the offsite aquatic environment. 
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NUMBER 
NEEDED 

COMMON NAME 
  SCIENTIFIC NAME 

SIZE 

1 Big leaf maple -   Acer macrophyllum 2 gallon 
1 Western dogwood -   Cornus nattallii 2 gallon 
1 Sitka spruce -   Picea sitchensis 2 gallon 
2 Douglas fir -   Pseudotsuga menziesii 2 gallon 
2 Western red cedar -  Thuja plicata 2 gallon 
7 Total Trees  
   
1 Vine maple -  Acer circinatum 1 gallon 
1 Tall Oregon grape -  Berberis aquifolium 1 gallon 
3 Salal -  Gaultheria shallon 1 gallon 
1 Oceanspray -  Holodiscus discolor 1 gallon 
1 Red flowering currant -  Ribes sanguineum 1 gallon 
5 Wild rose -  Rosa gymnocarpa 1 gallon 
3 Snowberry -  Symphoricarpus albus 1 gallon 

15 Total Shrubs  
 
 
SEEDING/MULCH FOR EXPOSED BUFFER AREA 
 
Seeding for all exposed surfaces within the established wetland buffer shall be 
completed within two weeks following the completion of the placement of clean, highly 
organic topsoil.  If seeding is not effective because of seasonal conditions the exposed 
surfaces shall be covered with straw or mulch to protect against adverse erosion. 
 
 
IMPLEMENTATION INSPECTION 
 
Essential to the success of the WETLAND BUFFER ESTABLISHMENT PROGRAM is 
the accurate inspection of onsite activities immediately prior to and during invasive 
species removal and the planting of desirable species.  These activities include pre-
implementation site inspection, onsite inspection and technical directions, and post-
planting site inspection and evaluation.  The pre-implementation site inspection allows 
the project team and the project biologist to evaluate and, if necessary, adjust the onsite 
implementation steps.  These steps include analysis of project site elevation features, 
project sequencing and timing, unforeseen required minor modifications to the original 
establishment plan, and the establishment of environmental protections (silt fences, 
etc.) required during construction.  Onsite technical inspection during implementation 
and planting activities would be implemented by the project biologist.  The project 
biologist would perform construction oversight and address minor unforeseen 
construction difficulties to assure that the intent of the WETLAND BUFFER 
ESTABLISHMENT PROGRAM is met.   



 
    9 

    16118 

 
The project biologist shall be responsible for ensuring that the species and sizes of 
native plants selected and noted within the final planting plan are utilized during 
implementation.  If selected native species become unavailable, the project biologist 
shall consult with City of Gig Harbor Staff for substitute plant species to assure that the 
intent of the restoration program is met.   
 
Following the completion of onsite planting activities an Implementation Report shall be 
prepared by the project biologist and submitted to the City of Gig Harbor.  The 
Implementation Report shall include a description of who completed the onsite actions, 
a description of the scope of work completed, a description of work specifications, and a 
detailed timeline of completed actions.  The Implementation Report shall also include a 
project evaluation prepared by the project biologist. 
 
 
IMPLEMENTATION SCHEDULE 
 

PROJECT TASK TASK SCHEDULE 
Onsite pre-implementation meeting On or about August 15, 201x 
Placement of protective fencing, final marking, and 
identification of work area. 

On or about August 30, 201x 

Removal of invasives. On or about September 15, 201x 
Replacement of clean, highly organic topsoil within 
the established buffer. 

On or about September 30, 201x 

Seeding/mulching of exposed soils. Completed by October 5, 201x 
Irrigation of mitigation buffer areas. As needed following seeding 
Planting of onsite buffer and placement of protective 
fencing with signs.   

On or about November 15, 201x 

Implementation Report to the City of Gig Harbor On or about December 15, 201x 
 
 
PROJECT MONITORING 
 
Following the successful completion of the Implementation Phase a five-year 
monitoring and evaluation program shall be undertaken.  The purpose of this monitoring 
program is to ensure the success of the selected Compensatory Mitigation Program as 
measured by an established set of performance criteria.   
 
The evaluation of the success of the WETLAND BUFFER ESTABLISHMENT 
PROGRAM shall be based on the selected 80% plant survival rate.  The established 
performance criteria shall be applied at the times of yearly monitoring.  The survival rate 
shall be based on combined counts of initially planted species during vegetation 
monitoring.    
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1. Upon the completion of initial planting and as a part of each monitoring period the 
project biologist shall count the number of live plants which were planted within the 
established buffer.  Plants shall be identified to species and observations of general 
plant condition (i.e., plant health, amount of new growth) are to be recorded.   

 
2. Within the established buffer area the project biologist shall determine percent 

coverage of vegetation for the scrub/shrub and sapling tree species. 
 
3. Within the established buffer area the project biologist shall count the number of 

undesirable invasive shrubs and estimate the aerial coverage (as if the observer 
were looking straight down from above) of these invasive shrubs (i.e blackberries, 
Scot’s broom). 

 
4. Within the established buffer area the project biologist shall count the number of 

desirable "volunteer" plants and estimate the aerial coverage of these plants. 
 
5. The project biologist shall take photographs that show the entire WETLAND 

BUFFER ESTABLISHMENT PROGRAM area.  During the five year monitoring 
period photos shall be taken in the same direction and at the same location to 
provide a series of photos.  These photos shall show plant growth, plant species, 
and plant coverage. 

 
6. Upon the completion of each annual monitoring period the project biologist shall 

prepare a report defining methods, observations, and results along with the date the 
observations were completed.  Each annual monitoring report shall be provided to 
the City of Gig Harbor.   

 
 
MONITORING SCHEDULE 

 
MONITORING 

YEAR 
PLANT COMMUNITY MONITORING SUBMITTAL OF MONITORING 

REPORT 

YEAR-1 on or about April 15, 201x+1  
  on or about Sept. 15, 201x+1 report due Oct. 7, 201x+1 

YEAR-2 on or about April 15, 201x+2  
  on or about Sept. 15, 201x+2 report due Oct. 7, 201x+2 

YEAR-3 on or about Sept. 15, 201x+3 report due Oct. 7, 201x+3 
YEAR-4 on or about Sept. 15, 201x+4 report due Oct. 7, 201x+4 
YEAR-5 on or about Sept. 15, 201x+5 report due Oct. 7, 201x+5 

201x represents the year of buffer mitigation implementation 
 
 
MAINTENANCE PLAN 
 
Maintenance of the WETLAND BUFFER ESTABLISHMENT PROGRAM area may be 
required to assure the long-term health and welfare of the buffer’s environmental 
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functions.  Such maintenance shall be identified during the monitoring period and 
undertaken at the direction of the project biologist.  The overall objective is to establish 
undisturbed plant communities and a stream corridor that do not require maintenance.  
Activities may include, but are not limited to, the removal of invasive non-native 
vegetation and the irrigation of selected areas.   
 
REMOVAL OF INVASIVE NON-NATIVE VEGETATION 
 
Should the removal of invasive non-native vegetation become necessary, the project 
proponent shall contact the City of Gig Harbor environmental staff to establish and 
define specific actions to be taken.  Resultant contingency plan activities shall be 
implemented when the ongoing vegetation monitoring program indicates that plants 
listed in the Washington State Noxious Weed List, blackberries, or Scot's broom are 
becoming dominant in the community (i.e. greater than 10% aerial coverage).  The 
following invasive vegetation removal program shall be implemented to ensure the 
establishment of desirable plant communities. 
 

MONITORING 
YEAR 

FIRST REMOVAL 
ACTION 

SECOND REMOVAL 
ACTION 

THIRD REMOVAL 
ACTION 

YEAR-1 on or about March 30, 
201x+1 

on or about May 30, 
201x+1 

on or about July 
15, 201x+1 

YEAR-2 on or about March 30, 
201x+2 

on or about May 30, 
201x+2 

on or about July 
15, 201x+2 

YEAR-3 on or about March 30, 
201x+3 

on or about May 30, 
201x+3 

on or about July 
15, 201x+3 

 
 
CONTINGENCY PLAN 
 
As a contingency, should the proposed WETLAND BUFFER ESTABLISHMENT 
PROGRAM fail to meet the performance criteria, the project proponent shall undertake 
required remedial actions.  Where plant survival is the failing component, the project 
proponent shall replant and ensure the success of this second planting which would be 
held to the same standard of success as measured by performance criteria and 
monitoring processes.   
 
Where non-native, invasive vegetation exceeds 10% aerial coverage the project 
proponent shall undertake removal actions.  Such removal actions shall be completed 
using hand tools or pulling the plants by hand to remove the invasive vegetation without 
disrupting the soil profile.  All cut or pulled vegetation shall be removed from the 
restoration area and disposed in an approved location.  Herbicides shall only be used 
following approval by the City of Gig Harbor environmental staff.  All herbicide 
application shall be completed by a licensed professional.  Should additional remedial 
actions be required, the project proponent and project biologist shall meet with the City 
of Gig Harbor environmental staff to establish and define actions to be taken to meet the 
desired goal of this restoration program.   
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TEMPORARY IRRIGATION 
 
The project proponent shall ensure that a minimum of one (1) inch of water is 
supplied each week (if needed) to the onsite buffer area between May 1 and October 
15 for a least the first two years following initial planting.  The calculated amount of 
required water shall include both natural rainfall and temporary irrigation.  The need for 
additional years of irrigation shall be determined based on site conditions and overall 
plant survival.  The amount of water supplied to the onsite buffer area shall be 
increased if onsite monitoring defines such a need. 
 
PLANTING NOTES 
 
All plant materials (to include the erosion control seed mix) utilized within the restoration 
area shall be native to the Puget Sound Region.  The onsite biologist shall inspect plant 
materials to assure the appropriate plant schedule and plant characteristics are met.  
The project proponent shall warrant that all plants would remain alive and healthy for a 
period of one year following completion of planting activities.  The project proponent 
shall replace all dead and unhealthy plants with plants of the same specifications. 
 
FINANCIAL GUARANTEE 
 
Financial guarantee would be provided for this project and would be defined in two 
parts.  Part One (Construction Guarantee) would be associated with the initial onsite 
compensation elements of the proposed plan.  Part Two (Performance Guarantee) 
would be associated with the monitoring and reporting elements of the proposed 
compensation plan.  These bonds would be held by the City of Gig Harbor and be equal 
to 125% of the actual estimated costs for identified activities.  This increased 
percentage would allow for adequate funds to be available as a contingency should 
actions be required to meet the goals of these plans.   
 
Implementation Guarantee 

TASK ASSOCIATED COST 
Clean topsoil (20 yds @ $10yd) $ 200.00 
Removal and disposal of invasives (4 person crew, 2 hours) $ 300.00 
7 trees and installation ($20/each) $ 140.00 
15 shrubs and installation ($15/each) $ 225.00 
Outer buffer boundary fence and installation ($12/linear foot) $ 200.00 
Temporary irrigation systems $ 200.00 
Onsite biologist (8 hours at $120/hr) $ 1,000.00 
Production of Implementation Report (4 hrs at $120/hr). $ 480.00 

SUB-TOTAL $2,745.00 
Required 25% contingency $ 686.25 

IMPLEMENTATION GUARANTEE TOTAL $ 3,431.25 
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Performance Guarantee 

TASK ASSOCIATED COST 
Year-One onsite monitoring with expenses 

Two times for plants, Annual report with photos 
$ 700.00 

Year-Two onsite monitoring with expenses 
Two times for plants, Annual report with photos 

$ 700.00 

Year-Three onsite monitoring with expenses 
One time for plants, Annual report with photos 

$ 700.00 

Year-Four onsite monitoring with expenses 
One time for plants, Annual report with photos 

$ 500.00 

Year-Five onsite monitoring with expenses 
One time for plants, FINAL report with photos 

$ 500.00 

Temporary Irrigation Program - One inch of water per week between 
May 1st and October 15th for years one and two.    

 $ 250.00 

Invasive Vegetation Removal - Three times for years one, two, and 
three (each at 1 hrs, 2 person crew)   

$ 400.00 

SUB-TOTAL $3,750.00 
Required 25% contingency $ 937.50 

PERFORMANCE GUARANTEE TOTAL $ 4,687.50 
 

 
 
Thank you for allowing Habitat Technologies the opportunity to assist with your project 
planning 
 
Sincerely,  
 
 
 
Bryan W. Peck 
Wetland Biologist 
 
 
 
Thomas D. Deming, SPWS 
Habitat Technologies 
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FIGURES 
 



Figure 1 Site Vicinity

Map Legend

Habitat Technologies
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The map features are approximate and are intended
only to provide an indication of said feature.
Additional areas that have not been mapped may be
present. This is not a survey. The orthophotos and
other data may not align. Pierce County and Habitat
Technologies assume no liability for variations
ascertained by actual survey. All data is expressly
provided AS IS and WITH ALL FAULTS. Pierce
County and Habitat Technologies make no warranty
of fitness for a particular purpose.
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ATTACHMENTS 
 
 



From: Chad Wallin
To: Kimberly Mahoney
Subject: RE: Wetland Buffer Establishment Program Grette Review Transmittal
Date: Thursday, October 24, 2019 2:41:28 PM

Hi Kim,
 
I am in the process of preparing a scope to review Habitat Technologies’ buffer reduction plan and
noticed an issue with the proposed reduction and the requirements defined in GHMC 18.08.110. 
While this does not appear to significantly impact the proposed project, GHMC 18.08.110 states that
wetland buffers shall not be reduced where the buffer has been degraded as a result of a
documented code violation.  We understand that the City issued a code violation in approximately
2016 for unauthorized clearing grading within the subject property which extended into the wetland
buffer.  Based on this information and GHMC 18.08.110 it appears that the wetland buffer cannot be
reduced.  Per GHMC 18.08.100, Category IV wetlands are subject to a 50-foot buffer and a 15-foot
building setback.  According to the provided site plans, it appears that the standard 50-foot buffer
and 15-foot building setback will not impact the location of the proposed building.  Grette Associates
recommends that the applicant update the site plans to show the standard buffer and building
setback widths are being applied.   Please note that if the revised site plans demonstrate that the
proposed project doesn’t extend into the 50-foot buffer and 15-foot building setback it appears that
this would satisfy any critical areas review and no further actions, with respect to critical areas,
would be necessary.
 
Please give me a call if you have any questions or would like to discuss.
 
Regards,
 
Chad Wallin
Biologist 

GRETTE ASSOCIATESLLC

2102 N 30th, Ste A    Tacoma, WA 98403
253-573-9300 Phone 253-573-9321 Fax
www.gretteassociates.com
 
 
Notice: This communication may contain privileged or other confidential information. If you have
received it in error, please advise the sender by reply email and immediately delete the message and
any attachments without copying or disclosing the contents. Thank you
 

From: Kimberly Mahoney [mailto:MahoneyK@cityofgigharbor.net] 
Sent: Wednesday, October 23, 2019 4:45 PM
To: Chad Wallin
Cc: Christian Harkson; Cindy Andrews
Subject: Wetland Buffer Establishment Program Grette Review Transmittal
 
Hi Chad,
 

mailto:ChadW@gretteassociates.com
mailto:MahoneyK@cityofgigharbor.net
http://www.gretteassociates.com/
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Please find attached the transmittal form for Grette to create a scope for review of the proposed
Skansie Mini Storage Wetland Buffer Establishment Program. The program intends to take
advantage of Code provisions allowing for a reduction in the wetland buffer associated with off-site
Wetland A from 50’ to 40’. Please review the program for conformance and consistency with
applicable provisions and regulations.
 
Christian – as a reminder, this is not an authorization for work. Chad will create a scope and budget
which I will send to you and await payment from Mr. Chopp before Grette’s review is authorized. If
there are questions on the payment process, please direct your questions to Cindy (CC’d).
 
For all other matters, please feel free to reach me directly at the contact information provided
below.
 
Best regards,
 
Kim Mahoney, Associate Planner
Planning Division, Community Development Department
City of Gig Harbor
3510 Grandview St., Gig Harbor, Washington 98335
P: 253.853.7615
www.cityofgigharbor.net
 

http://www.cityofgigharbor.net/


From: Chad Wallin
To: Kimberly Mahoney
Subject: 89th St. Storage - Wetland A Category Changes
Date: Wednesday, October 23, 2019 10:30:16 AM
Attachments: SKMBT_C45119102308010.pdf

Kim,
 
Per our conversation, we have reevaluated Wetland A based on Oct. 2019 conditions. 
 
Our 2017 rating that was prepared in support of the public works operation facility categorized this
wetland as a Category III.  Conditions in 2017 provided a largely undisturbed corridor between
Wetland A and the large undeveloped area to the west.  As a result, the habitat score in the wetland
rating form was 7.  In summary, rating scores were 5 for water quality, 5 for hydrology, and 7 for
habitat which resulted in 17 points.  Category III wetlands are those wetlands scoring between 16
and 19 points.
 
Due to land use changes that have occurred since our previous rating (onsite development, etc.), the
habitat score dropped to a 5 because the undisturbed corridor has largely been removed between
Wetland A and the large undisturbed area to the west.  The values for water quality and hydrology
have changed.  As a result, the classification of Wetland A has been revised to a Category IV (15 total
points).  Category IV wetlands are those features with scores between 9 and 15 points.
 
In conclusion, while we did not identify the inconsistency with the wetland rating in Habitat
Technologies 2017 report and would not have concurred with a Category IV rating in our 2017
review, in Grette’s professional opinion, the appropriate classification based on 2019 conditions
would be a Category IV.  Please see the attached updated wetland rating.
 
Regards,
 
Chad Wallin
Biologist 

GRETTE ASSOCIATESLLC

2102 N 30th, Ste A    Tacoma, WA 98403
253-573-9300 Phone 253-573-9321 Fax
www.gretteassociates.com
 
 
Notice: This communication may contain privileged or other confidential information. If you have
received it in error, please advise the sender by reply email and immediately delete the message and
any attachments without copying or disclosing the contents. Thank you
 

mailto:ChadW@gretteassociates.com
mailto:MahoneyK@cityofgigharbor.net
http://www.gretteassociates.com/
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TECHNICAL MEMORANDUM 

 
Prepared by: Grette AssociatesLLC  June 6, 2018 
  2102 North 30th Street, Ste A 
  Tacoma, WA 98403 
 
Prepared for:   City of Gig Harbor  File No.: 250.001.2047 
  Attention: Kennith George  
  3510 Grandview Street 
  Gig Harbor, WA 98335 
 
Re: 89th St. Storage Facility:  Third-party Review 
 
 
Grette Associates was under contract with the City of Gig Harbor (City) to assist in the review of 
a Critical Areas Assessment Report prepared by Habitat Technologies (the “Report”, dated 
August 17, 2017).  Grette Associates provided comments on the Report to the City on October 
19, 2017 (Grette Associates 2017).  In summary of the review, Grette Associates recommended 
that Grette Associates, City personnel, the applicant, and Habitat Technologies attend a site visit 
to discuss site conditions and come to agreement on the disposition of the potential wetland area. 
A site visit was completed on November 3, 2017 to evaluate site conditions relative to whether 
the area in question contained a regulated wetland per Chapter 18.08 of the Gig Harbor 
Municipal Code (GHMC).  In conclusion, all parties agreed that groundwater within the area in 
question would be monitored for approximately one month to determine if the subject area meets 
wetland hydrology conditions as defined in the U.S. Army Corps of Engineers (USACE) 
Regional Supplement (2010). 
The City received a Hydrology Assessment prepared by Habitat Technologies (the 
“Assessment”, dated December 19, 2017) that provided results of shallow groundwater 
monitoring that occurred between November 25 and December 15, 2017.  A total of four 
monitoring events occurred during the referenced monitoring period.  The City and Grette 
Associates completed a preliminary review of the Assessment and determined that results did not 
provide adequate data to definitively demonstrate that area in question did not meet wetland 
hydrology criteria defined in the Regional Supplement (USACE 2010).   Therefore, the City 
required the applicant to perform additional hydrology monitoring at the seven monitoring 
locations determined during the November 3, 2017 site visit. 
In response to the City’s request for additional hydrology monitoring, Habitat Technologies 
submitted a revised Hydrology Assessment (the “Revised Assessment”, dated May 29, 2018).  
The Revised Assessment documents the results of shallow groundwater monitoring that occurred 
between November 25, 2017 and April 27, 2018 and provides rationale as to why the area in 
question within the subject property does not meet wetland hydrology conditions as defined in 
the USACE Regional Supplement (2010).   
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The table below presents a summary of the NRCS WETS analysis provided in the Revised 
Assessment to compare the climate conditions that occurred during the monitoring period against 
the normal climate conditions during the same time period.   
Table 1. WETS table analysis (Habitat Technologies 2018) 

Preceding 
Month 

WETS Rainfall 
Percentile 
(inches) 

Measured 
Rainfall 
(inches) 

Conditions1 Condition 
Value2 

Month 
Weight Value 

30% 70% 
Sept. 2017 0.41 1.44 1.22  Normal 2 - - 
Oct. 2017 2.79 5.27 5.31 Wet 3 1 3 
Nov. 2017 4.76 7.93 9.51 Wet 3 2 6 
Dec. 2017 4.25 6.81 4.89 Normal 2 3 6 

2017 Monitoring Period Sum: 15 
Jan. 2018 4.47 6.98 8.64 Wet 3 - - 
Feb. 2018 2.45 4.98 2.39 Dry 1 1 1 
Mar. 2018 3.22 5.42 2.08 Dry 1 2 2 
Apr. 2018 2.32 4.17 6.36 Wet 3 3 9 

2018 Monitoring Period Sum: 12 
1 Dry conditions are below 30% WETS table value, Normal conditions are between 30% and 70% of the WETS table values, Wet 
conditions are above 70% of the WETS table value. 
2 Dry equals a value of 1, normal equals a value of 2, wet equals a value of 3 

According to Table 1, the climate conditions observed during the 2017 monitoring period 
indicate that the hydrologic conditions were wetter than normal while the climate conditions 
observed during the 2018 monitoring period indicate that the hydrologic conditions were normal.  
While Table 1 does not incorporate a weight or value for September 2017 or January 2018 
climate data, based on Grette Associates calculations, the hydrologic condition determinations 
stated in the Revised Assessment would not change.   
In addition to reviewing the WETS analysis provided in the Revised Assessment, Grette 
Associates utilized the approximate growing season dates for the general region to evaluate the 
hydrology data provided in the Revised Assessment.  According to the McMillin Reservoir 
WETS table1, the growing season dates with 70 percent chance of the growing season occurring 
between the beginning and end dates is from March 13th to November 21st. 
The hydrology data provided in the Revised Assessment shows that shallow groundwater 
(approximately 12 inches from the soil surface) was present during the monitoring events that 
occurred between November 25, 2017 and March 9, 2018.  The peak (nearest to the soil surface) 
of the shallow groundwater observed was between December 2017 and January 2018 which 
suggests that groundwater is closest to the soil surface during a period that is not considered 
within the growing season. 
With the exception of monitoring pits H4 and H5, water levels observed at the monitoring 
locations were not at or above 12 inches of the soil surface for 14 consecutive days during the 
growing season.  For example, groundwater observed at monitoring pit H3 on April 8, 2018 was 

                                                 
1 At the time of this review the National Resources Conservation Service (NRCS) did not have a WETS table 
available for the general Gig Harbor area; therefore, the nearest station within Pierce County was used. 
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recorded to be at 12.5 inches below the soil surface.  Between April 8, 2018 and April 21, 2018 
approximately 4.67 inches of precipitation occurred (Habitat Technologies 2018).  During this 
time period groundwater was observed to be between 1.5 inches and 9.5 inches from the soil 
surface at monitoring pit H3.  However, groundwater recorded at monitoring pit H3 on April 25, 
2018 was 14.5 inches from the soil surface (Habitat Technologies 2018).  Given this information, 
the shallow groundwater within the area in question is likely in response to precipitation events 
and not associated with a seasonally high groundwater table.  Furthermore, the groundwater 
levels recorded at the other monitoring pits during this time period were generally below 12 
inches from the soil surface, any groundwater recorded above 12 inches during this time was for 
a short duration of time (less than 5 days).  Please note that data collected at monitoring pits H4 
and H5 were assessed but not considered in this evaluation due to their location.  These two pits 
are situated adjacent to a constructed stormwater ditch and data collected in these pits is not 
representative of general conditions within the area in question. 
In conclusion, based on the information provided in the Revised Assessment and the growing 
season dates defined in the queried WETS table, the area in question within the subject property 
does not meet the wetland hydrology criteria defined in the USACE’s Regional Supplement 
(2010).  Groundwater recorded at or above 12 inches from the soil surface was during a period 
outside of the growing season and/or was not present for 14 consecutive days.  Furthermore, the 
data collected in the later part of April when there was little precipitation (approximately 0.33 
inches) shows that groundwater is greater than 14 inches below the soil surface.  This suggests 
that peak seasonal groundwater levels are likely related to months with high precipitation 
(November through January) and would not occur during the months when there is not 
significant rainfall (i.e. during the growing season).  It is Grette Associates’ professional opinion 
that the area in question does not meet all of the wetland criteria defined in the USACE’s 
Regional Supplement (2010) and should not be regulated under Chapter 18.08 of the GHMC; 
therefore, Grette Associates recommends that the City accept the Revised Assessment.  
Please note that the applicant may be subject to the requirements defined in Chapter 18.08 of the 
GHMC for the critical areas previously identified within 300 feet of the subject property (Grette 
Associates 2008 and 2014).  Grette Associates recommends that the City accept the Revised 
Assessment. 
The review of the Revised Assessment was conducted using the best available scientific 
information and methodologies and the best professional judgment of Grette Associates staff 
wetland biologists.  Final acceptance and approval of the report is at the discretion of City staff. 
If you have any questions on the document review, please contact me at (253) 573-9300, or by 
email at chadw@gretteassociates.com. 
 
Regards, 

 
Chad Wallin 
Biologist 
GRETTE ASSOCIATESLLC 

 

mailto:chadw@gretteassociates.com
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STATE OF WASHINGTON 

DEPARTMENT OF ECOLOGY 
PO Box 47775  Olympia, Washington 98504-7775  (360) 407-6300 

711 for Washington Relay Service  Persons with a speech disability can call 877-833-6341 

 

 

September 11, 2019 

 

 

 

Kennith George, Associate Planner 

Pierce County 

Planning and Public Works 

2401 South 35th Street, Suite 2 

Tacoma, WA  98409 

 

Dear Kennith George: 

 

Thank you for the opportunity to comment on the prethreshold consultation for the Skansie Mini 

Storage Building Project (PL-SPR-19-0010, PL-DR-19-0088, PL-CUP-19-0002, PL-SEPA-19-

0014) located at 8698 Skansie Ave Northwest as proposed by Randall Chopp.  The Department 

of Ecology (Ecology) reviewed the environmental checklist and has the following comment(s): 

 

TOXICS CLEANUP:  Eva Barber (360) 407-7094 

 

This property is within a quarter mile of one contaminated Site.  The Site is Pape & Sons 

Construction Inc, Facility Site ID (FSID) 9566131.  To search and access information 

concerning this Site, see http://www.ecy.wa.gov/fs/ and 

https://fortress.wa.gov/ecy/gsp/SiteSearchPage.aspx.  If contamination is suspected, 

discovered, or occurs during the proposed construction of a mini storage complex, testing of 

the potentially contaminated media must be conducted.  If contamination of soil or 

groundwater is readily apparent, or is revealed by sampling, Ecology must be notified.  

Contact the Environmental Report Tracking System Coordinator at the Southwest Regional 

Office at (360) 407-6300.  For assistance and information about subsequent cleanup and to 

identify the type of testing that will be required, contact Eva Barber with the Toxics Cleanup 

Program at the Southwest Regional Office at (360) 407-7094. 

 

SOLID WASTE MANAGEMENT:  Derek Rockett (360) 407-6287 
 

All grading and filling of land must utilize only clean fill.  All other materials may be 

considered solid waste and permit approval may be required from your local jurisdictional 

health department prior to filling.  All removed debris resulting from this project must be 

disposed of at an approved site.  Contact the local jurisdictional health department for proper 

management of these materials. 

 

http://www.ecy.wa.gov/fs/
https://fortress.wa.gov/ecy/gsp/SiteSearchPage.aspx
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WATER QUALITY/WATERSHED RESOURCES UNIT: 

Chris Montague-Breakwell (360) 407-6364 
 

Erosion control measures must be in place prior to any clearing, grading, or construction.  

These control measures must be effective to prevent stormwater runoff from carrying soil 

and other pollutants into surface water or stormdrains that lead to waters of the state.  Sand, 

silt, clay particles, and soil will damage aquatic habitat and are considered to be pollutants. 

 

Any discharge of sediment-laden runoff or other pollutants to waters of the state is in 

violation of Chapter 90.48 RCW, Water Pollution Control, and WAC 173-201A, Water 

Quality Standards for Surface Waters of the State of Washington, and is subject to 

enforcement action. 

 

Construction Stormwater General Permit: 

The following construction activities require coverage under the Construction Stormwater 

General Permit: 

 

1. Clearing, grading and/or excavation that results in the disturbance of one or more 

acres and discharges stormwater to surface waters of the State; and  

2. Clearing, grading and/or excavation on sites smaller than one acre that are part of a 

larger common plan of development or sale, if the common plan of development or 

sale will ultimately disturb one acre or more and discharge stormwater to surface 

waters of the State. 

a) This includes forest practices (including, but not limited to, class IV conversions) 

that are part of a construction activity that will result in the disturbance of one or 

more acres, and discharge to surface waters of the State; and 

3. Any size construction activity discharging stormwater to waters of the State that 

Ecology: 

a) Determines to be a significant contributor of pollutants to waters of the State of 

Washington. 

b) Reasonably expects to cause a violation of any water quality standard. 

 

If there are known soil/ground water contaminants present on-site, additional information 

(including, but not limited to: temporary erosion and sediment control plans; stormwater 

pollution prevention plan; list of known contaminants with concentrations and depths found; 

a site map depicting the sample location(s); and additional studies/reports regarding 

contaminant(s)) will be required to be submitted.    

 

You may apply online or obtain an application from Ecology's website at: 

http://www.ecy.wa.gov/programs/wq/stormwater/construction/ - Application.  Construction 

site operators must apply for a permit at least 60 days prior to discharging stormwater from 

construction activities and must submit it on or before the date of the first public notice. 

 

http://www.ecy.wa.gov/programs/wq/stormwater/construction/#Application
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Ecology’s comments are based upon information provided by the lead agency.  As such, they 

may not constitute an exhaustive list of the various authorizations that must be obtained or legal 

requirements that must be fulfilled in order to carry out the proposed action. 

 

If you have any questions or would like to respond to these comments, please contact the 

appropriate reviewing staff listed above. 

 

Department of Ecology 

Southwest Regional Office 

 

(MLD:201904810) 

 

cc: Eva Barber, TCP 

 Derek Rockett, SWM 

 Chris Montague-Breakwell, WQ 

 Randall Chopp (Applicant) 

 Christian Harkson (Contact) 



MEMORANDUM 

 

 

DATE:  March 12, 2021 

TO:  Kimberly Mahoney, Associate Planner 

FROM:  Aaron Hulst, P.E., Senior Engineer 

SUBJECT: Skansie Mini-Storage (PL-SEPA-19-0014) 

Recommended SEPA Mitigation and Conditions 

 

Reference:   
  - Approved Sewer Exception, dated approved on May 31, 2012 
  - Water Capacity Reservation Certificate, dated approved on October 15, 2020 
  - Water Hydraulic Report, dated approved on October 15,2020 

- Preliminary Drainage Report, dated approved February 23, 2021 
  - TIA prepared by Heath& Associates, Inc., dated stamped June 24, 2020 

- Transportation Concurrency Report prepared by DEA, Inc., dated October 28, 2020 
- Transportation Capacity Reservation Certificate dated approved November 4, 2020 

Based on the submitted project documents and the identified impacts from the proposed development, 
the Public Works Department has the following “Recommended Mitigation and Conditions” described 
below. Unless otherwise noted, all mitigation items shall meet the City of Gig Harbor Public Works 
Standards and be completed prior to any certificates of occupancy being issued for structures on the 
proposed development. 

BACKGROUND 

The proposed project intends to develop a vacant lot into mini-storage use. Access to the site is proposed 
from a private driveway that will access onto 89th Street, a private road. 

The site requires connections to the City’s water system and provisions for compliance with stormwater 
and transportation concurrency. The site has an approved sewer exception and therefore is permitted to 
use an onsite septic system instead of connecting to City owned gravity sewer. 

REVIEW and ANALYSIS 

Water Infrastructure:  The impacts to the City’s water infrastructure from the proposed development 

have been reviewed in accordance with the following: 

• Gig Harbor Municipal Code (GHMC), Chapter 19.10, Concurrency Management   

• City of Gig Harbor Water System Comprehensive Plan (Water Plan).   
Review under concurrency management has been performed based on information contained in the 

water concurrency reservation certificate (WCRC) and the Water Hydraulic Report.  The applicant 

requested 4 ERU’s for this development based on design information in the Water Hydraulic Report.  The 

KMahoney
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City has reserved water capacity in the amount of 4 ERU’s for this development.  If future information is 

submitted indicating that the development requires a different amount of water capacity, the applicant 

shall submit a revised WCRC application and shall not receive approval of the final engineered plans until 

the reserved capacity has been revised and approved by the City.   

A new 8” main will be constructed as a fire service main. Also, a ¾” meter and 1” service line will be 

installed for domestic service. Both lines are proposed to connect to an existing 8” water main in 89th 

Street. 

Appropriate provisions for potable water supplies and adequate means of water supply can be obtained 

by compliance with the City of Gig Harbor’s development regulations, comprehensive plan and other 

applicable local, state and federal laws.  No further mitigation is required under SEPA as any impacts will 

be addressed by compliance with the City of Gig Harbor’s development regulations, comprehensive plan 

and other applicable local, state and federal laws consistent with WAC 197-11-158. 

Wastewater Infrastructure:  The impacts to the City’s sewer infrastructure from the proposed 

development have not been reviewed with this project. The project was granted a Sewer Exception on 

5/31/2012, in accordance with GHMC 13.28.100E, that allows the project to utilize an onsite septic 

system. The proposed septic system has received approval from the Tacoma Pierce County Health 

Department. 

Based on the documentation described above, the developer has made appropriate provisions for sanitary 

wastes. 

Stormwater Infrastructure:  The City has reviewed the storm water impacts for the proposed 

development based on the documents provided by the applicant.  The City of Gig Harbor Stormwater  

Management and Site Development Manual requires consideration of water quality control of storm 

water run-off from the proposed development.  The impacts to the City’s stormwater infrastructure from 

the proposed development have been reviewed in accordance with the following: 

• Gig Harbor Municipal Code (GHMC), Chapter 14.20. 

• City of Gig Harbor Stormwater Comprehensive Plan (Stormwater Plan). 

The applicant has prepared a Preliminary Stormwater Report along with a proposed storm system layout 

in the referenced plans to document the preliminary engineering design.  The proposed development will 

be required to provide both water quality control (treatment) and water quantity control (detention) per 

the Gig Harbor 2016 SWMM. The site proposes to meet all treatment and detention requirements by 

constructing an onsite stormwater pond. 



January 6, 2021 
Kimberly Mahoney, Associate Planner 
(PL-SEPA-19-0017) Seven Seas 
Page 3 of 3 
 
 
Review of the referenced documents indicates that the applicant proposes to meet the design 

requirements under the 2016 Stormwater Management and Site Development Manual.  However, site 

plans do not vest a project to stormwater regulations. Therefore, at the time of civil construction plan 

submittal, the applicant is required to submit a final storm report that that meets the design requirements 

of the most current stormwater regulations in place at the time of civil permit application. 

Appropriate provisions for drainage ways can be obtained by implementing the proposed storm water 

system improvements and by compliance with requirements contained in the City of Gig Harbor Municipal 

Code, current Stormwater Design Manual and Public Works Standards.  No further mitigation is required 

under SEPA as the impacts will be addressed by compliance with State and local regulations consistent 

with WAC 197-11-158. 

Transportation Infrastructure:  The impacts to the City’s transportation infrastructure from the proposed 

development have been reviewed in accordance with the following: 

• Gig Harbor Municipal Code (GHMC), Chapter 19.10, Concurrency Management   

• City of Gig Harbor Comprehensive Plan (Plan).   

The findings and conclusions from review of the concurrency ordinance have been determined based on 

the information submitted by the developer in the TIA and the City’s Concurrency Report.  The result of 

this review concludes that capacity can be provided for the proposed development and the City has 

reserved 10 pm peak hour trips for the development. 

The applicant proposes to connect to the City’s transportation system via a driveway that will access from 

89th Street, a private road.  

Sight distance has been certified by a licensed professional engineer. A sight distance encroachment exists 

when turning from 89th St. onto Skansie Avenue, looking left. The SPR permit is conditioned that this 

encroachment shall be remedied prior to issuance of any certificate of occupancy for the building. 

Appropriate provisions for streets or roads can be obtained by construction of the transportation 

improvements proposed by the applicant and compliance with requirements contained in the City of Gig 

Harbor Municipal Code and Public Works Standards.  Transportation impact fees in accordance with Gig 

Harbor Municipal Code are due prior to building permit issuance. No further transportation infrastructure 

mitigation is required under SEPA as the impacts will be addressed by compliance with State and local 

regulations consistent with WAC 197-11-158.  

Recommended Mitigations and Conditions 

None. 
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I. Introduction and Summary 
 

1. Report Certification 
“I hereby state that this Preliminary Hydraulics Report for the Chopp Self-Storage Facility has been 

prepared by me or under my supervision and meets the standard of care and expertise which is usual 

and customary in this community for professional engineers. I understand that Gig Harbor does not and 

will not assume liability for the sufficiency, suitability, or performance of drainage facilities prepared by 

me.”  

 

2. Purpose of Report and Study Objectives 
This preliminary Hydraulics report accompanies the site development plans for the proposed Skansie 

Self Storage Facility to be located at 5116 – 89th Street NW in the City of Gig Harbor, Washington.  The 

objective of this report is to provide information to show that the proposed water system to adequately 

designed for this project. 
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II. PROPOSED DEVELOPMENT  
 
 

1. Project Description 
The proposed development consists of a single self-storage building to be located at 5116 – 89th Street 
Northwest in Gig Harbor, Washington, see Figure 1 Vicinity Map. Based on our site visits and the plans 
our office has received, you intend to construct a self-storage building onsite with a parking lot and an 
access stemming from 89th Street Northwest. The proposed storage building will measure 76,843 sqft in 
total floor space and will include a fire suppression system and two bathrooms, in addition to the 
building requirements there will be approximately 20,000sqft of landscaping requirements for the 
project. The study area consists of the site which is zoned Employment District (ED) and is approximately 
2.18 acres. The fire flow requirement is anticipated to be less than 1,500gpm, irrigation systems will be 
temporary, and the domestic supply requirement is also very low for a building of this size.  One hydrant 
will be required to be added on site on the west side of the building.  The proposed water system will 
consist of an 8 inch main extension from 89th Street NW running approximately 220 feet south through 
the proposed parking lot to the proposed hydrant.  
 

2. Location and Vicinity Map 
See Figure 1 

3. Site Plan  
See Figure 2 Site Plan  

4. Proposed Zoning 
No changes to the zoning are proposed, existing zoning is ED.  

5. Proposed Land Use Intensity 
The proposed land use is a storage facility occupying approximately 25 percent of the site.   

6. Phasing and Timing of Project 
The project will be completed in a single phase with an anticipated start date in fall of 2020. 

 
 

III. EXISTING CONDITIONS  
The subject parcel is located at 5116 – 89th Street Northwest in Gig Harbor, Washington. The parcel is 
irregular in shape and measures approximately 305 feet in width, north to south, by 370 feet in length, 
east to west, at its widest points and encompasses 2.18 acres. The site is currently vacant and is zoned 
Employment District (ED).  According to an email received from Paul Rice, City of Gig Harbor Building 
Official, the available fire flow at the corner of 89th Street and Bujacich Drive is 3,880gpm at 20psi 
residual with a duration at 1,500gpm of 27.7 hours.  According to the water availability certificate 
completed by the City of Gig Harbor September 5, 2018 water is available in 89th Street with a static 
pressure of 57psi. The property is bordered by commercial development related to the City of Gig 
Harbor department of public works to the west, undeveloped land on the north, 89th Street Northwest 
to the north, and by Skansie Avenue Northwest to the east.  
 
The nearest main valves are located at the intersection of 89th Street NW and Skansie Avenue, water to 
the site will be provided from an existing main in 89th Street NW.  There currently exists a hydrant at the 
corner of 89th Street NW and Skansie Avenue.  
 

IV. PROPOSED DESIGN 
As mentioned, the proposed facility will include two bathrooms each with a single toilet and sink.  The 
design fire flow is estimated at 300gpm.  Irrigation demand has yet to be formalized but it is understood 
to be minimal and only temporary.  Based on conversations with the Landscape architect, irrigation 
water will likely be supplied by hose bibs along the perimeter of the building with a demand of less than 
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20gpm at any given time.  Water distribution will consist of a single 8” main extension of approximately 
220 feet to a single on-site hydrant, a fire supply line to the building is preliminarily sized at 4 inches.  
The domestic water meter is sized at a nominal 3/4inch with a 3/4inch supply line.  Since the irrigation 
system will be temporary no separate meter will be installed.  Backflow assemblies will be included for 
the fire supply line as well as the exterior hose bibs as required by current codes.  Given the simplicity of 
the system and relatively low demand no hydraulic calculations are warranted for the domestic flows.  
The fire flow may be determined for the proposed design based on a single segment analysis consisting 
of the 8 inch line that is 220 feet in length with approximately 20feet if equivalent pipe length based on 
the limited number of fittings.  As mentioned the existing static pressure is 57 psi and the available flow 
at the connection point is 3,880gpm at 20psi residual.  The head loss in the 8 inch line at 1,500gpm over 
the 240feet of 8” pipe is less than 5psi.  Given the available flow rate at 20psi residual and static 
pressure available to the site it should be apparent that the system can easily meet the required fire 
flow with no additional mitigation. Overall, we estimate that the proposed project represents the 
equivalent of 4 ERU (Equivalent Residential Unit).   
 
We trust this is sufficient for your current needs. Should you have any questions, or require additional 
information, please contact us at your earliest convenience. 
  
      
WGC 
DocID: 19-012 Chopp.WR 
Attachments:  Figure 1 – Site Vicinity Map 
   Figure 2 – Site Plan 
  Water Availability Letter 
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PROJECT ENGINEER’S CERTIFICATION 
“I hereby state that this Drainage Control Plan for the Skansie Mini Storage Facility has been prepared by 
me or under my supervision and meets the standard of care and expertise which is usual and customary 
in this community for professional engineers. I understand that Gig Harbor does not and will not assume 
liability for the sufficiency, suitability, or performance of drainage facilities prepared by me.”  
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SECTION 1 – PROPOSED PROJECT DESCRIPTION  
We are pleased to present this Drainage Control Plan for the Skansie Mini Storage facility to be located 
at 5116 – 89th Street Northwest in Gig Harbor, Washington. The intent of this drainage control plan is to 
acquire a site development permit, a conditional use permit, and a building permit for the construction 
of a self-storage facility. Wetland review will be required as well. The parcel number is 0221066003, the 
current zoning for the lot is 9180-VAC INDUSTRIAL LAND.  
 
The legal description for the lot is: LOT 3, SHORT PLAT NO. 8405310234, FILED WITH THE PIERCE 
COUNTY AUDITOR, IN PIERCE COUNTY, WASHINGTON. SITUATE IN THE CITY OF GIG HARBOR, COUNTY 
OF PIERCE, STATE OF WASHINGTON. LEGAL DECRIPTION CONTAINED WITIHN DEED RECORDED UNDER 
RECORDING NO. 200210240555.  
 
We are proposing to clear the lot and construct a self-storage facility and pave a parking lot. The 
proposed storage building will measure 25,525 sqft in total roof area and the proposed driveway,  
parking and sidewalk areas will measure 20,635 sqft with offsite road areas totaling 3,570sqft for a total 
added impervious area of 49,730sqft. Because this development is adding more than 10,000 sqft of 
impervious area and the soils do not support infiltration, we are proposing to utilize a detention pond to 
control the stormwater onsite. Stormwater will be conveyed to the pond through the use of PVC pipes. 
Additional information regarding the quality of soils onsite and an explanation of our proposed 
stormwater mitigation will be discussed further in this report.  
 
Because this project is adding more than 5,000 sqft of impervious area, it is subject to minimum 
requirements 1 through 10. At the City’s request, please see Appendix B for the City of Gig Harbor 
flowchart to show that this development is subject to all minimum requirements. A full discussion of 
how this project meets all minimum requirements will be discussed further on in this report, under the 
Minimum Requirements section.  
 
As previously stated above, the proposed storage building will measure 25,525 sqft in total roof area 
and the proposed driveway and parking area will measure 20,635 sqft for a total added impervious area 
of 46,160 sqft. See below for a tabulation of these areas, as requested by the City Gig Harbor.  
 

Table 1: Tabulation of Current and Proposed Hard Surfaces 
Current Hard Surfacing 7,840 sqft 
Proposed Hard Surfacing 46,160 sqft 
New Pollution Generating Pervious Surfacing 0 sqft 
Replaced Pollution Generating Pervious Surfacing 0 sqft 
New Pollution Generating Impervious Surfacing 20,635 sqft 
New Pollution Generating Impervious Surface Off-Site 3,570 sqft 
Replaced Pollution Generating Impervious Surfacing 0 sqft 
New Pollution Generating Hard Surfacing 0 sqft 
Replaced Pollution Generating Hard Surfacing 0 sqft 
Effective Impervious Surfaces 49,730 sqft 
Disturbed Pervious Surfaces 81,854 sqft 
Converted Vegetation Areas 0 sqft  
Undisturbed Areas 13,107 sqft 
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We have prepared WWHM calculations which have been included as Appendix C; we are proposing to 
utilize a detention system to mitigate the stormwater from the proposed development. Because the 
stormwater has to be conveyed from one point to the detention system, a series of PVC pipes will be 
utilized to transport stormwater. A discussion of how the pipes were sized is included later in this report. 
Ornamental landscaping will be included as part of this development, but is not utilized for stormwater 
mitigation, only aesthetic appeal.  
 
DISCUSSION OF MINIMUM REQUIREMENTS  
Minimum Requirement #1: Preparation of Stormwater Site Plans 
This has been addressed by the submittal of the referenced Engineered Plan documents. 
 
Minimum Requirement #2: Construction Stormwater Pollution Prevention 
This information has been provided within the included SWPP report prepared by our office dated June 
23, 2019. 
 
Minimum Requirement #3: Source Control of Pollution 
The implementation of the temporary erosion and sediment control plan along with the provided 
drainage design is adequate to meet this requirement for construction of this project. 
 
Minimum Requirement #4: Preservation of Natural Drainage Systems and Outfalls  
The stormwater runoff will be detained onsite using a detention pond. The pond outlet will be directed 
to the existing stormwater system running along the south property line.  This system currently collects 
runoff from the site and conveys it to the west in the existing City of Gig Harbor system. This existing 
conveyance system represents the natural point of discharge for this project area. 
 
Minimum Requirement #5: Onsite Stormwater Management 
Since the project exceeds 5,000 sqft of impervious area, drainage from the proposed development 
would be required to follow the “List #2” criteria found in the City of Gig Harbor Stormwater 
Management and Site Development Manual (2016).  
 
List #2 is as follows; 
 
Lawn and Landscaped Areas: 

1. Soil preservation and amendment BMP in Volume III, Section 3.1. 
 
Roofs: 

1. 65/10 dispersion BMP in Volume VI, Section 2.3 or downspout infiltration BMP in Volume III, 
Section 3.9.3. 

2. Bioretention BMP in Volume III, Section 3.4 that have a minimum horizontally projected surface 
area below the overflow which is at least 5 percent of the total surface area draining to it; or 
ONLY for sites that are underlain by Spanaway soils3, downspout dispersion BMP in Volume III, 
Section 3.9.4. The downspout dispersion BMP must have a slope of 10 percent or less. 

3. Downspout dispersion systems in Volume III, Section 3.9.4. 
4. Perforated Stub-out Connections in Volume III, Section 3.9.5 
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Other Hard Surfaces: 

1. 65/10 dispersion BMP in Volume VI, Section 2.3. 
2. Permeable pavement4 BMP in Volume III, Section 3.5. 
3. Bioretention BMP in Volume III, Section 3.4 that have a minimum horizontally projected surface 

area below the overflow which is at least 5 percent of the total surface area draining to it. 
4. Sheet flow dispersion BMP in Volume III, Section 3.2.3, or concentrated flow dispersion BMP in 

Volume III, Section 3.2.4. 
 
Lawn and Landscaped Areas: 
Soil preservation and amendment is feasible for this project and will be implemented as part of the site 
development.  Sheet 3 of 10 of the Civil plan set provides the location of the amendment areas as well 
as calculations for the required soil to be stockpiled for amendment purposes. 
 
LID Feasibility 
The following table presents our recommendations for various Best Management Practices (BMPs) for 
various Low Impact Development (LID) BMPs. 
   
BMP Viable Limitations or Infeasibility Criteria 
Lawn and Landscape Areas 
T5.13: Post Construction Soil Quality 
and Depth Yes None  

Roofs 

T5.30: Full Dispersion No 
The native vegetation flowpath of at least 100 feet in 
length (25 feet for sheet flow from a non-native 
pervious surface) is not available on this site. 

T5.10A: Downspout full infiltration 
systems. No 

The base of all infiltration basins or trench systems 
shall be a minimum of 3 feet above seasonal high 
groundwater levels, bedrock (or hardpan), or other 
low permeability layer. Onsite soils are not capable of 
infiltration since there is an impervious layer at a 
depth that is less than 3 feet. 

Bioretention No 

All bioretention areas shall be a minimum of 3 feet 
from the lowest elevation of the bioretention soil, or 
any underlying gravel layer, and the seasonal high 
groundwater elevation or other impermeable layer. 
Onsite soils are not capable of infiltration since there 
is an impervious layer at a depth that is less than 3 
feet. 

T5.10B Downspout Dispersion 
systems No 

The native vegetation flowpath of at least 100 feet in 
length (25 feet for sheet flow from a non-native 
pervious surface) is not available on this site. 

T5.10C Perforate stub connections No 

Perforated stub-outs are not appropriate where 
connecting pipe discharges to a stormwater facility 
designed to meet Minimum Requirement #7 Flow 
Control requirements. Since this project must 
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incorporate and detention pond this BMP is deemed 
not appropriate.  
 
  

Other Hard Surfaces 

T5.30 Full Dispersion No The native vegetation flowpath of at least 100 feet in 
length is not available on this site. 

T5.15 Permeable Surfacing No 

Where fill soils are used that can become unstable 
when saturated.  A significant portion of the parking 
areas will either be placed in a fill condition or cut 
condition.  The fill is inappropriate for a permeable 
surface, while the shallow soils mean that even slight 
cuts would mean not being able to meet the required 
12” separation from the bottom of the pavement 
section to an impervious layer. 

Bioretention No 

All bioretention areas shall be a minimum of 3 feet 
from the lowest elevation of the bioretention soil, or 
any underlying gravel layer, and the seasonal high 
groundwater elevation or other impermeable layer. 
Onsite soils are not capable of infiltration since there 
is an impervious layer at a depth that is less than 3 
feet. 

T5.12: Sheet Flow Dispersion 
T5.11 Concentrated flow dispersion No 

Provide a 10-foot wide vegetated buffer for up to 20 
feet of width of paved or impervious surface. Provide 
an additional 10 feet of width for each additional 20 
feet of contributing area width or fraction thereof.  
 
Alternatively, Maintain a vegetated flowpath of at 
least 50 feet between the discharge point and any 
property line, structure, steep slope (greater than 20 
percent), stream, lake, wetland, or other impervious 
surface. The flowpath length is measured 
perpendicular to site contours. 
 
Given the total amount of impervious area proposed 
providing the required flow paths and dispersion 
lengths is not feasible for this project. 

 
 
Based on above discussion, providing LID BMP’s for this project is an impractical endeavor.  This is 
primarily due to the soils being relatively shallow before an impermeable layer is reached.   
 
Onsite stormwater management consists of utilizing a detention pond to retain all stormwater onsite 
while slowly releasing it at pre-developed flow durations as required by the drainage manual. Discharge 
will be at the natural point of discharge and will be such that will mimic pre-developed conditions. The 
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provided plans and design adequately address stormwater management for the proposed site clearing 
and development. See attached WWHM calculations for details. 
 
Please note that for this development, the 65/10 method of dispersion is not feasible as the lot has been 
largely cleared of any native forestation. As previously mentioned, there is a restrictive layer in the soil 
at a depth as shallow as 24 inches below grade, therefore no infiltration facilities are able to be 
employed. Downspout dispersion is not feasible as there will be insufficient room for the required 
facilities and there is insufficient vegetation for the amount of impervious area we’re looking to 
mitigate. A perforated stubout connection is not possible due to the restrictive layer of soil, an inability 
to meet required separations and that a perforated stubout provides no effective mitigation towards 
meeting the flow duration standard. As such, we are proposing to utilize a detention system to mitigate 
the stormwater from the proposed development.  
 
Minimum Requirement #6: Runoff Treatment 
Runoff treatment is met through use of the basic wet pond. The wet pond has been sized to provide the 
same or greater volume of the 91% entire storm runoff as calculated by WWHM. In this case the 
treatment volume is equivalent to 0.0564 acre-ft (2,456 cuft). The wet pond has a bottom area of 1,300 
sqft with the surface area at elevation 305 being 3,700 sqft, with the overall permanent storage depth at 
3 feet. This equates to a dead storage volume of approximately 7,500cuft exceeding the required 
minimum. 
 
Minimum Requirement #7: Flow Control 
By utilizing the detention pond, we are meeting the minimum requirements for a constructed flow 
control facility.  As mentioned, the facility is sized to detain and match the predeveloped flow durations 
from ½ of the 2-year storm event through to the 50-year storm event. See attached WWHM 
calculations. 
 
Minimum Requirement #8: Wetlands Protection 
There is no wetland located on the site, drainage from the site immediately enters a closed conveyance 
system as such it is anticipated that wetlands protection requirement is not applicable to this project.  
 
Minimum Requirement #9: Operation and Maintenance 
A maintenance plan is included under a separate cover. 
 
Minimum Requirement #10: Financial Liability 
A construction and maintenance bond will be required for this development. 
 
SECITON 2 – EXISTING CONDITIONS DESCRIPTION 
The subject parcel is located at 5116 – 89th Street Northwest in Gig Harbor, Washington. The parcel is 
irregular in shape and measures approximately 305 feet in width, north to south,  by 370 feet in length, 
east to west, at its widest points and encompasses 2.18 acres. The site slopes down from the northeast 
to the west, southwest, and south at grades ranging between 5 and 25 percent. The overall topographic 
relief across the site is 10 feet. The property is bordered by a commercial development related to the 
City of Gig Harbor department of public works to the west, undeveloped land on the north, 89th Street 
Northwest to the north, and by Bujacich Road/Skanskie Avenue to the east.  
 



Revised: July 13, 2020 
August 9, 2019 
19-012 Chopp.DR 
Page 9 
 
This site has been largely cleared of native vegetation with grasses and some trees remaining onsite. The 
lot has not been developed, and there is no existing hard surfacing onsite, as can be seen in Table 1. 
Currently, there is no noted run on from adjacent sites. 89th Street appears to flow to the north into the 
vegetated area while Skanskie Avenue has an existing ditch system, leading us to believe upstream run 
on is minimal for this development. There are no mapped creeks, lakes, ravines, or gullies onsite or near 
the development. There are no steep slopes or erosion hazard onsite. The site to the south (PN 
0221063044, owned by the City of Gig Harbor) is mapped as having wetlands onsite and the wetland 
buffer extends into our site. No development is proposed within the wetland buffer. No stormwater 
from the site currently drains to the wetlands on the neighboring parcel, and no stormwater from the 
proposed development will have any impact on the integrity of the wetlands. There are no other noted 
sensitive areas onsite.  
 
According to Pierce County’s PublicGIS, the site is not within an aquifer recharge area or a wellhead 
protection area. There are no reports to cite regarding the presence of a CARA. There are no noted 
requirements regarding a basin plan for the area. There is an existing, open storm ditch that runs along 
the eastern parcel boundary of the site as well as another existing storm ditch that runs along a portion 
of the southern parcel boundary. There are three existing catch basins located to the south of the 
property on the neighboring parcel. Additionally, there is an existing catch basin on the northwestern 
portion of the property. There are not other noted drains, channels, or swales on or immediately 
adjacent to the project site. Stormwater from the site currently appears to drain to the catch basin on 
the southwestern corner of the site. No onsite drainage enters the wetlands, therefore there are no 
considerations to be taken regarding the wetlands. There are no known drainage problems onsite 
related to flooding, erosion, or anything of the sort. Because the lot is undeveloped, there are no 
proximity to existing structures such as septic tanks, drainfields, basements, or bulkheads.  
 
The USDA Natural Resource Conservation Service Web Soil Survey for Pierce County maps the soils as 
Harstine gravelly ashy sandy loam (16C). The Harstine soils consist of moderately deep, moderately well-
drained soils formed in sandy glacial drift with an influence of volcanic ash over glaciomarine deposits. 
These soils are known to have a moderate rate of water transmission. Harstine soils are known to have a 
moderate potential for erosion. Based on our site observations the site soils are most consistent with 
the Harstine soils series. Based on our observations, infiltration is not feasible and cannot be employed 
for this development. There are no noted additional requirements or restrictions for this development. 
There are no relevant reports or studies to include at this time.  
 
SECTION 3 – INFILTRATION RATE/SOILS REPORT  
As mentioned in the previous section, the USDA Natural Resource Conservation Service Web Soil Survey 
for Pierce County maps the soils as Harstine gravelly ashy sandy loam (16C). The Harstine soils consist of 
moderately deep, moderately well-drained soils formed in sandy glacial drift with an influence of 
volcanic ash over glaciomarine deposits. These soils are known to have a moderate rate of water 
transmission. Harstine soils are known to have a moderate potential for erosion.  
 
On August 6, 2018 Marty Fleming Septic completed the excavation of five septic test pits to depths 
varying between 24 and 27 inches below grade. In all five test pits, a restrictive till layer was 
encountered at depths as shallow as 24 inches below grade. Because minimum separations and setbacks 
must be met to restrictive layers within the soil, infiltration is not feasible in any form for this 
development. Based on our site observations the site soils are most consistent with the Harstine soils 
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series. Based on our observations, infiltration is not feasible and cannot be employed for this 
development. 
 
Because the soils onsite do not support infiltration and we are proposing to add more than 10,000 sqft 
of impervious area, we are proposing to utilize a detention system. The site has less than 10 feet of 
topographic relief across the site, there are no steep slopes. There is no special consideration to be paid 
to the location of the detention facility.  
 
SECTION 4 – WELLS AND SEPTIC SYSTEMS  
The lot is serviced by Gig Harbor water. There is an existing water line to the north of the property that 
we are proposing to connect into. The site will be served by onsite septic. Because the lot has never 
been developed, there are no septic asbuilts to note. No abandoned septic systems or wells of any kind 
were encountered during our site visits or subsurface explorations.  The proposed detention facility is 
located within 100feet of the proposed septic system which is less than the desired minimum distance.  
To mitigate for this, with the concurrence of the Health Department, a non-permeable soil liner will be 
installed as part of the pond construction to prevent any migration of either stormwater or effluent into 
or out of the pond. 
 
SECTION 5 – FUEL TANKS  
There are no known existing fuel tanks onsite and there are no proposed fuel tanks as part of this 
development.  
 
SECTION 6 – SUBBASIN DESCRIPTION  
As previously mentioned, due to the existing system bordering the site, there is little opportunity for 
upstream run on to enter the site. The detention system has been sized to mitigate the entirety of the 
proposed development; stormwater from the proposed pond will be released at pre-developed flow 
rates into the city system which represents the natural point of discharge for the project site. The 
detention system has been sized in accordance with the 50-year duration stream protection standard. 
Although there is no anticipated bypass drainage from the site that is uncontrolled, there are additional 
off-site areas related to road improvements along Skansie and 89th Street that will be bypassed.  The 
total new impervious area of those improvements is 3,570sqft (2,470 along Skansie and 1,100 along 
89th).  Those areas are included in the WWHM calculations as bypass areas and the detention system is 
effectively oversized to accommodate the additional flows while maintaining the required duration 
standards. As mentioned, there are multiple catch basins along the southern parcel boundary and an 
existing storm line.  See the Downstream Analysis section of this report for further information.  
 
SECTION 7 – FLOODPLAIN ANALYSIS  
The site is not mapped as being within the boundary of the 100-year floodplain; the closest body of 
water is nearly 3,400 feet away from the site. There is no floodplain to analyze for this development.  
 
SECTION 8 – AESTHETIC CONSIDERATIONS FOR FACILITIES  
The proposed detention facility will be located in the southwestern corner of the lot. Aesthetic 
considerations have been taken into account as required by City Ordinance in terms of site landscaping 
and perimeter buffers.  
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SECTION 9 – FACILITY SIZING AND DOWNSTREAM ANALYSIS 
 
Downstream Analysis 
As mentioned, the project site currently discharges into the existing storm system running along the 
south side of the site.  The system generally consists of an 18 inch pipe that runs from east to west for a 
distance of approximately 280 feet to the west from the southwest corner of our property.  Based on 
available survey information this pipe is at a slope of approximately 1 percent and is a CPEP (Corrugated 
Poly Ethylene Pipe) material.  Full flowing capacity if the pipe is on the order of 13cfs.  The pipe is part of 
the Skansie Avenue road drainage system, which conveys drainage from Skansie Avenue to the west 
across the south portion of the property, continuing the west approximately 280 feet where it 
discharges into a large natural area west of the site.  Once entering this area, the drainage runs to the 
south a distance in excess of 1320 feet thus concluding the 1/4mile downstream analysis.   See Figure 5 
Downstream Basin Map.  
 
Hydrologic Modeling  
Hydrologic modeling is required as part of this development. We have chosen to utilize WWHM to 
anticipate stormwater quantities for this development. See below for outputs of the program for the 
required recurrence interval flows.  
 

Table 2: Pre-Developed Stormwater Flowrates 
2-year 0.060103 cfs 
5-year 0.09222 cfs 

10-year 0.114795 cfs 
25-year 0.144466 cfs 
50-year 0.167266 cfs 

100-year 0.190582 cfs 
 

Table 3: Post-Developed Stormwater Flowrates 
2-year 0.043261 cfs 
5-year 0.062539 cfs 

10-year 0.078633 cfs 
25-year 0.103325 cfs 
50-year 0.125288 cfs 

100-year 0.15068 cfs 
 
For this development, we assumed the pre-developed condition to be the standard forested condition. 
The developed condition for this project consists of 25,525 sqft of roof area and 20,635 sqft of parking 
and driveway area routed to the detention facility with an additional 3,570sqft of off-site area modelled 
as bypass area. These areas were pulled directly from our drawings to ensure accuracy. We have not 
assumed any non-standard parameters.  
 
Conveyance System Analysis and Design 
Roof drainage from the proposed commercial building will be connected to the catch basins through 
utilizing a 6-inch PVC pipe for conveyance while the parking lot will utilize a series of catch basins that 
are connected via 12-inch pipe. Both areas are to be conveyed to the detention pond on the southwest 
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portion of the property. According to the WWHM model, the unmitigated 100yr storm event is 
equivalent to 1.28cfs.  The full flowing capacity of a 12 inch pipe at the minimum design slope of 0.5% is 
2.99cfs (based on a mannings n=0.013) as such the pipes as designed clearly have the required capacity 
to convey the developed site drainage.  
 
SECTION 10 – UTILITIES  
There are no anticipated conflicts with installing utilities for this development. The new utilities will not 
be located anywhere the will interfere with the detention system or site infrastructure, therefore, there 
are no measures that need to be taken to ensure the integrity of both the utilities and the detention 
system stay intact. It is the ultimate responsibility of the contractor for this development to ensure that 
all proposed appurtenances are installed properly, in order, and in general accordance with the site plan 
prepared.  
 
SECTION 11 – COVENANTS, DEDICATIONS, EASEMENTS  
There is an existing 10’ by 60’ utilities easement on the northwestern portion of the property as well as 
a 30’ private road and utility easement along the northern parcel boundary. There are no other known 
or noted easements, dedications, and covenants on the property. The property owner will be 
responsible for the maintenance of the stormwater mitigation facilities onsite.  
 
SECTION 12 – PROPERTY OWNERS’ ASSOCIATION ARTICLES OF INCORPORATION  
This development is not subject to the Property Owner’s Association Articles of Incorporation.  
 
SECTION 13 – OTHER PERMITS OR CONDITIONS PLACED ON THE PROJECT  
A Department of Ecology Construction Stormwater General Permit will be required along with a building 
permit for the proposed structure. There are no other noted permits or conditions placed on this project 
that have not been previously discussed as part of this report.  
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Figure 1: Vicinity Map 
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Figure 2: Topographic Map 
 
Please note, as is thoroughly discussed in prior sections of this report, due to the existing topography 
and existing stormwater mitigation and collection systems in place, there is little opportunity for 
upstream run on to enter the site.  
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Figure 3: Soil Log Locations 
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Figure 4: Soil Conservation Service (SCS) Soil Group Map 
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Figure 5: Downstream Basin Map 
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January 28, 2019 

 
Randall Chopp 
P.O. Box 936 
Gig Harbor, Washington 98335 
 

Geotechnical Report 
Proposed Commercial Development 
XXX – 89th Street Northwest 
Gig Harbor, Washington 
PN: 0221066003 
Job: 19-012 Chopp.GR                                                                                                                                                  

 
INTRODUCTION  
This geotechnical report summarizes our site observations and provides geotechnical recommendations 
and design criteria for the proposed commercial development to be located at XXX – 89th Street 
Northwest in the City of Gig Harbor, Washington. The site is largely cleared of native forestation with 
some trees on the southern portion of the property. The general location of the site is shown on the 
attached Site Vicinity Map, Figure 1.   
 
Our understanding of the project is based on our discussions with you and our experience in the area. 
We understand that the proposed development will include the future construction a commercial 
development for a storage facility. The existing site configuration is illustrated on the attached Site Plan, 
Figure 2. 
 
SCOPE 
The purpose of our services is to evaluate the surface and subsurface conditions at the site as a basis for 
developing and providing geotechnical recommendations and design criteria for the proposed drainage 
system. Specifically, our scope of services for the project included the following: 
 

1. Conducting a geologic reconnaissance of the site area. 
2. Exploring the subsurface conditions by monitoring the excavation of a single track-hoe 

excavated test pit at a select location on the site. 
3. Addressing the appropriate geotechnical regulatory requirements for the proposed site 

development. 
4. Determining the local groundwater depth, for dewatering and drainage design purposes. 
5. Provide our opinion with regard to the feasibility of on-site stormwater infiltration/dispersal and 

provide an infiltration rate, if appropriate. 

 
SITE CONDITIONS 
Surface Conditions 
The parcel is mostly rectangular in shape and measures approximately 370 feet in width, east to west, 
by 300 feet in length, north to south, at its widest points and encompasses 2.18 acres. The site is 
currently undeveloped with some forestation on the southern portion of the parcel. The site slopes 
down from the northeast to the west, southwest, and south at grades ranging between 5 and 25 
percent. The overall topographic relief across the site is 10 feet. A site plan showing the existing 
contours is attached as Figure 2. 
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Site Soils 
The USDA Natural Resource Conservation Service Web Soil Survey for Pierce County maps the soils as 
Harstine gravelly ashy sandy loam (16C). The Harstine soils consist of moderately deep, moderately well-
drained soils formed in sandy glacial drift with an influence of volcanic ash over glaciomarine deposits. 
These soils are known to have a moderate rate of water transmission. Harstine soils are known to have a 
moderate potential for erosion. An excerpt of the USDA Soil map is included as Figure 3 with a legend 
included as Figure 4.  Based on our site observations the site soils are most consistent with the Harstine 
soils series. 
 
Site Geology 
According to the 7.5 Minute Quadrangle for Gig Harbor (draft) the site is underlain by Holocene wetland 
deposits (Qw) and Recessional Outwash deposits (Qvrl). The Holocene wetland deposits consist of peat 
and alluvium soils that are poorly drained and intermittently wet. The Recessional Outwash deposits 
consist of stratified sand and gravel with some instances of silty sand and silt. These deposits are often 
observed overlying till soils. The wetland deposits are not considered glacial deposits but are from the 
Holocene era. The Recessional Outwash deposits are from the Vashon stade of the Fraser glaciation, 
approximately 12,000 to 15,000 years ago. These soils were overridden by the ice mass and can be 
considered over consolidated, are in a very dense condition, and exhibit high strength and low 
compressibility characteristics where undisturbed. Based on our observations, the mapped soils are 
somewhat inconsistent with those observed onsite. An excerpt of the geological map is included as 
Figure 5. 
  
Subsurface Explorations and Conditions 
On January 23, 2019 we explored subsurface conditions at the site by monitoring the excavation of a 
single test pit to a depth of approximately 4.0 feet. During this exploration, we encountered a thin layer 
of top soil over approximately 3.5 feet of silty sand and gravel. No seepage, mottling, caving, or 
groundwater was observed during our onsite explorations. The test pit was approximately located in the 
field by one of our representatives by pacing from existing features such as roadways and lathe left by 
the previous survey of the parcel. The approximate location of the exploration is indicated on the 
attached Site Plan as Figure 2. Soil logs are included as Figure 4. 
 
An engineer from our office maintained logs of the subsurface conditions encountered in the test pit, 
obtained representative soil samples, and observed pertinent site features. Representative soil samples 
obtained from the test pit were placed in sealed containers and taken to a laboratory for possible 
further examination and testing. 
 
Groundwater Conditions 
Groundwater was not encountered in the test pit that was excavated onsite. Based on our observations, 
we do not anticipate that local groundwater will occur at shallow elevations. However, groundwater 
levels will occur in response to precipitation patterns, off-site construction activities, and site utilization. 
Perched groundwater typically develops when the vertical infiltration of precipitation through a more 
permeable soil is slowed at depth by a deeper, less permeable soil type. 
 
Geologically Hazardous Areas Indicators – per City of Gig Harbor, Chapter 18 
The City of Gig Harbor Municipal Code, Chapter 18 defines geologically hazardous areas as those areas 
designated in the city of Gig Harbor comprehensive plan as “landslide hazards,” in the Washington 
Department of Ecology Coastal Zone Atlas, Volume 7, and “areas that because of their susceptibility to 
erosion, sliding, earthquake, or other geological events, are not suited to siting commercial, residential, or 
industrial development consistent with public health or safety concerns” (WAC 365-190-030(9)). 
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Landslide Hazard Indicators – per City of Gig Harbor, Chapter 18 
The City of Gig Harbor identifies a landslide hazard area as those areas which are susceptible to risk of 
mass movement due to a combination of geologic, topographic, and hydrologic factors. Areas which are 
identified as landslide or erosion hazard areas shall be subject to the requirements established in this 
section. 
 

A. Regulation. Applications for regulated activities proposed within designated landslide and erosion 
hazard areas shall be accompanied by a geotechnical report prepared by a geologist or 
geotechnical engineer licensed as a civil engineer with the state. If it is satisfactorily demonstrated 
to the director that a landslide or erosion hazard potential does not exist on the site, the 
requirements of this section may be waived. 
 

B. Geotechnical Report Requirements. A geotechnical report required under this section shall 
include, at a minimum, the following information: 

 
a. Topographic data at a minimum scale of 1:240 (1-inch equals 20 feet). Slope ranges shall 

be clearly delineated in increments of 15 percent to 25 percent, 25 percent to 40 percent 
and greater than 40 percent; 

b. Subsurface data, including boring logs and exploratory methods, soil and rock 
stratigraphy, ground water levels and any seasonal variations of ground water levels; 

c. Site history, including description of prior grading and clearing, soil instability or slope 
failure. 
 

If a geotechnical report has been prepared and accepted by the director within the previous two years 
for a specific site and the proposed land use development and site conditions have not changed, the 
report may be utilized without the requirement for a new report. 
 
C. Development Standards. Upon submission of a satisfactory geotechnical report or assessment, site 

development may be authorized by the director subject to the following: 
a. Buffers shall comply with the requirements of GHMC 18.08.190(A); 
b. Approved erosion control measures are in place prior to, or simultaneous with, site 

clearing or excavation; 
c. Such other conditions as deemed appropriate by the administrator to ensure compliance 

with the provisions of this chapter. (Ord. 1245 § 36, 2012; Ord. 1036 § 33, 2006). 
 
Erosion Hazard Indicators – per City of Gig Harbor, Chapter 18 
The City of Gig Harbor defines an erosion hazard area as those areas which are vulnerable to erosion due 
to natural characteristics including vegetative cover, soil texture, slope, gradient or which have been 
induced by human activity. Those areas which are rated severe or very severe for building site 
development on slopes or cut banks, in accordance with the United States Department of Agriculture Soil 
Conservation Service Soil Survey for Pierce County Area (February 1979), are included within this 
definition. 
 
Areas which are identified as landslide or erosion hazard areas shall be subject to the requirements 
established in this section. 
 

A. Regulation. Applications for regulated activities proposed within designated landslide and erosion 
hazard areas shall be accompanied by a geotechnical report prepared by a geologist or 
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geotechnical engineer licensed as a civil engineer with the state. If it is satisfactorily demonstrated 
to the director that a landslide or erosion hazard potential does not exist on the site, the 
requirements of this section may be waived. 
 

B. Geotechnical Report Requirements. A geotechnical report required under this section shall 
include, at a minimum, the following information: 

 
a. Topographic data at a minimum scale of 1:240 (1-inch equals 20 feet). Slope ranges shall 

be clearly delineated in increments of 15 percent to 25 percent, 25 percent to 40 percent 
and greater than 40 percent; 

b. Subsurface data, including boring logs and exploratory methods, soil and rock 
stratigraphy, ground water levels and any seasonal variations of ground water levels; 

c. Site history, including description of prior grading and clearing, soil instability or slope 
failure. 
 

If a geotechnical report has been prepared and accepted by the director within the previous two years 
for a specific site and the proposed land use development and site conditions have not changed, the 
report may be utilized without the requirement for a new report. 
 
C. Development Standards. Upon submission of a satisfactory geotechnical report or assessment, site 

development may be authorized by the director subject to the following: 
a. Buffers shall comply with the requirements of GHMC 18.08.190(A); 
b. Approved erosion control measures are in place prior to, or simultaneous with, site 

clearing or excavation; 
c. Such other conditions as deemed appropriate by the administrator to ensure compliance 

with the provisions of this chapter. (Ord. 1245 § 36, 2012; Ord. 1036 § 33, 2006). 
 
The Harstine soils mapped as underlying the site are classified as having a “moderate” potential for erosion 
hazards. The erosion hazard classification of this soil type is not expected to be a limiting factor for site 
development.  
 
Temporary and permanent erosion control measures will be installed and maintained during construction 
or as soon as practical thereafter to limit the influx of additional water to exposed or disturbed areas.  
Erosion control measures should include, but should not be limited to, berms and swales with check dams 
to direct surface water runoff, ground cover/protection in exposed areas and silt fences where 
appropriate.  Graded areas should be shaped to avoid concentrations of runoff onto cut or fill slopes, 
natural slopes or other erosion-sensitive areas.  Temporary ground cover/protection such as jute matting, 
excelsior matting, wood chips or clear plastic sheeting may be used until the permanent erosion protection 
is established.  We do not recommend that any site work be undertaken during winter months on this site. 
 
CONCLUSIONS 
Based on the results of our data review, site reconnaissance, subsurface explorations and our 
experience in the area, it is our opinion that the site is suitable for development. Conventional footings 
may be utilized in areas of medium dense to dense native soil found at depth.  Infiltration is not 
proposed for this site. Pertinent conclusions and geotechnical recommendations regarding the design 
and construction of the proposed development are presented below. 
 
Recommended Buffers and Setbacks 
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Since no active erosion, landslide, or steep slope is present on the site, no prescriptive buffer should be 
required by the City of Gig Harbor. The City of Gig Harbor building department may require a building 
setback in accordance with the IBC standard requirements. The IBC requires a building setback from slopes 
that are greater than 30 percent unless evaluated and reduced, and/or a structural setback is provided, by 
a licensed geotechnical engineer.  Based on our site observations, there are no slopes on the site that are 
over 30 percent grade, provided these design recommendations are incorporated in the future 
development required setbacks may be achieved.  
 
Site Preparation 
Areas to be graded should be cleared of deleterious matter including any existing structures, 
foundations, abandoned utility lines, debris and vegetation. The portions of the site covered with 
vegetation should be stripped of any duff and organic-laden soils. These materials can be stockpiled and 
later used for erosion control. Material that cannot be utilized on site should be removed from the site. 
  
Where placement of fill material is required, the stripped/exposed subgrade areas should be compacted 
to a firm and unyielding surface prior to placement of any fill. Excavations for debris removal should be 
backfilled with structural fill compacted to the densities described in the “Structural Fill” section of this 
report.   
 
We recommend that a member of our staff evaluate the exposed subgrade conditions after removal of 
vegetation and topsoil/fill stripping is completed and prior to placement of structural fill. The exposed 
subgrade soil should be proof-rolled with heavy rubber-tired equipment during dry weather or probed 
with a 1/2 inch-diameter steel rod during wet weather conditions.  
  
Any soft, loose, or otherwise unsuitable areas delineated during proof-rolling or probing should be 
recompacted, if practical, or over-excavated and replaced with structural fill, based on the 
recommendations of our site representative. The areas of old fill material should be evaluated during 
grading operations to determine if they need mitigation; recompaction or removal. 
 
Structural Fill 
All material placed as fill associated with mass grading, as utility trench backfill, under building areas, or 
under roadways should be placed as structural fill. The structural fill should be placed in horizontal lifts 
of appropriate thickness to allow adequate and uniform compaction of each lift. Fill should be 
compacted to at least 95 percent of MDD (maximum dry density as determined in accordance with 
ASTM D 1557). 
 
The appropriate lift thickness will depend on the fill characteristics and compaction equipment used.  
We recommend that the appropriate lift thickness be evaluated by our field representative during 
construction. We recommend that our representative be present during site grading activities to 
observe the work and perform field density tests. 
  
The suitability of material for use as structural fill will depend on the gradation and moisture content of 
the soil.  As the amount of fines (material passing US No. 200 sieve) increases, soil becomes increasingly 
sensitive to small changes in moisture content and adequate compaction becomes more difficult to 
achieve. During wet weather, we recommend use of well-graded sand and gravel with less than 5 
percent (by weight) passing the US No. 200 sieve based on that fraction passing the 3/4-inch sieve, such 
as Gravel Backfill for Walls (9-03.12(2)). If prolonged dry weather prevails during the earthwork and 
foundation installation phase of construction, higher fines content (up to 10 to 12 percent) will be 
acceptable.   
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Material placed for structural fill should be free of debris, organic matter, trash and cobbles greater than 
6-inches in diameter. The moisture content of the fill material should be adjusted as necessary for 
proper compaction. 
  
Suitability of On-Site Materials as Fill 
Based on our excavation, we deem the materials onsite to be suitable as structural fill. We recommend 
that completed graded-areas be restricted from traffic or protected prior to wet weather conditions. 
The graded areas may be protected by paving, placing asphalt-treated base, a layer of free-draining 
material such as pit run sand and gravel or clean crushed rock material containing less than 5 percent 
fines, or some combination of the above.    
 
Special Foundation Considerations 
In those cases where the footings cannot be extended to reach suitable bearing material, we 
recommend that an alternative foundation support be considered.  In this case, we anticipate that a 
daylight basement configuration would be employed where a significant portion of the residence could 
be supported on conventional footings while the remaining portions would be supported on a deep 
foundation. For residential properties we typically recommend that the remaining footing elements be 
supported on a “needle pile” foundation in order to avoid supporting the structure on the upper silt 
materials. The piling must extend to dense, undisturbed native soils. A minimum of 4 feet of 
embedment into the medium to dense native bearing soil is required to achieve appropriate design 
loads, we anticipate that piles with a length of 20 to 30 feet would be required. Once a final site 
development plan is determined we can provide additional recommendations for building support.   
 
A representative of Development Engineering, PLLC should be on site during the installation of any 
deepened foundation system to verify the pile tip is sufficiently embedded into the dense soils, installed 
to the appropriate depth and consistent with construction standards.  The foundation subgrade areas 
should be prepared as recommended in the “Site Preparation” section of this report.  
 
LID Feasibility 
The following table presents our recommendations for various Best Management Practices (BMPs) for 
various Low Impact Development (LID) BMPs. 
   

BMP Viable Limitations or Infeasibility Criteria 

Lawn and Landscape Areas 

T5.13: Post Construction Soil Quality 
and Depth 

Yes 
None  

Roofs 

T5.30: Full Dispersion No No native vegetation. 

T5.10A: Downspout full infiltration 
systems. 

No 
Onsite soils are not capable of infiltration (silt sand). 

Bioretention No Onsite soils are not capable of infiltration (silt sand). 

T5.10B Downspout Dispersion 
systems 

No 
No native vegetation. 

T5.10C Perforate stub connections No Too much impervious area to drain.  

Other Hard Surfaces 

T5.30 Full Dispersion No No native vegetation. 

T5.15 Permeable Surfacing No Onsite soils are not capable of infiltration (silt sand). 

Bioretention No Onsite soils are not capable of infiltration (silt sand). 
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T5.12: Sheet Flow Dispersion 
T5.11 Concentrated flow dispersion 

No 
No vegetation. 

 
Site Drainage 
All ground surfaces, pavements and sidewalks at the site should be sloped away from structures. The lot 
should also be carefully graded to ensure positive drainage away from all structures and property lines.  
Surface water runoff from the roof area, driveways, perimeter footing drains, and wall drains, should be 
collected, tightlined, and conveyed to an appropriate discharge point. We recommend that footing 
drains are installed for the home. The roof drains should not be connected to the footing drain. A French 
drain should be installed on the upper portion of the property to collect stormwater before it is able to 
reach the proposed residence.  
 
LIMITATIONS 
We have prepared this report for Randall Chopp and other members of the design team for use in 
evaluating a portion of this project. Subsurface conditions described herein are based on our 
observations of exposed soils on the parcel. This report may be made available to regulatory agencies or 
others, but this report and conclusions should not be construed as a warranty of subsurface conditions.  
Subsurface conditions can vary over short distances and can change with time. Within the limitations of 
scope, schedule and budget, our services have been executed in accordance with generally accepted 
practices in this area at the time this report was prepared. No warranty, express or implied, should be 
understood. 
 
We trust this is sufficient for your current needs. Should you have any questions, or require additional 
information, please contact us at your earliest convenience. 
 
 Respectfully submitted,     

Development Engineering, PLLC 
 
 
 
 
 
 
 
 
 
 
 
  Glen Coad, PE 
  Owner   
 
KNZ 
Doc ID: 19-012 Chopp.GR 
Attachments: Figure 1: Vicinity Map 
  Figure 2: Test Pit Locations and Existing Topography 
  Figure 3: USDA Web Soil Survey 
  Figure 4: USDA Web Soil Survey Legend 
  Figure 5: USGS Geological Map – Poverty Bay 
  Figure 6: Soil Classification Chart  

Figure 7: Soil Log 
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Test Pit TP-1 

Location: (See Figure 2) 
 

Depth (ft) Soil Type Description 

0.0 – 0.5  Topsoil  

0.5 – 2.25 SC Sandy loam 

2.25 – 2.5  Till  

 

Terminated at 2.5 feet below ground surface.  
No caving observed.  
No seepage observed. 
No mottling observed.  
No cemented material encountered.  

 
Test Pit TP-2 

Location: (See Figure 2) 
 

Depth (ft) Soil Type Description 

0.0 – 0.5  Topsoil  

0.5 – 2.25 SC Sandy loam 

2.25 – 2.5  Till  

 

Terminated at 2.5 feet below ground surface.  
No caving observed.  
No seepage observed. 
No mottling observed.  
No cemented material encountered.  

 
Test Pit TP-3 

Location: (See Figure 2) 
 

Depth (ft) Soil Type Description 

0.0 – 0.5  Topsoil  

0.5 – 2.25 SC Sandy loam 

2.25 – 2.5  Till  

 

Terminated at 2.5 feet below ground surface.  
No caving observed.  
No seepage observed. 
No mottling observed.  
No cemented material encountered.  
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Test Pit TP-4 
Location: (See Figure 2) 

 

Depth (ft) Soil Type Description 

0.0 – 0.5  Topsoil  

0.5 – 2.0 SC Sandy loam 

2.0 – 2.5  Till 

 

Terminated at 2.5 feet below ground surface.  
No caving observed.  
No seepage observed. 
No mottling observed.  
No cemented material encountered.  

 
Test Pit TP-5 

Location: (See Figure 2) 
 

Depth (ft) Soil Type Description 

0.0 – 0.5  Topsoil  

0.5 – 2.0 SC Sandy loam 

2.0 – 2.5  Till 

 

Terminated at 2.5 feet below ground surface.  
No caving observed.  
No seepage observed. 
No mottling observed.  
No cemented material encountered.  
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General Model Information
Project Name: default[18]

Site Name: Chopp

Site Address:

City:

Report Date: 5/20/2020

Gage: 46 IN WEST

Data Start: 10/01/1901

Data End: 09/30/2059

Timestep: Hourly

Precip Scale: 1.000

Version Date: 2019/09/13

Version: 4.2.17

POC Thresholds

Low  Flow Threshold for POC1: 50 Percent of the 2 Year

High Flow Threshold for POC1: 50 Year
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Landuse Basin Data
Predeveloped Land Use

Basin  1
Bypass: No

GroundWater: No

Pervious Land Use acre
 C, Forest, Flat     1.83

 Pervious Total 1.83

Impervious Land Use acre

 Impervious Total 0

 Basin Total 1.83

Element Flows To:
Surface Interflow Groundwater
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Basin  2
Bypass: No

GroundWater: No

Pervious Land Use acre
 C, Forest, Flat     0.056

 Pervious Total 0.056

Impervious Land Use acre

 Impervious Total 0

 Basin Total 0.056

Element Flows To:
Surface Interflow Groundwater
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Mitigated Land Use

Basin  1
Bypass: No

GroundWater: No

Pervious Land Use acre
 C, Pasture, Flat    0.77

 Pervious Total 0.77

Impervious Land Use acre
 DRIVEWAYS FLAT     1.06

 Impervious Total 1.06

 Basin Total 1.83

Element Flows To:
Surface Interflow Groundwater
Trapezoidal Pond  1 Trapezoidal Pond  1
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Basin  2
Bypass: Yes

GroundWater: No

Pervious Land Use acre

 Pervious Total 0

Impervious Land Use acre
 ROADS MOD          0.056

 Impervious Total 0.056

 Basin Total 0.056

Element Flows To:
Surface Interflow Groundwater
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Routing Elements
Predeveloped Routing
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Mitigated Routing

Trapezoidal Pond  1
Bottom Length: 100.00 ft.
Bottom Width: 46.00 ft.
Depth: 7 ft.
Volume at riser head: 0.9147 acre-feet.
Side slope 1: 2 To 1
Side slope 2: 2 To 1
Side slope 3: 2 To 1
Side slope 4: 2 To 1
Discharge Structure
Riser Height: 6 ft.
Riser Diameter: 12 in.
Notch Type: Rectangular
Notch Width: 0.025 ft.
Notch Height: 2.180 ft.
Orifice 1 Diameter: 0.778 in. Elevation:0 ft.
Element Flows To:
Outlet 1 Outlet 2

              Pond Hydraulic Table

Stage(feet) Area(ac.) Volume(ac-ft.) Discharge(cfs) Infilt(cfs)
0.0000 0.105 0.000 0.000 0.000
0.0778 0.106 0.008 0.004 0.000
0.1556 0.107 0.016 0.006 0.000
0.2333 0.108 0.025 0.007 0.000
0.3111 0.109 0.033 0.009 0.000
0.3889 0.110 0.042 0.010 0.000
0.4667 0.111 0.050 0.011 0.000
0.5444 0.113 0.059 0.012 0.000
0.6222 0.114 0.068 0.013 0.000
0.7000 0.115 0.077 0.013 0.000
0.7778 0.116 0.086 0.014 0.000
0.8556 0.117 0.095 0.015 0.000
0.9333 0.118 0.104 0.015 0.000
1.0111 0.119 0.113 0.016 0.000
1.0889 0.120 0.123 0.017 0.000
1.1667 0.121 0.132 0.017 0.000
1.2444 0.122 0.142 0.018 0.000
1.3222 0.124 0.151 0.018 0.000
1.4000 0.125 0.161 0.019 0.000
1.4778 0.126 0.171 0.020 0.000
1.5556 0.127 0.181 0.020 0.000
1.6333 0.128 0.190 0.021 0.000
1.7111 0.129 0.200 0.021 0.000
1.7889 0.130 0.211 0.022 0.000
1.8667 0.131 0.221 0.022 0.000
1.9444 0.133 0.231 0.022 0.000
2.0222 0.134 0.242 0.023 0.000
2.1000 0.135 0.252 0.023 0.000
2.1778 0.136 0.263 0.024 0.000
2.2556 0.137 0.273 0.024 0.000
2.3333 0.138 0.284 0.025 0.000
2.4111 0.140 0.295 0.025 0.000
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2.4889 0.141 0.306 0.025 0.000
2.5667 0.142 0.317 0.026 0.000
2.6444 0.143 0.328 0.026 0.000
2.7222 0.144 0.339 0.027 0.000
2.8000 0.146 0.350 0.027 0.000
2.8778 0.147 0.362 0.027 0.000
2.9556 0.148 0.373 0.028 0.000
3.0333 0.149 0.385 0.028 0.000
3.1111 0.150 0.397 0.029 0.000
3.1889 0.152 0.408 0.029 0.000
3.2667 0.153 0.420 0.029 0.000
3.3444 0.154 0.432 0.030 0.000
3.4222 0.155 0.444 0.030 0.000
3.5000 0.157 0.457 0.030 0.000
3.5778 0.158 0.469 0.031 0.000
3.6556 0.159 0.481 0.031 0.000
3.7333 0.160 0.494 0.031 0.000
3.8111 0.162 0.506 0.032 0.000
3.8889 0.163 0.519 0.033 0.000
3.9667 0.164 0.532 0.037 0.000
4.0444 0.165 0.544 0.041 0.000
4.1222 0.167 0.557 0.046 0.000
4.2000 0.168 0.570 0.051 0.000
4.2778 0.169 0.584 0.057 0.000
4.3556 0.171 0.597 0.063 0.000
4.4333 0.172 0.610 0.069 0.000
4.5111 0.173 0.624 0.076 0.000
4.5889 0.174 0.637 0.082 0.000
4.6667 0.176 0.651 0.089 0.000
4.7444 0.177 0.665 0.096 0.000
4.8222 0.178 0.678 0.102 0.000
4.9000 0.180 0.692 0.111 0.000
4.9778 0.181 0.706 0.119 0.000
5.0556 0.182 0.721 0.128 0.000
5.1333 0.184 0.735 0.137 0.000
5.2111 0.185 0.749 0.146 0.000
5.2889 0.186 0.764 0.194 0.000
5.3667 0.188 0.778 0.207 0.000
5.4444 0.189 0.793 0.220 0.000
5.5222 0.190 0.808 0.233 0.000
5.6000 0.192 0.823 0.247 0.000
5.6778 0.193 0.838 0.261 0.000
5.7556 0.194 0.853 0.276 0.000
5.8333 0.196 0.868 0.290 0.000
5.9111 0.197 0.883 0.305 0.000
5.9889 0.199 0.899 0.321 0.000
6.0667 0.200 0.914 0.505 0.000
6.1444 0.201 0.930 0.896 0.000
6.2222 0.203 0.946 1.370 0.000
6.3000 0.204 0.962 1.833 0.000
6.3778 0.206 0.977 2.203 0.000
6.4556 0.207 0.994 2.439 0.000
6.5333 0.208 1.010 2.625 0.000
6.6111 0.210 1.026 2.787 0.000
6.6889 0.211 1.042 2.939 0.000
6.7667 0.213 1.059 3.083 0.000
6.8444 0.214 1.076 3.220 0.000
6.9222 0.216 1.092 3.350 0.000
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7.0000 0.217 1.109 3.476 0.000
7.0778 0.218 1.126 3.596 0.000
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Analysis Results
POC 1

+ Predeveloped x Mitigated

Predeveloped Landuse Totals for POC #1
Total Pervious Area: 1.886
Total Impervious Area: 0

Mitigated Landuse Totals for POC #1
Total Pervious Area: 0.77
Total Impervious Area: 1.116

Flow Frequency Method: Log Pearson Type III 17B

Flow Frequency Return Periods for Predeveloped.  POC #1
Return Period Flow(cfs)
2 year 0.060103
5 year 0.09222
10 year 0.114795
25 year 0.144466
50 year 0.167266
100 year 0.190582

Flow Frequency Return Periods for Mitigated.  POC #1
Return Period Flow(cfs)
2 year 0.043261
5 year 0.062539
10 year 0.078633
25 year 0.103325
50 year 0.125288
100 year 0.15068

Annual Peaks
Annual Peaks for Predeveloped and Mitigated.  POC #1
Year Predeveloped Mitigated
1902 0.044 0.041
1903 0.044 0.036
1904 0.071 0.041
1905 0.037 0.041
1906 0.017 0.030
1907 0.093 0.045
1908 0.063 0.037
1909 0.060 0.038
1910 0.091 0.044
1911 0.064 0.036
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1912 0.195 0.052
1913 0.093 0.062
1914 0.026 0.055
1915 0.044 0.041
1916 0.064 0.041
1917 0.027 0.029
1918 0.063 0.072
1919 0.055 0.038
1920 0.060 0.038
1921 0.066 0.044
1922 0.068 0.042
1923 0.060 0.041
1924 0.038 0.033
1925 0.041 0.032
1926 0.059 0.036
1927 0.033 0.036
1928 0.047 0.041
1929 0.096 0.043
1930 0.058 0.043
1931 0.057 0.038
1932 0.053 0.038
1933 0.052 0.040
1934 0.123 0.113
1935 0.055 0.077
1936 0.053 0.038
1937 0.093 0.044
1938 0.057 0.035
1939 0.012 0.040
1940 0.054 0.045
1941 0.030 0.033
1942 0.086 0.121
1943 0.045 0.040
1944 0.114 0.059
1945 0.071 0.037
1946 0.041 0.036
1947 0.031 0.034
1948 0.123 0.046
1949 0.114 0.072
1950 0.042 0.033
1951 0.034 0.035
1952 0.184 0.105
1953 0.155 0.089
1954 0.059 0.043
1955 0.048 0.028
1956 0.021 0.028
1957 0.078 0.042
1958 0.154 0.140
1959 0.093 0.124
1960 0.030 0.032
1961 0.093 0.098
1962 0.059 0.041
1963 0.034 0.029
1964 0.036 0.041
1965 0.112 0.096
1966 0.038 0.034
1967 0.054 0.038
1968 0.061 0.039
1969 0.052 0.034
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1970 0.080 0.043
1971 0.113 0.111
1972 0.075 0.065
1973 0.104 0.065
1974 0.066 0.043
1975 0.142 0.142
1976 0.065 0.042
1977 0.037 0.029
1978 0.106 0.089
1979 0.035 0.035
1980 0.062 0.044
1981 0.060 0.038
1982 0.030 0.033
1983 0.095 0.054
1984 0.057 0.043
1985 0.073 0.043
1986 0.065 0.040
1987 0.118 0.092
1988 0.069 0.058
1989 0.066 0.038
1990 0.077 0.038
1991 0.063 0.038
1992 0.072 0.078
1993 0.079 0.037
1994 0.118 0.044
1995 0.031 0.040
1996 0.122 0.115
1997 0.041 0.033
1998 0.069 0.043
1999 0.023 0.034
2000 0.050 0.041
2001 0.026 0.028
2002 0.115 0.054
2003 0.074 0.042
2004 0.068 0.043
2005 0.094 0.046
2006 0.038 0.034
2007 0.040 0.042
2008 0.064 0.036
2009 0.047 0.036
2010 0.042 0.042
2011 0.029 0.032
2012 0.071 0.041
2013 0.036 0.029
2014 0.030 0.032
2015 0.057 0.042
2016 0.028 0.032
2017 0.089 0.052
2018 0.178 0.147
2019 0.181 0.103
2020 0.061 0.042
2021 0.080 0.064
2022 0.039 0.037
2023 0.066 0.046
2024 0.212 0.050
2025 0.065 0.040
2026 0.099 0.052
2027 0.044 0.035
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2028 0.037 0.029
2029 0.062 0.045
2030 0.122 0.064
2031 0.040 0.029
2032 0.027 0.034
2033 0.040 0.029
2034 0.037 0.034
2035 0.140 0.219
2036 0.074 0.043
2037 0.025 0.034
2038 0.077 0.041
2039 0.017 0.046
2040 0.042 0.036
2041 0.047 0.034
2042 0.147 0.115
2043 0.070 0.045
2044 0.090 0.065
2045 0.056 0.059
2046 0.066 0.089
2047 0.054 0.039
2048 0.069 0.035
2049 0.064 0.039
2050 0.048 0.035
2051 0.096 0.052
2052 0.043 0.035
2053 0.067 0.094
2054 0.084 0.085
2055 0.043 0.030
2056 0.036 0.040
2057 0.050 0.034
2058 0.061 0.038
2059 0.097 0.046

Ranked Annual Peaks
Ranked Annual Peaks for Predeveloped and Mitigated.  POC #1
Rank Predeveloped Mitigated
1 0.2125 0.2193
2 0.1948 0.1470
3 0.1841 0.1423
4 0.1814 0.1405
5 0.1780 0.1238
6 0.1550 0.1208
7 0.1540 0.1152
8 0.1474 0.1147
9 0.1418 0.1133
10 0.1397 0.1114
11 0.1227 0.1046
12 0.1225 0.1033
13 0.1218 0.0978
14 0.1215 0.0964
15 0.1179 0.0938
16 0.1176 0.0917
17 0.1150 0.0891
18 0.1144 0.0890
19 0.1137 0.0885
20 0.1126 0.0853
21 0.1118 0.0775
22 0.1057 0.0774
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23 0.1039 0.0724
24 0.0987 0.0716
25 0.0974 0.0655
26 0.0963 0.0651
27 0.0958 0.0648
28 0.0949 0.0637
29 0.0944 0.0635
30 0.0932 0.0619
31 0.0928 0.0593
32 0.0927 0.0590
33 0.0927 0.0579
34 0.0925 0.0547
35 0.0908 0.0541
36 0.0901 0.0536
37 0.0891 0.0524
38 0.0857 0.0522
39 0.0843 0.0521
40 0.0802 0.0517
41 0.0796 0.0500
42 0.0790 0.0460
43 0.0781 0.0459
44 0.0775 0.0456
45 0.0768 0.0456
46 0.0746 0.0455
47 0.0742 0.0454
48 0.0735 0.0447
49 0.0731 0.0447
50 0.0722 0.0446
51 0.0711 0.0444
52 0.0706 0.0440
53 0.0706 0.0437
54 0.0704 0.0436
55 0.0695 0.0436
56 0.0692 0.0432
57 0.0692 0.0432
58 0.0685 0.0432
59 0.0681 0.0431
60 0.0668 0.0431
61 0.0664 0.0430
62 0.0662 0.0430
63 0.0660 0.0427
64 0.0658 0.0427
65 0.0656 0.0426
66 0.0651 0.0425
67 0.0649 0.0424
68 0.0649 0.0423
69 0.0644 0.0419
70 0.0639 0.0419
71 0.0636 0.0417
72 0.0636 0.0416
73 0.0635 0.0416
74 0.0635 0.0415
75 0.0629 0.0414
76 0.0625 0.0412
77 0.0618 0.0412
78 0.0611 0.0411
79 0.0611 0.0411
80 0.0610 0.0410
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81 0.0602 0.0409
82 0.0600 0.0408
83 0.0600 0.0408
84 0.0597 0.0407
85 0.0590 0.0406
86 0.0589 0.0403
87 0.0589 0.0401
88 0.0575 0.0400
89 0.0574 0.0398
90 0.0573 0.0398
91 0.0572 0.0396
92 0.0565 0.0395
93 0.0560 0.0395
94 0.0551 0.0394
95 0.0549 0.0386
96 0.0543 0.0383
97 0.0540 0.0383
98 0.0537 0.0382
99 0.0532 0.0381
100 0.0528 0.0381
101 0.0522 0.0380
102 0.0521 0.0379
103 0.0505 0.0378
104 0.0501 0.0378
105 0.0481 0.0377
106 0.0477 0.0377
107 0.0470 0.0376
108 0.0467 0.0372
109 0.0466 0.0371
110 0.0447 0.0366
111 0.0445 0.0366
112 0.0442 0.0363
113 0.0442 0.0363
114 0.0436 0.0363
115 0.0427 0.0362
116 0.0426 0.0361
117 0.0423 0.0360
118 0.0420 0.0357
119 0.0415 0.0356
120 0.0414 0.0353
121 0.0410 0.0353
122 0.0406 0.0352
123 0.0404 0.0352
124 0.0401 0.0348
125 0.0396 0.0348
126 0.0390 0.0347
127 0.0380 0.0344
128 0.0378 0.0344
129 0.0375 0.0343
130 0.0375 0.0341
131 0.0367 0.0340
132 0.0366 0.0339
133 0.0366 0.0339
134 0.0357 0.0338
135 0.0356 0.0337
136 0.0355 0.0336
137 0.0348 0.0333
138 0.0345 0.0332
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139 0.0335 0.0329
140 0.0329 0.0329
141 0.0309 0.0327
142 0.0308 0.0324
143 0.0304 0.0322
144 0.0297 0.0322
145 0.0296 0.0322
146 0.0296 0.0320
147 0.0291 0.0304
148 0.0276 0.0302
149 0.0273 0.0294
150 0.0271 0.0292
151 0.0259 0.0289
152 0.0257 0.0289
153 0.0247 0.0289
154 0.0233 0.0288
155 0.0212 0.0287
156 0.0170 0.0285
157 0.0169 0.0280
158 0.0120 0.0279
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Duration Flows
The Facility PASSED

Flow(cfs) Predev Mit Percentage Pass/Fail
0.0301 16315 16412 100 Pass
0.0314 14778 10949 74 Pass
0.0328 13320 7645 57 Pass
0.0342 12021 6173 51 Pass
0.0356 10889 5180 47 Pass
0.0370 9919 4446 44 Pass
0.0384 9037 3945 43 Pass
0.0398 8245 3572 43 Pass
0.0411 7528 3238 43 Pass
0.0425 6902 2974 43 Pass
0.0439 6325 2737 43 Pass
0.0453 5830 2544 43 Pass
0.0467 5331 2363 44 Pass
0.0481 4913 2217 45 Pass
0.0495 4515 2083 46 Pass
0.0508 4169 1951 46 Pass
0.0522 3854 1837 47 Pass
0.0536 3535 1719 48 Pass
0.0550 3258 1627 49 Pass
0.0564 2996 1539 51 Pass
0.0578 2753 1461 53 Pass
0.0592 2530 1376 54 Pass
0.0605 2323 1295 55 Pass
0.0619 2141 1211 56 Pass
0.0633 1960 1140 58 Pass
0.0647 1813 1072 59 Pass
0.0661 1673 1011 60 Pass
0.0675 1566 954 60 Pass
0.0689 1470 901 61 Pass
0.0702 1373 849 61 Pass
0.0716 1289 805 62 Pass
0.0730 1197 765 63 Pass
0.0744 1120 712 63 Pass
0.0758 1044 679 65 Pass
0.0772 978 648 66 Pass
0.0786 899 610 67 Pass
0.0799 840 577 68 Pass
0.0813 793 539 67 Pass
0.0827 745 512 68 Pass
0.0841 714 486 68 Pass
0.0855 671 457 68 Pass
0.0869 640 425 66 Pass
0.0883 606 400 66 Pass
0.0896 567 376 66 Pass
0.0910 534 352 65 Pass
0.0924 502 332 66 Pass
0.0938 463 311 67 Pass
0.0952 432 294 68 Pass
0.0966 403 282 69 Pass
0.0980 374 263 70 Pass
0.0994 346 246 71 Pass
0.1007 326 224 68 Pass
0.1021 309 211 68 Pass
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0.1035 293 192 65 Pass
0.1049 277 177 63 Pass
0.1063 262 165 62 Pass
0.1077 242 156 64 Pass
0.1091 227 145 63 Pass
0.1104 209 129 61 Pass
0.1118 193 121 62 Pass
0.1132 183 111 60 Pass
0.1146 174 106 60 Pass
0.1160 162 95 58 Pass
0.1174 149 89 59 Pass
0.1188 135 82 60 Pass
0.1201 124 76 61 Pass
0.1215 116 65 56 Pass
0.1229 100 63 63 Pass
0.1243 91 59 64 Pass
0.1257 87 57 65 Pass
0.1271 82 52 63 Pass
0.1285 75 49 65 Pass
0.1298 70 48 68 Pass
0.1312 66 45 68 Pass
0.1326 58 43 74 Pass
0.1340 51 40 78 Pass
0.1354 44 39 88 Pass
0.1368 40 37 92 Pass
0.1382 34 34 100 Pass
0.1395 32 31 96 Pass
0.1409 30 25 83 Pass
0.1423 27 20 74 Pass
0.1437 25 16 64 Pass
0.1451 25 14 56 Pass
0.1465 23 12 52 Pass
0.1479 21 10 47 Pass
0.1492 19 10 52 Pass
0.1506 18 10 55 Pass
0.1520 16 9 56 Pass
0.1534 14 8 57 Pass
0.1548 13 8 61 Pass
0.1562 11 8 72 Pass
0.1576 11 8 72 Pass
0.1589 10 8 80 Pass
0.1603 10 8 80 Pass
0.1617 10 8 80 Pass
0.1631 10 8 80 Pass
0.1645 9 8 88 Pass
0.1659 9 8 88 Pass
0.1673 8 8 100 Pass
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Water Quality
Water Quality BMP Flow and Volume for POC #1
On-line facility volume: 0.0564 acre-feet
On-line facility target flow: 0.0288 cfs.
Adjusted for 15 min: 0.031 cfs.
Off-line facility target flow: 0.0192 cfs.
Adjusted for 15 min: 0.0207 cfs.
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LID Report
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Model Default Modifications

Total of 0 changes have been made.

PERLND Changes
 No PERLND changes have been made.

IMPLND Changes
No IMPLND changes have been made.
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Appendix
Predeveloped Schematic
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Mitigated Schematic
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Predeveloped UCI File
RUN

GLOBAL
  WWHM4 model simulation
  START       1901 10 01        END    2059 09 30
  RUN INTERP OUTPUT LEVEL    3    0
  RESUME     0 RUN     1                   UNIT SYSTEM     1
END GLOBAL

FILES
<File>  <Un#>   <-----------File Name------------------------------>***
<-ID->                                                              ***
WDM        26   default[18].wdm
MESSU      25   Predefault[18].MES
           27   Predefault[18].L61
           28   Predefault[18].L62
           30   POCdefault[18]1.dat
END FILES

OPN SEQUENCE
    INGRP              INDELT 00:60
      PERLND      10
      COPY       501
      DISPLY       1
    END INGRP
END OPN SEQUENCE
DISPLY
  DISPLY-INFO1
    # -  #<----------Title----------->***TRAN PIVL DIG1 FIL1  PYR DIG2 FIL2 YRND
    1        Basin  1                    MAX                    1    2   30    9
  END DISPLY-INFO1
END DISPLY
COPY
  TIMESERIES
    # -  #  NPT  NMN ***
    1         1    1
  501         1    1
  END TIMESERIES
END COPY
GENER 
  OPCODE
    #    # OPCD ***
  END OPCODE
  PARM
    #    #         K ***
  END PARM
END GENER
PERLND
  GEN-INFO
    <PLS ><-------Name------->NBLKS   Unit-systems   Printer ***
    # -  #                          User  t-series Engl Metr ***
                                           in  out           ***
   10     C, Forest, Flat         1    1    1    1   27    0
  END GEN-INFO
  *** Section PWATER***

  ACTIVITY
    <PLS > ************* Active Sections *****************************
    # -  # ATMP SNOW PWAT  SED  PST  PWG PQAL MSTL PEST NITR PHOS TRAC ***
   10         0    0    1    0    0    0    0    0    0    0    0    0    
  END ACTIVITY

  PRINT-INFO
    <PLS > ***************** Print-flags ***************************** PIVL  PYR
    # -  # ATMP SNOW PWAT  SED  PST  PWG PQAL MSTL PEST NITR PHOS TRAC  *********
   10         0    0    4    0    0    0    0    0    0    0    0    0    1    9    
  END PRINT-INFO



default[18] 5/20/2020 3:24:49 PM Page 26

  PWAT-PARM1
    <PLS >  PWATER variable monthly parameter value flags  ***
    # -  # CSNO RTOP UZFG  VCS  VUZ  VNN VIFW VIRC  VLE INFC  HWT ***
   10         0    0    0    0    0    0    0    0    0    0    0    
  END PWAT-PARM1

  PWAT-PARM2
    <PLS >      PWATER input info: Part 2         ***
    # -  # ***FOREST      LZSN    INFILT      LSUR     SLSUR     KVARY     AGWRC
   10              0       4.5      0.08       400      0.05       0.5     0.996
  END PWAT-PARM2

  PWAT-PARM3
    <PLS >      PWATER input info: Part 3         ***
    # -  # ***PETMAX    PETMIN    INFEXP    INFILD    DEEPFR    BASETP    AGWETP
   10              0         0         2         2         0         0         0
  END PWAT-PARM3
  PWAT-PARM4
    <PLS >     PWATER input info: Part 4                               ***
    # -  #     CEPSC      UZSN      NSUR     INTFW       IRC     LZETP ***
   10            0.2       0.5      0.35         6       0.5       0.7
  END PWAT-PARM4

  PWAT-STATE1
    <PLS > *** Initial conditions at start of simulation
              ran from 1990 to end of 1992 (pat 1-11-95) RUN 21 ***
    # -  # ***  CEPS      SURS       UZS      IFWS       LZS      AGWS      GWVS
   10              0         0         0         0       2.5         1         0
  END PWAT-STATE1

END PERLND

IMPLND
  GEN-INFO
    <PLS ><-------Name------->   Unit-systems   Printer ***
    # -  #                     User  t-series Engl Metr ***
                                      in  out           ***
  END GEN-INFO
  *** Section IWATER***

  ACTIVITY
    <PLS > ************* Active Sections *****************************
    # -  # ATMP SNOW IWAT  SLD  IWG IQAL   ***
  END ACTIVITY

  PRINT-INFO
    <ILS > ******** Print-flags ******** PIVL  PYR
    # -  # ATMP SNOW IWAT  SLD  IWG IQAL    *********
  END PRINT-INFO

  IWAT-PARM1
    <PLS >  IWATER variable monthly parameter value flags  ***
    # -  # CSNO RTOP  VRS  VNN RTLI     ***
  END IWAT-PARM1

  IWAT-PARM2
    <PLS >      IWATER input info: Part 2         ***
    # -  # ***  LSUR     SLSUR      NSUR     RETSC    
  END IWAT-PARM2

  IWAT-PARM3
    <PLS >      IWATER input info: Part 3         ***
    # -  # ***PETMAX    PETMIN              
  END IWAT-PARM3

  IWAT-STATE1
    <PLS > *** Initial conditions at start of simulation
    # -  # ***  RETS      SURS  
  END IWAT-STATE1
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END IMPLND

SCHEMATIC
<-Source->                  <--Area-->     <-Target->   MBLK   ***
<Name>   #                  <-factor->     <Name>   #   Tbl#   ***
Basin  1***
PERLND  10                        1.83     COPY   501     12
PERLND  10                        1.83     COPY   501     13
Basin  2***
PERLND  10                       0.056     COPY   501     12
PERLND  10                       0.056     COPY   501     13

******Routing******
END SCHEMATIC

NETWORK
<-Volume-> <-Grp> <-Member-><--Mult-->Tran <-Target vols> <-Grp> <-Member->  ***
<Name>   #        <Name> # #<-factor->strg <Name>   #   #        <Name> # #  ***
COPY   501 OUTPUT MEAN   1 1   12.1        DISPLY   1     INPUT  TIMSER 1

<-Volume-> <-Grp> <-Member-><--Mult-->Tran <-Target vols> <-Grp> <-Member->  ***
<Name>   #        <Name> # #<-factor->strg <Name>   #   #        <Name> # #  ***
END NETWORK

RCHRES
  GEN-INFO
    RCHRES       Name        Nexits   Unit Systems   Printer                 ***
    # -  #<------------------><---> User T-series  Engl Metr LKFG            ***
                                           in  out                           ***
  END GEN-INFO
  *** Section RCHRES***

  ACTIVITY
    <PLS > ************* Active Sections *****************************
    # -  # HYFG ADFG CNFG HTFG SDFG GQFG OXFG NUFG PKFG PHFG ***
  END ACTIVITY

  PRINT-INFO
    <PLS > ***************** Print-flags ******************* PIVL  PYR
    # -  # HYDR ADCA CONS HEAT  SED  GQL OXRX NUTR PLNK PHCB PIVL  PYR  *********
  END PRINT-INFO

  HYDR-PARM1
    RCHRES  Flags for each HYDR Section                                      ***
    # -  #  VC A1 A2 A3  ODFVFG for each *** ODGTFG for each     FUNCT  for each
            FG FG FG FG  possible  exit  *** possible  exit      possible  exit
             *  *  *  *    *  *  *  *  *       *  *  *  *  *         ***
  END HYDR-PARM1

  HYDR-PARM2
    # -  #    FTABNO       LEN     DELTH     STCOR        KS      DB50       ***
  <------><--------><--------><--------><--------><--------><-------->       ***
  END HYDR-PARM2
  HYDR-INIT
    RCHRES  Initial conditions for each HYDR section                         ***
    # -  # ***   VOL     Initial  value  of COLIND     Initial  value  of OUTDGT
          *** ac-ft     for each possible exit        for each possible exit
  <------><-------->     <---><---><---><---><---> *** <---><---><---><---><--->
  END HYDR-INIT
END RCHRES

SPEC-ACTIONS
END SPEC-ACTIONS
FTABLES
END FTABLES

EXT SOURCES
<-Volume-> <Member> SsysSgap<--Mult-->Tran <-Target vols> <-Grp> <-Member->  ***
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<Name>   # <Name> # tem strg<-factor->strg <Name>   #   #        <Name> # #  ***
WDM      2 PREC     ENGL    1         SUM  PERLND   1 999 EXTNL  PREC
WDM      2 PREC     ENGL    1         SUM  IMPLND   1 999 EXTNL  PREC
WDM      1 EVAP     ENGL    1              PERLND   1 999 EXTNL  PETINP
WDM      1 EVAP     ENGL    1              IMPLND   1 999 EXTNL  PETINP

END EXT SOURCES

EXT TARGETS
<-Volume-> <-Grp> <-Member-><--Mult-->Tran <-Volume-> <Member> Tsys Tgap Amd ***
<Name>   #        <Name> # #<-factor->strg <Name>   # <Name>    tem strg strg***
COPY   501 OUTPUT MEAN   1 1     12.1      WDM    501 FLOW     ENGL      REPL
END EXT TARGETS

MASS-LINK
<Volume>   <-Grp> <-Member-><--Mult-->     <Target>       <-Grp> <-Member->***
<Name>            <Name> # #<-factor->     <Name>                <Name> # #***
  MASS-LINK       12
PERLND     PWATER SURO       0.083333      COPY           INPUT  MEAN
  END MASS-LINK   12

  MASS-LINK       13
PERLND     PWATER IFWO       0.083333      COPY           INPUT  MEAN
  END MASS-LINK   13

END MASS-LINK

END RUN
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Mitigated UCI File
RUN

GLOBAL
  WWHM4 model simulation
  START       1901 10 01        END    2059 09 30
  RUN INTERP OUTPUT LEVEL    3    0
  RESUME     0 RUN     1                   UNIT SYSTEM     1
END GLOBAL

FILES
<File>  <Un#>   <-----------File Name------------------------------>***
<-ID->                                                              ***
WDM        26   default[18].wdm
MESSU      25   Mitdefault[18].MES
           27   Mitdefault[18].L61
           28   Mitdefault[18].L62
           30   POCdefault[18]1.dat
END FILES

OPN SEQUENCE
    INGRP              INDELT 00:60
      PERLND      13
      IMPLND       5
      IMPLND       2
      RCHRES       1
      COPY         1
      COPY       501
      COPY       601
      DISPLY       1
    END INGRP
END OPN SEQUENCE
DISPLY
  DISPLY-INFO1
    # -  #<----------Title----------->***TRAN PIVL DIG1 FIL1  PYR DIG2 FIL2 YRND
    1        Trapezoidal Pond  1         MAX                    1    2   30    9
  END DISPLY-INFO1
END DISPLY
COPY
  TIMESERIES
    # -  #  NPT  NMN ***
    1         1    1
  501         1    1
  601         1    1
  END TIMESERIES
END COPY
GENER 
  OPCODE
    #    # OPCD ***
  END OPCODE
  PARM
    #    #         K ***
  END PARM
END GENER
PERLND
  GEN-INFO
    <PLS ><-------Name------->NBLKS   Unit-systems   Printer ***
    # -  #                          User  t-series Engl Metr ***
                                           in  out           ***
   13     C, Pasture, Flat        1    1    1    1   27    0
  END GEN-INFO
  *** Section PWATER***

  ACTIVITY
    <PLS > ************* Active Sections *****************************
    # -  # ATMP SNOW PWAT  SED  PST  PWG PQAL MSTL PEST NITR PHOS TRAC ***
   13         0    0    1    0    0    0    0    0    0    0    0    0    
  END ACTIVITY
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  PRINT-INFO
    <PLS > ***************** Print-flags ***************************** PIVL  PYR
    # -  # ATMP SNOW PWAT  SED  PST  PWG PQAL MSTL PEST NITR PHOS TRAC  *********
   13         0    0    4    0    0    0    0    0    0    0    0    0    1    9    
  END PRINT-INFO

  PWAT-PARM1
    <PLS >  PWATER variable monthly parameter value flags  ***
    # -  # CSNO RTOP UZFG  VCS  VUZ  VNN VIFW VIRC  VLE INFC  HWT ***
   13         0    0    0    0    0    0    0    0    0    0    0    
  END PWAT-PARM1

  PWAT-PARM2
    <PLS >      PWATER input info: Part 2         ***
    # -  # ***FOREST      LZSN    INFILT      LSUR     SLSUR     KVARY     AGWRC
   13              0       4.5      0.06       400      0.05       0.5     0.996
  END PWAT-PARM2

  PWAT-PARM3
    <PLS >      PWATER input info: Part 3         ***
    # -  # ***PETMAX    PETMIN    INFEXP    INFILD    DEEPFR    BASETP    AGWETP
   13              0         0         2         2         0         0         0
  END PWAT-PARM3
  PWAT-PARM4
    <PLS >     PWATER input info: Part 4                               ***
    # -  #     CEPSC      UZSN      NSUR     INTFW       IRC     LZETP ***
   13           0.15       0.4       0.3         6       0.5       0.4
  END PWAT-PARM4

  PWAT-STATE1
    <PLS > *** Initial conditions at start of simulation
              ran from 1990 to end of 1992 (pat 1-11-95) RUN 21 ***
    # -  # ***  CEPS      SURS       UZS      IFWS       LZS      AGWS      GWVS
   13              0         0         0         0       2.5         1         0
  END PWAT-STATE1

END PERLND

IMPLND
  GEN-INFO
    <PLS ><-------Name------->   Unit-systems   Printer ***
    # -  #                     User  t-series Engl Metr ***
                                      in  out           ***
    5      DRIVEWAYS/FLAT         1    1    1   27    0
    2      ROADS/MOD              1    1    1   27    0
  END GEN-INFO
  *** Section IWATER***

  ACTIVITY
    <PLS > ************* Active Sections *****************************
    # -  # ATMP SNOW IWAT  SLD  IWG IQAL   ***
    5         0    0    1    0    0    0    
    2         0    0    1    0    0    0    
  END ACTIVITY

  PRINT-INFO
    <ILS > ******** Print-flags ******** PIVL  PYR
    # -  # ATMP SNOW IWAT  SLD  IWG IQAL    *********
    5         0    0    4    0    0    0    1    9    
    2         0    0    4    0    0    0    1    9    
  END PRINT-INFO

  IWAT-PARM1
    <PLS >  IWATER variable monthly parameter value flags  ***
    # -  # CSNO RTOP  VRS  VNN RTLI     ***
    5         0    0    0    0    0    
    2         0    0    0    0    0    
  END IWAT-PARM1

  IWAT-PARM2
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    <PLS >      IWATER input info: Part 2         ***
    # -  # ***  LSUR     SLSUR      NSUR     RETSC    
    5            400      0.01       0.1       0.1
    2            400      0.05       0.1      0.08
  END IWAT-PARM2

  IWAT-PARM3
    <PLS >      IWATER input info: Part 3         ***
    # -  # ***PETMAX    PETMIN              
    5              0         0
    2              0         0
  END IWAT-PARM3

  IWAT-STATE1
    <PLS > *** Initial conditions at start of simulation
    # -  # ***  RETS      SURS  
    5              0         0
    2              0         0
  END IWAT-STATE1

END IMPLND

SCHEMATIC
<-Source->                  <--Area-->     <-Target->   MBLK   ***
<Name>   #                  <-factor->     <Name>   #   Tbl#   ***
Basin  1***
PERLND  13                        0.77     RCHRES   1      2
PERLND  13                        0.77     RCHRES   1      3
IMPLND   5                        1.06     RCHRES   1      5
Basin  2***
IMPLND   2                       0.056     COPY   501     15
IMPLND   2                       0.056     COPY   601     15

******Routing******
PERLND  13                        0.77     COPY     1     12
IMPLND   5                        1.06     COPY     1     15
PERLND  13                        0.77     COPY     1     13
RCHRES   1                           1     COPY   501     16
END SCHEMATIC

NETWORK
<-Volume-> <-Grp> <-Member-><--Mult-->Tran <-Target vols> <-Grp> <-Member->  ***
<Name>   #        <Name> # #<-factor->strg <Name>   #   #        <Name> # #  ***
COPY   501 OUTPUT MEAN   1 1   12.1        DISPLY   1     INPUT  TIMSER 1

<-Volume-> <-Grp> <-Member-><--Mult-->Tran <-Target vols> <-Grp> <-Member->  ***
<Name>   #        <Name> # #<-factor->strg <Name>   #   #        <Name> # #  ***
END NETWORK

RCHRES
  GEN-INFO
    RCHRES       Name        Nexits   Unit Systems   Printer                 ***
    # -  #<------------------><---> User T-series  Engl Metr LKFG            ***
                                           in  out                           ***
    1     Trapezoidal Pond-005    1    1    1    1   28    0    1
  END GEN-INFO
  *** Section RCHRES***

  ACTIVITY
    <PLS > ************* Active Sections *****************************
    # -  # HYFG ADFG CNFG HTFG SDFG GQFG OXFG NUFG PKFG PHFG ***
    1         1    0    0    0    0    0    0    0    0    0    
  END ACTIVITY

  PRINT-INFO
    <PLS > ***************** Print-flags ******************* PIVL  PYR
    # -  # HYDR ADCA CONS HEAT  SED  GQL OXRX NUTR PLNK PHCB PIVL  PYR  *********
    1         4    0    0    0    0    0    0    0    0    0    1    9    
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  END PRINT-INFO

  HYDR-PARM1
    RCHRES  Flags for each HYDR Section                                      ***
    # -  #  VC A1 A2 A3  ODFVFG for each *** ODGTFG for each     FUNCT  for each
            FG FG FG FG  possible  exit  *** possible  exit      possible  exit
             *  *  *  *    *  *  *  *  *       *  *  *  *  *         ***
    1        0  1  0  0    4  0  0  0  0       0  0  0  0  0       2  2  2  2  2
  END HYDR-PARM1

  HYDR-PARM2
    # -  #    FTABNO       LEN     DELTH     STCOR        KS      DB50       ***
  <------><--------><--------><--------><--------><--------><-------->       ***
    1              1      0.02       0.0       0.0       0.5       0.0
  END HYDR-PARM2
  HYDR-INIT
    RCHRES  Initial conditions for each HYDR section                         ***
    # -  # ***   VOL     Initial  value  of COLIND     Initial  value  of OUTDGT
          *** ac-ft     for each possible exit        for each possible exit
  <------><-------->     <---><---><---><---><---> *** <---><---><---><---><--->
    1            0         4.0  0.0  0.0  0.0  0.0       0.0  0.0  0.0  0.0  0.0
  END HYDR-INIT
END RCHRES

SPEC-ACTIONS
END SPEC-ACTIONS
FTABLES
  FTABLE      1
   91    4
     Depth      Area    Volume  Outflow1 Velocity  Travel Time***
      (ft)   (acres) (acre-ft)   (cfs)   (ft/sec)    (Minutes)***
  0.000000  0.105601  0.000000  0.000000  
  0.077778  0.106646  0.008254  0.004581  
  0.155556  0.107696  0.016590  0.006478  
  0.233333  0.108750  0.025007  0.007934  
  0.311111  0.109808  0.033506  0.009162  
  0.388889  0.110871  0.042088  0.010243  
  0.466667  0.111938  0.050753  0.011221  
  0.544444  0.113010  0.059501  0.012120  
  0.622222  0.114086  0.068333  0.012957  
  0.700000  0.115166  0.077248  0.013743  
  0.777778  0.116251  0.086248  0.014486  
  0.855556  0.117341  0.095332  0.015193  
  0.933333  0.118434  0.104501  0.015869  
  1.011111  0.119533  0.113755  0.016516  
  1.088889  0.120635  0.123095  0.017140  
  1.166667  0.121743  0.132521  0.017742  
  1.244444  0.122854  0.142033  0.018323  
  1.322222  0.123970  0.151631  0.018887  
  1.400000  0.125091  0.161317  0.019435  
  1.477778  0.126216  0.171090  0.019967  
  1.555556  0.127345  0.180951  0.020486  
  1.633333  0.128479  0.190900  0.020992  
  1.711111  0.129617  0.200937  0.021486  
  1.788889  0.130760  0.211063  0.021969  
  1.866667  0.131907  0.221277  0.022441  
  1.944444  0.133059  0.231582  0.022904  
  2.022222  0.134215  0.241976  0.023358  
  2.100000  0.135376  0.252460  0.023803  
  2.177778  0.136541  0.263034  0.024240  
  2.255556  0.137710  0.273700  0.024669  
  2.333333  0.138884  0.284456  0.025090  
  2.411111  0.140062  0.295304  0.025505  
  2.488889  0.141245  0.306244  0.025913  
  2.566667  0.142432  0.317275  0.026315  
  2.644444  0.143624  0.328400  0.026711  
  2.722222  0.144820  0.339617  0.027101  
  2.800000  0.146020  0.350928  0.027485  
  2.877778  0.147225  0.362332  0.027864  
  2.955556  0.148435  0.373829  0.028238  
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  3.033333  0.149648  0.385421  0.028607  
  3.111111  0.150867  0.397108  0.028972  
  3.188889  0.152089  0.408890  0.029332  
  3.266667  0.153317  0.420767  0.029687  
  3.344444  0.154548  0.432739  0.030039  
  3.422222  0.155784  0.444808  0.030386  
  3.500000  0.157025  0.456973  0.030729  
  3.577778  0.158270  0.469234  0.031069  
  3.655556  0.159519  0.481592  0.031405  
  3.733333  0.160773  0.494048  0.031737  
  3.811111  0.162031  0.506602  0.032066  
  3.888889  0.163294  0.519253  0.033876  
  3.966667  0.164561  0.532003  0.037253  
  4.044444  0.165833  0.544852  0.041488  
  4.122222  0.167109  0.557800  0.046345  
  4.200000  0.168389  0.570847  0.051681  
  4.277778  0.169674  0.583994  0.057397  
  4.355556  0.170964  0.597241  0.063413  
  4.433333  0.172258  0.610588  0.069667  
  4.511111  0.173556  0.624036  0.076106  
  4.588889  0.174859  0.637586  0.082683  
  4.666667  0.176166  0.651237  0.089357  
  4.744444  0.177477  0.664990  0.096092  
  4.822222  0.178793  0.678845  0.102892  
  4.900000  0.180114  0.692802  0.111109  
  4.977778  0.181439  0.706863  0.119615  
  5.055556  0.182768  0.721026  0.128400  
  5.133333  0.184102  0.735293  0.137454  
  5.211111  0.185440  0.749664  0.146770  
  5.288889  0.186783  0.764140  0.194308  
  5.366667  0.188130  0.778720  0.207181  
  5.444444  0.189482  0.793405  0.220372  
  5.522222  0.190838  0.808195  0.233875  
  5.600000  0.192198  0.823091  0.247681  
  5.677778  0.193563  0.838092  0.261785  
  5.755556  0.194933  0.853201  0.276179  
  5.833333  0.196306  0.868416  0.290859  
  5.911111  0.197685  0.883737  0.305818  
  5.988889  0.199067  0.899167  0.321051  
  6.066667  0.200455  0.914704  0.505706  
  6.144444  0.201846  0.930349  0.896373  
  6.222222  0.203242  0.946102  1.370017  
  6.300000  0.204643  0.961964  1.833915  
  6.377778  0.206048  0.977936  2.203767  
  6.455556  0.207457  0.994016  2.438976  
  6.533333  0.208871  1.010207  2.625164  
  6.611111  0.210289  1.026508  2.787427  
  6.688889  0.211712  1.042919  2.939668  
  6.766667  0.213139  1.059441  3.083543  
  6.844444  0.214571  1.076074  3.220297  
  6.922222  0.216007  1.092819  3.350896  
  7.000000  0.217447  1.109675  3.476103  
  END FTABLE  1
END FTABLES

EXT SOURCES
<-Volume-> <Member> SsysSgap<--Mult-->Tran <-Target vols> <-Grp> <-Member->  ***
<Name>   # <Name> # tem strg<-factor->strg <Name>   #   #        <Name> # #  ***
WDM      2 PREC     ENGL    1         SUM  PERLND   1 999 EXTNL  PREC
WDM      2 PREC     ENGL    1         SUM  IMPLND   1 999 EXTNL  PREC
WDM      1 EVAP     ENGL    1              PERLND   1 999 EXTNL  PETINP
WDM      1 EVAP     ENGL    1              IMPLND   1 999 EXTNL  PETINP
WDM      2 PREC     ENGL    1         SUM  RCHRES   1     EXTNL  PREC
WDM      1 EVAP     ENGL    1              RCHRES   1     EXTNL  POTEV

END EXT SOURCES

EXT TARGETS
<-Volume-> <-Grp> <-Member-><--Mult-->Tran <-Volume-> <Member> Tsys Tgap Amd ***
<Name>   #        <Name> # #<-factor->strg <Name>   # <Name>    tem strg strg***
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RCHRES   1 HYDR   RO     1 1        1      WDM   1000 FLOW     ENGL      REPL
RCHRES   1 HYDR   STAGE  1 1        1      WDM   1001 STAG     ENGL      REPL
COPY     1 OUTPUT MEAN   1 1     12.1      WDM    701 FLOW     ENGL      REPL
COPY   501 OUTPUT MEAN   1 1     12.1      WDM    801 FLOW     ENGL      REPL
COPY   601 OUTPUT MEAN   1 1     12.1      WDM    901 FLOW     ENGL      REPL
END EXT TARGETS

MASS-LINK
<Volume>   <-Grp> <-Member-><--Mult-->     <Target>       <-Grp> <-Member->***
<Name>            <Name> # #<-factor->     <Name>                <Name> # #***
  MASS-LINK        2
PERLND     PWATER SURO       0.083333      RCHRES         INFLOW IVOL
  END MASS-LINK    2

  MASS-LINK        3
PERLND     PWATER IFWO       0.083333      RCHRES         INFLOW IVOL
  END MASS-LINK    3

  MASS-LINK        5
IMPLND     IWATER SURO       0.083333      RCHRES         INFLOW IVOL
  END MASS-LINK    5

  MASS-LINK       12
PERLND     PWATER SURO       0.083333      COPY           INPUT  MEAN
  END MASS-LINK   12

  MASS-LINK       13
PERLND     PWATER IFWO       0.083333      COPY           INPUT  MEAN
  END MASS-LINK   13

  MASS-LINK       15
IMPLND     IWATER SURO       0.083333      COPY           INPUT  MEAN
  END MASS-LINK   15

  MASS-LINK       16
RCHRES     ROFLOW                          COPY           INPUT  MEAN
  END MASS-LINK   16

END MASS-LINK

END RUN
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Predeveloped HSPF Message File
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Mitigated HSPF Message File
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Disclaimer
Legal Notice
This program and accompanying documentation are provided 'as-is' without warranty of any kind.  The 
entire risk regarding the performance and results of this program is assumed by End User.   Clear 
Creek Solutions Inc. and the governmental licensee or sublicensees disclaim all warranties, either 
expressed or implied, including but not limited to implied warranties of program and accompanying 
documentation.  In no event shall Clear Creek Solutions Inc. be liable for any damages whatsoever 
(including without limitation to damages for loss of business profits, loss of business information, 
business interruption, and the like) arising out of the use of, or inability to use this program even 
if Clear Creek Solutions Inc. or their authorized representatives have been advised of the 
possibility of such damages.  Software Copyright © by : Clear Creek Solutions, Inc. 2005-2020; All 
Rights Reserved.

Clear Creek Solutions, Inc.
6200 Capitol Blvd.  Ste F
Olympia, WA.  98501
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SKANSIE STORAGE 
TRAFFIC IMPACT ASSESSMENT 

1. INTRODUCTION

The main goals of this study focus on the assessment of existing roadway conditions and 
forecasts of newly generated project traffic.  The first task includes the review of general 
roadway information on the adjacent street system, public transportation information, and 
entering sight distance data.  Forecasts of future traffic and dispersion patterns on the 
street system are then determined using established trip generation and distribution 
techniques.  As a final step, appropriate conclusions and mitigation measures are defined, 
if needed. 

2. PROJECT DESCRIPTION

Skansie Storage proposes for the construction of a new 76,843 square foot, 509-unit self-
storage facility in the city of Gig Harbor.  The subject property is situated on an 
undeveloped, 2.18-acre parcel: 0221066003 with 89th Street NW bordering to the north 
and Skansie Avenue bordering to the east.  The subject site will be served by one new 
private driveway access via 89th Street NW.  A vicinity aerial image is illustrated in Figure 
1 below.  A conceptual site plan with the proposed building footprint is presented in  
Figure 2 on the following page. 

     Figure 1: Site Location 
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3. EXISTING CONDITIONS

3.1 Existing Roadway Characteristics 

Access to the site is provided by way of Bujacich Rd NW/Skansie Ave.  North of 89th St 
NW the roadway is Bujacich Rd NW; south of 89th St N it becomes Skansie Ave. This 
street is a two-lane, city designated collector roadway bordering the east side of the 
subject site.  The road cross section consists of one 10-11-foot wide travel lane in either 
direction and 5-foot wide paved/gravel shoulders.  The roadway has a posted speed limit 
of 35 mph north of the site, and 20-25 mph depending on school zone proximity. 

3.2   Existing Peak Hour Volumes and Patterns 

Field data was collected to determine baseline vehicular volumes on the adjacent street 
system.  A turning movement count was performed at the intersection of 89th St NW & 
Skansie Ave/Bujacich Dr NW between the peak period of 4:00-6:00 PM.  The one hour 
reflecting highest overall roadway volumes (peak hour) is then used to analyze worst-case 
conditions.  It should be noted that no inbound/outbound movements on the roadway of 
89th St NW were observed during the two-hour count.  Existing PM peak hour volumes are 
illustrated in Figure 3.  The full-count sheet has been included in the appendix.   

3.3   Driveway Sight Distance 

Access to the site is proposed via one new driveway entrance extending south on 89th St 
NW.  Sight distance observations were made at the existing primary access intersection of 
Bujacich Rd NW / 89th St NW.  Based on the 35-mph speed limit on Bujacich Rd NW, 
AASHTO1 guidelines would require 390 feet and 335 feet for outbound left- and right turn 
movements, respectively.  Measurements indicate that sights lines meet minimum 
distances with horizontal curvature as the limiting factor when looking north along Bujacich 
Rd NW at approximately 360 feet.   

3.4   City Improvement Projects 

A review of the current City of Gig Harbor’s Six-Year Transportation Improvement Program 
indicates the following project is planned in the vicinity: 

Rosedale St./Skansie Ave Intersection Imp. (Priority # 24) 
The goal of this project is to widen and provide a left-turn lane on the east approach or 
to design and construct a roundabout.  The project has an estimated cost of 
$2,200,000 and phase start is estimated to be in the years 2023-2024. 

1 AASHTO. “A Policy on Geometric Design of Highway and Streets” 6th Edition. (2011). 
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4. FUTURE TRAFFIC CONDITIONS

4.1 Trip Generation 

Trip generation is defined by the number of vehicular movements that enter or exit a site 
during a particular timeframe.  For the proposed project, estimated trip rates were derived 
from the Institute of Transportation Engineer’s publication Trip Generation, 10th Edition.  
The designated land use for this project is defined as Mini-Warehouse (LUC 151).  Unit 
count was used as the independent variable and average rates were used to determine 
trip ends.  Volumes for the average weekday daily trips (AWDT) and the AM and PM peak 
hours are summarized in Table 1 below.  ITE reference sheets with applicable rates are 
included in the appendix.   

Table 1: Project Trip Generation 

Land Use Units AWDT 
AM Peak-Hour Trips PM Peak-Hour Trips 
In Out Total In Out Total 

Self- 
Storage 

509 91 4 3 7 5 5 10 

Based on ITE data, the project is estimated to generate 7 new AM (4 inbound/ 3 outbound) 
and 10 new PM (5 inbound/5 outbound) peak hour trips.   

4.2 Trip Distribution and Assignment 

Trip distribution describes the anticipated travel routes for inbound and outbound project 
traffic relative to the local street system.  Figure 4 illustrates intersection trip distributions 
which were derived based on existing travel patterns identified from field counts and 
proximity to nearby arterials.  An approximately equal north/south distribution is expected 
on Bujacich Rd NW/Skansie Ave.  

4.3   Future Peak Hour Volumes 

A 3-year horizon of 2022 was used to assess future conditions with project-buildout.  
Forecast background volumes were derived by applying a 2 percent compound annual 
growth rate to the existing volumes.  This growth rate was derived by comparing average 
annual daily traffic volumes along Bujacich Rd from 2014 to 2018 which show an annual 
growth of approximately 1.7 percent2.  In addition, pipeline volumes from the nearby 
Bujacich Warehouse development were included in analysis.  Pipeline volumes are 
illustrated in Figure 5.  Forecast 2022 peak hour volumes without (background growth and 
pipeline) project and with project are shown in Figure 6.  

2 Pierce County Planning and Public Works – Traffic Section 
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4.4   Level of Service 

Peak hour delays were determined through the use of the Highway Capacity Manual 6th 
Edition.  Capacity analysis is used to determine level of service (LOS) which is an 
established measure of congestion for transportation facilities.  The range3 for intersection 
level of service is LOS A to LOS F with the former indicating the best operating conditions 
with low control delays and the latter indicating the worst conditions with heavy control 
delays.  Detailed descriptions of intersection LOS are given in the 2016 Highway Capacity 
Manual.  Level of service calculations were made through the use of the Synchro 10 
analysis program.  Table 2 below summarizes calculated delays at the project’s entrance.   

Table 2: Forecast 2022 PM Peak Hour Level of Service 
Delays Given in Seconds per Vehicle 

Without Project With Project 

Intersection Control LOS Delay LOS Delay 

89th St NW & 
Skansie Ave/Bujacich Rd NW 

Stop B 11.0 B 11.2 

Delays are shown to operate satisfactorily under future conditions with project at LOS B. 

4.5   Left Turn Warrants 

Based on the low entering volumes and acceptable forecast level of service, criteria 
outlined in WSDOT’s Design Manual Exhibit 1310-7a would not be met with the project.  
Therefore, left turn storage would not be required on Bujacich Rd under future conditions. 

3   Signalized Intersections - Level of Service Stop Controlled Intersections – Level of Service 
Control Delay per Control Delay per 

Level of Service Vehicle (sec) Level of Service Vehicle (sec) 
A 10 A   10 
B 10 and 20 B   10 and 15 
C 20 and 35 C   15 and 25 
D 35 and 55 D   25 and 35 
E 55 and 80 E   35 and 50 
F 80 F   50 

Highway Capacity Manual, 6th Edition 
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5. SUMMARY

Skansie Storage proposes for the construction of a new 76,843 square foot, 509-unit 
count warehouse building.  The subject site is located within the city of Gig Harbor on tax 
parcel 0221066003.  A conceptual site design is presented in Figure 2 and indicates a 
new private driveway access is proposed via 89th St NW.  Based on ITE data, new trips 
emanating to/from the site are estimated with 7 AM (4 inbound/3 outbound) and 10 PM (5 
inbound/5 outbound) peak hour trip.   

The intersection of Bujacich Rd NW / 89th St NW was analyzed in terms of LOS under 
forecast 2022 PM peak hour conditions without and with project traffic included.  Either 
scenario results in satisfactorily LOS B conditions indication no operational deficiencies.  
Furthermore, a left turn lane would not be required on Bujacich Rd NW at 89th St NW 
based on forecast 2022 PM peak hour volumes. 

Based on the above analysis, proposed mitigation for Skansie Storage is as follows: 

1. Pay Traffic Impact Fee (TIF) to the City based on the number of new PM peak
hour trips generated form the project.  Per the City of Gig Harbor, $5,071 will be
assessed to the 10 new PM peak hour trips which yields an estimated calculated
TIF of $5,071 x 10 trips = $50,710.

No other mitigation is recommended at this time.  
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Project Name: Skansie Storage
Intersection: Skansie Ave/Bujacich Dr NW & 89th St NW Date of Count: 
Jurisdiction: City of Gig Harbor Project Number: 

HV R T L HV R T L HV R T L HV R T L Total
4:00 PM 1 0 31 2 47 0 0 0 0 78

4:15 PM 1 0 40 2 51 0 0 0 0 91

4:30 PM 2 0 33 5 51 0 0 0 0 84

4:45 PM 1 0 44 3 53 0 0 0 0 97

5:00 PM 1 0 43 1 42 0 0 0 0 85

5:15 PM 0 0 52 0 45 0 0 0 0 97

5:30 PM 1 0 59 1 51 0 0 0 0 110

5:45 PM 2 0 65 2 58 0 0 0 0 123
6:00

9 0 367 16 398 0 0 0 0 765

5:00 PM to 6:00 PM Total
4 0 219 4 196 0 0 0 0 415

5:00 5:00 5:00 5:00 0.2 85
97

110
219 196 123

0 219

0

5:00 PM - 6:00 PM
0 0 Intersection PHF: 0.84

0

0

0 196 31 0 47 0
40 0 51 0

219 196 33 0 51 0
44 0 53 0

43 0 42 0 43 0 42 0
52 0 45 0 52 0 45 0
59 0 51 0 59 0 51 0
65 0 58 0 65 0 58 0

Heath & Associates, Inc.
2214 Tacoma Road

Puyallup, WA 98371

Bujacich Dr NW
415

6/11/2019
4309

Peak Hour
Peak Total
Heavy Veh.

PHF

Total

89th St NW
Soutbound Westbound Northbound

415

Skansie Ave

89th St NW

0.0%2.5% 4.0%
0.84 0.84 0.00

Eastbound
Time  

Period
Bujacich Dr NW Skansie Ave
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HCM 6th TWSC Forecast 2022 PM Peak Hour Without Project
2: Skansie Ave/Bujacich Rd NW & 89th St NW 06/21/2019

  02/26/2019 Baseline Synchro 10 Light Report
Page 1

Intersection
Int Delay, s/veh 0.1

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 3 3 1 208 232 3
Future Vol, veh/h 3 3 1 208 232 3
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 84 84 84 84 84 84
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 4 4 1 248 276 4
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 528 278 280 0 - 0
          Stage 1 278 - - - - -
          Stage 2 250 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 511 761 1283 - - -
          Stage 1 769 - - - - -
          Stage 2 792 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 510 761 1283 - - -
Mov Cap-2 Maneuver 510 - - - - -
          Stage 1 768 - - - - -
          Stage 2 792 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 11 0 0
HCM LOS B
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1283 - 611 - -
HCM Lane V/C Ratio 0.001 - 0.012 - -
HCM Control Delay (s) 7.8 0 11 - -
HCM Lane LOS A A B - -
HCM 95th %tile Q(veh) 0 - 0 - -
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HCM 6th TWSC Forecast 2022 PM Peak Hour With Project
2: Skansie Ave/Bujacich Rd NW & 89th St NW 06/21/2019

  02/26/2019 Baseline Synchro 10 Light Report
Page 1

Intersection
Int Delay, s/veh 0.3

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 6 5 3 208 232 3
Future Vol, veh/h 6 5 3 208 232 3
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 84 84 84 84 84 84
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 7 6 4 248 276 4
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 534 278 280 0 - 0
          Stage 1 278 - - - - -
          Stage 2 256 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 507 761 1283 - - -
          Stage 1 769 - - - - -
          Stage 2 787 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 505 761 1283 - - -
Mov Cap-2 Maneuver 505 - - - - -
          Stage 1 766 - - - - -
          Stage 2 787 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 11.2 0.1 0
HCM LOS B
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1283 - 596 - -
HCM Lane V/C Ratio 0.003 - 0.022 - -
HCM Control Delay (s) 7.8 0 11.2 - -
HCM Lane LOS A A B - -
HCM 95th %tile Q(veh) 0 - 0.1 - -
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Technical Memorandum 

 

14432 SE Eastgate Way, Suite 400, Bellevue, WA 98007  Phone: (425) 519-6500  Facsimile: (425) 519-5361 

DATE: October 28, 2020 

TO: Aaron Hulst, P.E.  

Senior Engineer 

City of Gig Harbor 

3510 Grandview Street 

Gig Harbor, WA 98335  

 
FROM: Josh Anderson, P.E., PTOE 

Senior Transportation Engineer 

SUBJECT: Concurrency Report – Skansie Storage 

 
PROJECT: On-Call Traffic Review Services 

PROJECT NO.: COGH0000-0061 

COPIES: File 

 

In accordance with DEA’s agreement to provide concurrency analysis of new developments, this Technical 

Memorandum reports the results of a test of the proposed development described in Table 1.  

STARTING POINT:  THE 2023 UPDATED CITYWIDE CONCURRENCY PIPELINE MODEL 

WITH BUJACICH WAREHOUSE 

The tested development was added to the traffic model files for the following case: 
 

• The 2023 Updated Citywide Concurrency Pipeline Model with Bujacich Warehouse, 

October 5, 2020 
 

DEVELOPMENTS TESTED 

The development included in this test is listed in Table 1.  

 

Table 1. Proposed Development  

TAZ No. 
Name of 

Development 
Proposed Land Use Description 

100025 Skansie Storage  Construction of a new 76,843 square foot, 509-unit count warehouse building. 



Aaron Hulst, P.E. 

October 28, 2020 

Page 2 

 

 

TRIP GENERATION 

The trip generation method documented in the Institute of Transportation Engineers (ITE) Trip Generation 

Manual (10th Edition, 2017) is typically used to calculate the project-generated trips. It is typical to select 

the trip generation rates or equations for the PM peak hour of the adjacent street traffic on a weekday basis 

to estimate the project-generated trips, because the combination of site-generated traffic and adjacent street 

traffic is usually at its maximum. Table 2 summarizes the land use category, size, directional splits, trip 

rate, and project-generated trips for the proposed Skansie Storage project. There are 5 new outbound and 

5 new inbound project generated trips.   

Table 2. Proposed Project Trip Generation (PM Peak Hour) 

Land Use Code/Description Size Trip Rate 
New 
Trips 

Entering Exiting 

Percent Trips Percent Trips 

Skansie Storage – Self 
Storage 

4,267 sq ft 
1.95 trips / 100 
Storage Unit 

9.93 50% 4.96 50% 4.96 

          Rounded New Trips 10  5  5 

 

ROAD IMPROVEMENTS TESTED 

The road system includes the currently funded/committed improvements of the 2018-2023 Six-Year 

Transportation Improvement Program. Access to the proposed development will be provided via a new 

driveway to 89th Street NW.  

TEST PROCEDURES 

The following standard procedures were applied: 

• The latest concurrency test case used the Gig Harbor Citywide Concurrency Pipeline Traffic 

Forecasting Model for the Bujacich Warehouse as a starting point. The model’s study area includes 

the entire Gig Harbor Peninsula surrounding the city of Gig Harbor with external road connections 

north to Kitsap County, south to Tacoma, and west to Key Peninsula.  

• The proposed development was added into the pipeline land use inventory.  

• The trip generation (5 exiting trips and 5 entering trip) was added to the Citywide Concurrency Pipeline 

Traffic Forecasting Model. 

• External trip generation was balanced with the new trip generation within the study area. 

• The new site trips were assigned to the road network using the multi-equilibrium method in VISUM 

software for the PM peak hour.  

• Traffic model output volumes were systematically adjusted in a standardized post-processing step to 

remove the known base year (2017) calibration differences from all forecast volumes. 

• Citywide intersection LOS and delay for signalized intersections and sign-controlled intersections was 

evaluated against the City’s concurrency standard using the SYNCHRO program (Version 10). 

Roundabout LOS was evaluated using the Sidra program (Version 7). Roadway segment volumes were 

checked against the roadway segment capacity table. Deficient intersections and roadway segments 

with new site trips passing through are summarized in this memo, and results for all intersections and 

all road segments in Gig Harbor are shown in the attachments.  



Aaron Hulst, P.E. 

October 28, 2020 

Page 3 

 

 

SITE TRIP DISTRIBUTION 

The proposed project will generate 5 new entering trips and 5 new exiting trips in the PM peak hour. The 

site trips are primarily present on Skansie Ave and Rosedale St.  

 

The site trip distribution near the project site and the Citywide are shown in Figures 1 and 2 respectively.   

 

Figure 1: Site Trip Distribution – Near the Site 
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 Figure 2: Site Trip Distribution – City Wide 
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CONCURRENCY TEST RESULTS 

The final traffic model volumes were used to evaluate intersection LOS and delay using the citywide 

SYNCHRO model for sign-controlled and signalized intersections. Roundabout LOS was evaluated using 

the SIDRA program, where the Highway Capacity Manual 2010 (HCM 2010) methodology was selected 

for the analysis. The signal timing and phasing assumptions were updated in early 2018 to be consistent 

with the citywide update of the Transportation Element of the Comprehensive Plan.  

 

Intersection LOS was estimated for the citywide intersections. There are no deficient intersections within 

the City. The citywide intersection LOS table and map for the pipeline condition with the proposed 

development are shown in Attachment A.  

 

Road capacity analysis was accomplished in Excel. There are no deficient roadway segments within the 

city limits. The citywide roadway capacity evaluation is shown in Attachment B. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

   

 

 

 

 

 

 

 

 

 

 

 

ATTACHMENTS:  

Attachment A1:  Intersection Concurrency Report.pdf 

Attachment A2:  Gig Harbor Citywide Intersections LOS Map.pdf 

Attachment B:  Roadway Concurrency Report.pdf 

 

P:\C\COGH00000061\0600INFO\TT\Concurrency tests\48 - Skansie Storage\Report\TM_2020-10-26_Concurrency Test Memo_Skansie Storage.docx 



Attachment A: City of Gig Harbor Intersection Concurrency Report

Intersection Evaluation -  Pipeline - PM Bujacich Warehouse

Intersection Forecast

Main Route Cross Street Control Type
Total 

Volume

Delay 

(sec)
LOS

North Area

City Borgen Blvd 51st Ave NW Roundabout 3,099 6.4
A

City Borgen Blvd Harbor Hill Drive Roundabout 3,384 8.9
A

City Borgen Blvd Peacock Hill Ave NW Roundabout 1,989 12.9
B

City Borgen Blvd Sentinel Dr 2-Way Stop 1,681 24.6
C

City Burnham Dr NW Harbor Hill Dr Roundabout 1,050 6.5
A

City Burnham Dr NW 97th St NW 2-Way Stop 1,123 16.5
C

City Burnham Dr NW Wood Hill Dr NW 2-Way Stop 274 9.2
A

City Burnham Dr NW Sehmel Dr NW 4-Way Stop 999 15.1
C

1

City Harbor Hill Dr Sentinel Dr Roundabout 680 7.2
A

City Harbor Hill Dr 50th Ave NW Roundabout 483 5.0
A

WSDOT Burnham Dr NW SR 16 EB Ramp Roundabout 2,074 10.2
B

1

WSDOT Borgen Blvd SR 16 WB Ramp Roundabout 4,560 16.6
B

Metering 

(2019 TIP #15)

UGA Sehmel Dr NW Bujacich Rd NW 2-Way Stop 774 14.7
B

2

UGA 144th St NW 54th Ave NW 2-Way Stop 1,083 160.1
F

Tolerate: Outside City

UGA 144th St NW Peacock Hill Ave NW 4-Way Stop 971 12.9
B

UGA 54th Ave NW Canterwood Dr NW 2-Way Stop 575 12.4
B

UGA Canterwood Blvd NW Baker Way NW 2-Way Stop 735 17.3
C

UGA Peacock Hill Ave NW Canterwood Dr NW 2-Way Stop 569 10.1
B

UGA Purdy Dr NW 144th St NW Signal 1,376 29.3
C

UGA Purdy Dr NW SR 302 Signal 2,408 56.2
E

UGA Purdy Dr NW Goodnough Dr NW (South) 2-Way Stop 2,119 36.2
E

Tolerate: Outside City

UGA Purdy Dr NW Goodnough Dr NW (North) 2-Way Stop 1,936 24.6
C

Note:  for 2-way stop intersections, the delay obtained from the worst delay approach. For T-intersection with stop control, 2-way stop represents stop control on the side street only.

Following Intersections are not under city control but are of interest for planning purposes

Site 

Trips
Jurisdiction

 Intersection Location Intersection

Improvement Indicated

David Evans and Associates, Inc. 1 10/5/2020



Attachment A: City of Gig Harbor Intersection Concurrency Report

Intersection Evaluation -  Pipeline - PM Bujacich Warehouse

Intersection Forecast

Main Route Cross Street Control Type
Total 

Volume

Delay 

(sec)
LOS

Site 

Trips
Jurisdiction

 Intersection Location Intersection

Improvement Indicated

East Area

City Burnham Dr NW 96th St NW 2-Way Stop 1,070 16.1
C

City Burnham Dr NW 96th St Ct 2-Way Stop 798 13.4
B

City Harborview Dr Austin St NW 4-Way Stop 901 15.4
C

City Harborview Dr Stinson Ave Roundabout 1,390 7.1
A

New RAB 

(2019 TIP #7)

City Harborview Dr Rosedale St NW 2-Way Stop 915 11.2
B

City Harborview Dr Pioneer Way 4-Way Stop 918 14.4
B

City Harborview Dr Soundview Dr 2-Way Stop 788 13.4
B

City N Harborview Dr Vernhardson St NW 2-Way Stop 631 8.8
A

City N Harborview Dr Peacock Hill Ave 2-Way Stop 991 29.6
D

City N Harborview Dr Austin St NW 2-Way Stop 1,385 7.8
A

City Olympic Dr Hollycroft St Signal 1,556 9.3
A

City Olympic Dr Spur To Hollycroft NW Free 1,603

NB one-way 

(2019 TIP #29)

City Peacock Hill Ave 96th St NW 2-Way Stop 536 11.0
B

City Pioneer Way Judson St 2-Way Stop 508 13.1
B

City Pioneer Way Edwards Dr 2-Way Stop 543 13.7
B

City Pioneer Way Grandview St Signal 872 5.8
A

City Pioneer Way Kimball Dr Signal 1,338 11.9
B

City Soundview Dr Judson St 2-Way Stop 806 10.0
A

City Soundview Dr Grandview St 2-Way Stop 1,034 29.9
D

City Soundview Dr 64th St NW Signal 1,586 16.1
B

Intersection Imp.  

(2019 TIP #19)

City Stinson Ave Rosedale St NW Roundabout 1,441 6.7
A

New RAB (2019 TIP #3) 1

City Stinson Ave  Edwards Dr 2-Way Stop 839 13.4
B

City Stinson Ave Grandview St 4-Way Stop 1,081 16.6
C

WSDOT Pioneer Way SR 16 WB Ramp Signal 2,104 45.6
D

Right turn slip lane 

(2019  TIP #9)

WSDOT Olympic Dr SR 16 WB Ramp Signal 3,080 53.7
D

Intersection Imp. 

(2019 TIP #23)

WSDOT 24th St NW SR 16 WB Ramp Signal 1,264 23.3
C

UGA 24th St NW 14th Ave NW 2-Way Stop 443 11.9
B

UGA Crescent Valley Dr NW Vernhardson St NW 2-Way Stop 552 21.4
C

UGA Reid Dr NW Hollycroft St 2-Way Stop 601 14.6
B

County Crescent Valley Dr NW Drummond Dr NW 2-Way Stop 537 12.1
B

Note:  for 2-way stop intersections, the delay obtained from the worst delay approach. For T-intersection with stop control, 2-way stop represents stop control on the side street only.

Following Intersections are not under city control but are of interest for planning purposes

David Evans and Associates, Inc. 2 10/5/2020



Attachment A: City of Gig Harbor Intersection Concurrency Report

Intersection Evaluation -  Pipeline - PM Bujacich Warehouse

Intersection Forecast

Main Route Cross Street Control Type
Total 

Volume

Delay 

(sec)
LOS

Site 

Trips
Jurisdiction

 Intersection Location Intersection

Improvement Indicated

West Area

City 38th Ave NW Briarwood Ln NW 2-Way Stop 560 13.5
B

City 56th St NW 38th Ave NW Signal 1,916 16.7
B

City Hunt St NW Skansie Ave 2-Way Stop 933 21.4
C

1

City Hunt St NW 38th Ave NW 4-Way Stop 678 11.9
B

Intersection Imp.

(2019 TIP #14)

City Olympic Dr Point Fosdick Dr NW Signal 3,669 46.1
D

Right turn slip lane 

(2019  TIP #9)

City Olympic Dr 50th St Ct NW Signal 1,843 15.4
B

City Olympic Dr 56th St NW Signal 1,719 12.4
B

City 32nd Ave NW 56th St NW 2-Way Stop 456 11.8
B

City Point Fosdick Dr NW Briarwood Ln NW 2-Way Stop 832 16.4
C

City Point Fosdick Dr NW 36th St NW Roundabout 823 6.5
A

City Rosedale St NW Skansie Ave 4-Way Stop 1,280 27.5
D

4

City Rosedale St NW Schoolhouse Ave NW Signal 713 8.4
A

1

City Skansie Ave North Creek Ln 2-Way Stop 849 16.2
C

1

City Wollochet Dr NW Wagner Way Signal 1,466 7.1
A

New Signal 

(2019 TIP #11)

City Wollochet Dr NW Hunt St NW Signal 1,870 16.4
B

1

WSDOT Wollochet Dr NW SR 16 EB Ramp Signal 2,024 54.3
D

Right turn lane 

(2019 TIP #10)

WSDOT Olympic Dr SR 16 EB Ramp Signal 3,180 21.7
C

County Wollochet Dr NW Fillmore Dr NW Signal 1,654 9.6
A

1

County Rosedale St NW Lombard Dr NW 4-Way Stop 440 11.7
B

1

UGA 24th St NW Jahn Ave NW 2-Way Stop 1,238 Err*
F

Tolerate: Outside City

UGA 36th St NW 22nd Ave NW Signal 727 13.1
B

UGA 46th Ave NW 72nd St NW 2-Way Stop 568 11.2
B

1

Note:  for 2-way stop intersections, the delay obtained from the worst delay approach. For T-intersection with stop control, 2-way stop represents stop control on the side street only.

     * Delay cannot be calculated due to capacity constraints

P:\C\COGH00000061\0600INFO\TT\Concurrency tests\47 - Bujacich Warehouse\[COGH Link+Intn ConcurrSystem_Pipeline+46.xlsm]Intersection data

Following Intersections are not under city control but are of interest for planning purposes
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Attachment B: City of Gig Harbor Roadway Concurrency Report

Road Segment Evaluation -  Pipeline - PM Bujacich Warehouse

Road 2-Way Left # of Forecast Road

Funct. Thru Turn Side- Peak Hour Capacity

Class Lanes Median Walks Volume Available

North Area

City Principal Borgen Blvd SR 16 WB Ramp 51st Ave NW 4 YES 2 3,600 2,596 1,004

City Principal Borgen Blvd 51st Ave NW Harbor Hill Dr 4 YES 2 3,600 2,716 884

City Principal Borgen Blvd Harbor Hill Dr Peacock Hill Ave NW 4 YES 2 3,600 1,446 2,154

City Principal Burnham Dr NW SR 16 EB Ramp SR 16 WB Ramp 3 YES 2 2,700 1,904 796 2019 TIP #20 1

City Minor Burnham Dr NW SR 16 WB Ramp 53rd Ave Ct NW 2 no 1 1,400 914 486 2019 TIP #21

City Minor Burnham Dr NW 53rd Ave Ct NW McCormick Cr Dr 2 no 1,200 758 442 2019 TIP #21

City Minor Burnham Dr NW McCormick Creek Dr Harbor Hill Dr 2 no 1,200 679 521 2019 TIP #21

City Minor Burnham Dr NW Harbor Hill Dr 97th St NW 2 no 2 1,600 1,101 499 2019 TIP #18

City Minor Burnham Dr NW 97th St NW 96th St NW 2 no 2 1,600 922 678 2019 TIP #18

City Collector Canterwood Blvd NW City Limits Borgen Blvd 3 YES 2 2,700 1,001 1,699

City Minor Harbor Hill Dr Borgen Blvd Costco Road 4 YES 2 3,600 1,430 2,170

City Minor Harbor Hill Dr Costco Road Sentinel Dr 2 YES 2 1,800 383 1,417

City Minor Harbor Hill Dr Sentinel Dr Burnham Dr Nw 2 YES 2 1,800 431 1,369

City Minor Peacock Hill Ave NW Borgen Blvd 96th St NW 2 no 1,200 463 737

City Collector Burnham Dr NW Wood Hill Dr NW Sehmel Dr NW 2 no 1,200 247 953

City Principal Burnham Dr NW Sehmel Dr NW SR 16 EB Ramp 2 YES 1,400 1,000 400 1

Following road segments are not under city control

WSDOT Ramp SR 16 WB Off-Ramp SR 16 Borgen Blvd 2 2,000 1,508 492

WSDOT Ramp SR 16 WB On-Ramp Borgen Blvd SR 16 2 2,000 1,051 949

WSDOT Ramp SR 16 EB Off-Ramp SR 16 Burnham Dr NW 2 2,000 517 1,483

WSDOT Ramp SR 16 EB On-Ramp Burnham Dr NW SR 16 2 2,000 739 1,261

UGA Minor 144th St NW Purdy Dr NW 54th Ave NW 2 no 1,200 825 375

UGA Minor 144th St NW 54th Ave NW Peacock Hill Ave NW 2 no 1,200 566 634

UGA Collector 54th Ave NW 144th St NW Canterwood Dr NW 2 no 1,200 515 685

UGA Collector 54th Ave NW Canterwood Dr NW Canterwood Blvd NW 2 no 1,200 554 646

UGA Collector Bujacich Rd NW Sehmel Dr NW 96th St NW 2 no 1,200 479 721 2

UGA Collector Burnham Dr NW Purdy Dr NW Wood Hill Dr NW 2 no 1,200 126 1,074

UGA Collector Canterwood Blvd NW 54th Ave NW Baker Way NW 2 no 1,200 640 560

UGA Minor Peacock Hill Ave NW 144th St NW Canterwood Dr NW 2 no 1,200 539 661

UGA Minor Peacock Hill Ave NW Canterwood Dr NW Borgen Blvd 2 no 1,200 560 640

UGA Minor Purdy Dr NW 147th St Ct NW 144th St NW 2 no 1,200 885 315

UGA Minor Purdy Dr NW 144th St NW Purdy Ln NW 2 no 1,200 940 260

UGA Minor Purdy Dr NW Purdy Ln NW SR302 2 YES 1,400 833 567

UGA Minor Purdy Dr NW SR302 Goodnough Dr NW 4 YES 2,800 2,059 741

UGA Minor Sehmel Dr NW Burnham Dr NW Bujacich Rd NW 2 no 1,200 699 501 1

Site 

Trips
Juris. Route Name Segment From Segment To

Peak Hour 

Capacity

Improvement 

Indicated

David Evans and Associates, Inc. 1 10/5/2020



Attachment B: City of Gig Harbor Roadway Concurrency Report

Road Segment Evaluation -  Pipeline - PM Bujacich Warehouse

Road 2-Way Left # of Forecast Road

Funct. Thru Turn Side- Peak Hour Capacity

Class Lanes Median Walks Volume Available

Site 

Trips
Juris. Route Name Segment From Segment To

Peak Hour 

Capacity

Improvement 

Indicated

East Area

City Minor 64th St NW Soundview Dr Reid Dr NW 2 no 1,200 237 963

City Collector 96th St NW Burnham Dr NW Peacock Hill Ave 2 no 1,200 10 1,190

City Collector 96th St NW Peacock Hill Ave N Harborview Dr 2 no 1,200 98 1,102

City Minor Burnham Dr 96th St NW Harborview Dr 2 no 2 1,600 1,033 567 2019 TIP #18

City Local Grandview St Stinson Ave Pioneer Way 2 no 1 1,400 243 1,157

City Collector Grandview St Pioneer Way Soundview Dr 2 no 1 1,400 173 1,227 2019 TIP #25

City Minor Harborview Dr Burnham Dr N Harborview Dr 2 no 1,200 262 938

City Minor Harborview Dr N Harborview Dr Stinson Ave 2 YES 1 1,600 1,369 231

City Minor Harborview Dr Stinson Ave Rosedale St NW 2 YES 2 1,800 1,480 320

City Minor Harborview Dr Rosedale St NW Pioneer Way 2 no 2 1,600 860 740

City Minor Harborview Dr Pioneer Way Soundview Dr 2 no 2 1,600 645 955

City Local Hollycroft St Soundview Dr Olympic Dr 2 no 1 1,400 412 988

City Local Hollycroft St Olympic Dr Reid Dr NW 2 no 1 1,400 412 988

City Minor Hunt St NW Kimball Dr Soundview Dr 2 no 1 1,400 416 984

City Principal Kimball Dr Pioneer Way 64th St NW 2 YES 2 1,800 702 1,098

City Collector N Harborview Dr 96th St NW Peacock Hill Ave 2 no 1 1,400 552 848

City Minor N Harborview Dr Peacock Hill Ave Harborview Dr 2 no 2 1,600 982 618

City Minor Olympic Dr Soundview Dr Hollycroft St 2 YES 2 1,800 1,301 499

City Minor Olympic Dr Hollycroft St Spur To Hollycroft NW 2 YES 2 1,800 1,367 433

City Minor Olympic Dr Spur To Hollycraft NW SR 16 WB Ramp 4 YES 2 3,600 1,602 1,998

City Minor Peacock Hill Ave 96th St NW N Harborview Dr 2 no 1 1,400 433 967

City Minor Pioneer Way Harborview Dr Judson St 2 no 2 1,600 327 1,273

City Minor Pioneer Way Judson St Edwards Dr 2 no 1 1,400 306 1,094

City Minor Pioneer Way Edwards Dr Grandview St 2 no 1 1,400 830 570

City Minor Pioneer Way Grandview St Kimball Dr 2 no 1 1,400 952 448

City Minor Pioneer Way Kimball Dr SR 16 WB Ramp 2 YES 2 1,800 1,055 745 2019 TIP #27

City Minor Reid Dr NW 64th St NW Hollycroft St 2 no 1,200 255 945

City Collector Rosedale St NW Skansie Ave Stinson Ave 2 no 1 1,400 735 665 1

City Collector Rosedale St NW Stinson Ave Harborview Dr 2 no 1 1,400 270 1,130

City Minor Soundview Dr Harborview Dr Judson St 2 no 1 1,400 701 699

City Minor Soundview Dr Judson St Grandview St 2 no 1 1,400 766 634

City Minor Soundview Dr Grandview St Hunt St NW 2 YES 1 1,600 986 614

City Minor Soundview Dr Hunt St NW Olympic Dr 2 YES 1 1,600 1,312 288

City Minor Stinson Ave Harborview Dr Rosedale St NW 2 no 1 1,400 782 618

City Minor Stinson Ave Rosedale St NW Edwards Dr 2 no 1 1,400 963 437 2019 TIP #2

City Minor Stinson Ave Edwards Dr Grandview St 2 no 1 1,400 955 445 2019 TIP #2

City Minor Stinson Ave Grandview St Pioneer Way 2 no 2 1,600 698 902

Following road segments are not under city control

WSDOT Principal Olympic Dr SR 16 WB Ramp SR 16 EB Ramp 4 YES 2 3,600 2,347 1,253

WSDOT Minor Pioneer Way SR 16 WB Ramp SR 16 EB Ramp 2 YES 1,400 1,505 -105

WSDOT's 

responsibility.

WSDOT Ramp SR 16 WB Off-Ramp SR 16 Olympic Dr 2 2,000 1,078 922

WSDOT Ramp SR 16 WB On-Ramp Olympic Dr SR 16 2 2,000 709 1,291

WSDOT Ramp SR 16 WB Ramp SR 16 Pioneer Way 2 2,000 894 1,106

UGA Minor 24th St NW Reid Dr NW SR 16 WB Ramp 2 no 1,200 412 788

UGA Collector Vernhardson St N Harborview Dr Crescent Valley Dr NW 2 no 1,200 546 654

UGA Minor Reid Dr NW Hollycroft St 42nd St NW 2 no 1,200 475 725

UGA Minor Reid Dr NW 42nd St NW 24th St NW 2 no 1,200 386 814

David Evans and Associates, Inc. 2 10/5/2020



Attachment B: City of Gig Harbor Roadway Concurrency Report

Road Segment Evaluation -  Pipeline - PM Bujacich Warehouse

Road 2-Way Left # of Forecast Road

Funct. Thru Turn Side- Peak Hour Capacity

Class Lanes Median Walks Volume Available

Site 

Trips
Juris. Route Name Segment From Segment To

Peak Hour 

Capacity

Improvement 

Indicated

West Area

City Local 36th St NW SR 16 EB Ramp 22nd Ave NW 3 no 1,800 347 1,453

City Local 36th St NW 22nd Ave NW Point Fosdick Dr NW 2 no 1,200 575 625

City Collector 38th Ave NW Hunt St NW 56th St NW 2 no 1,200 644 556 2019 TIP #16

City Collector 38th Ave NW 56th St NW 50th St Ct NW 2 no 1,200 328 872 2019 TIP #6

City Collector 38th Ave NW 50th St Ct NW Briarwood Ln NW 2 no 1,200 395 805 2019 TIP #5

City Collector Skansie Ave 72nd St NW Hunt St NW 2 no 1 1,400 600 800 1

City Collector 50th St Ct NW 56th St NW 38th Ave NW 2 no 1,200 307 893 2019 TIP #17

City Collector 56th St NW Point Fosdick Dr NW Olympic Dr NW 2 no 2 1,600 438 1,162

City Minor 56th St NW Olympic Dr NW 38th Ave NW 4 YES 2 3,600 1,632 1,968

City Collector Hunt St NW 38th Ave NW Wollochet Dr NW 2 no 2 1,600 657 943

City Collector Hunt St NW Wollochet Dr NW Skanski Ave 2 no 2 1,600 853 747 1

City Principal Hunt St NW Skansie Ave 48th Ave NW 2 no 2 1,600 416 1,184

City Principal Olympic Dr NW SR 16 EB Ramp Point Fosdick Dr NW 5 YES 2 4,500 2,700 1,800

City Principal Olympic Dr NW Point Fosdick Dr NW 50th St Ct NW 4 YES 2 3,600 1,552 2,048

City Collector Olympic Dr NW 50th St Ct NW 56th St NW 4 YES 2 3,600 1,485 2,115

City Minor Point Fosdick Dr NW 56th St NW Olympic Dr NW 4 YES 2,800 734 2,066

City Minor Point Fosdick Dr NW Olympic Dr NW 45th St Ct NW 4 YES 2 3,600 1,814 1,786

City Minor Point Fosdick Dr NW 45th St Ct NW Briarwood Ln NW 4 YES 2,800 696 2,104

City Collector Point Fosdick Dr NW Briarwood Ln NW 36th St NW 2 no 1,200 705 495

City Collector Rosedale St NW Skansie Ave Schoolhouse Ave NW 2 no 2 1,600 569 1,031 1

City Collector Rosedale St NW Schoolhouse Ave NW 54th Ave NW 2 YES 1,400 598 802 1

City Collector Skansie Ave Rosedale St NW North Creek Ln 2 YES 1,400 786 614 2019 TIP #26 2

City Minor Skansie Ave North Creek Ln 72nd St NW 2 YES 1,400 536 864 2019 TIP #26 1

City Minor Wollochet Dr NW SR 16 EB Ramp Wagner Way 2 YES 2 1,800 1,490 310 2019 TIP #27

City Minor Wollochet Dr NW Wagner Way Hunt St NW 2 YES 2 1,800 1,314 486 2019 TIP #27

City Minor Wollochet Dr NW Hunt St NW 62nd St NW 2 no 2 1,600 624 976

Following road segments are not under city control

WSDOT Ramp SR 16 EB Ramp SR 16 Wollochet Dr NW 2 2,000 1,006 994

WSDOT Ramp SR 16 EB Off-Ramp SR 16 Olympic Dr NW 2 2,000 651 1,349

WSDOT Ramp SR 16 EB On-Ramp Olympic Dr NW SR 16 2 2,000 500 1,500

UGA Minor 24th St NW SR 16 WB Ramp Jahn Ave NW 2 no 1,200 1,173 27

UGA Minor 56th St NW 38th Ave NW 43rd Ave NW 2 no 1,200 1,058 142

UGA Minor Jahn Ave NW 24th St NW Stone Dr NW 2 no 1,200 840 360

UGA Collector Skansie Ave 96th St NW Rosedale St NW 2 no 1,200 783 417 4

P:\C\COGH00000061\0600INFO\TT\Concurrency tests\47 - Bujacich Warehouse\[COGH Link+Intn ConcurrSystem_Pipeline+46.xlsm]LinkTable-Complete
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12/18/20, 8:06 AMCMC Development Inc Mail - letter

Page 1 of 1https://mail.google.com/mail/u/1?ik=8aba1ec897&view=pt&search=…msg-f%3A1686382983508587275&simpl=msg-f%3A1686382983508587275

Christian Harkson <christian@cmcdevelopmentinc.com>

letter

Austin Gilmore, Arborist LLC <agarborist@gmail.com> Thu, Dec 17, 2020 at 6:55 PM
To: Christian Harkson <christian@cmcdevelopmentinc.com>

Austin Gilmore, Arborist LLC
PO Box 467
Wauna, WA 98395
(253) 973-5153 
AGarborist@gmail,com
www.AGarborist.com

Christian,
This is in response to my site visit to the property on the southwest corner of Skansie Ave & 89th St NW in June 2020. 
Trees #1,4,5,6 & 7 need to be removed because grading will be done for a retention pond where they currently stand. 
Tree #2 & 3 are just outside of where the grading will be done, although there is a retaining wall  being installed in 
close proximity to the two trees. When this retaining wall is to be constructed, it is most likely about half of the root 
system of tree #2 & 3 will be severely damaged or removed in the process. Even if the trees were to survive this and 
kept growing, the stability of these trees would be extremely compromised. I  recommend Tree #2 & 3 be removed 
along with #1, 4, 5, 6, & 7.

Austin Gilmore
ISA Certified Arborist #PN-7546A
ISA Tree Risk Assessment Qualified

PastedGraphic-1.pdf
128K

http://www.agarborist.com/
https://mail.google.com/mail/u/1?ui=2&ik=8aba1ec897&view=att&th=17673c637f4af30b&attid=0.1.1&disp=attd&safe=1&zw
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Reference No. 6
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