FIRCREST PLANNING/BUILDING DEPARTMENT
STAFF REPORT
CASE # 22-05

Preliminary Site Plan

APPLICANT: Graves and Associates, Agent for Alliance Residential Company
OWNERS: Eaton Family IV LLC & Jet 2 Set Il LLC & Eaton Group LLC

DATE OF APPLICATION: June 22, 2022

DATE OF COMPLETE APPLICATION: July 15, 2022

PROPOSAL: Preliminary Site Plan for a mixed-use development consisting of four buildings
with 391 residential units and 9,968 SF of commercial space, plus publicly accessible shared
open space facilities.

LOCATION: 2119 Mildred Street West

PARCEL ID: Assessor Parcel Number 0220112005

SITE AREA: 9.49 acres

COMPREHENSIVE PLAN DESIGNATION: Mixed Use (MU)

ZONING CLASSIFICATIONS: Mixed-Use Urban (MUU) and Mixed-Use Neighborhood (MUN)

ADJACENT ZONING: North: Mixed-Use Urban and Mixed-Use Neighborhood. East:
Residential-30. South: Mixed-Use Neighborhood. West (City of University Place): Mixed Use —
Center 110 (MU-C110).

PROPOSAL SUMMARY: The applicant proposes to redevelop a 9.49-acre (413,384 SF) site
for a mixed-use development. The project would contain four new buildings containing 391
multifamily residential units and 9,968 SF of commercial space. The design includes a
centrally located plaza and other publicly accessible open space totaling 47,275 SF (11.5% of
the site area). Buildings A & B would be 5-story mixed-use buildings with apartments, live-
work units, and ground-floor commercial space. Buildings C & D would be 4-story residential
buildings with basement parking garages located at level 0 and fithess amenity/lobby areas.
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The current site plan shows a total of 493 parking stalls, including 288 private stalls within
surface lots, building courtyards, and parking garages, and 205 new public street stalls.

Initially, motor vehicle access to the site would be solely via Mildred Street West, which abuts
the west side of the project site and represents the jurisdictional boundary between Fircrest
and University Place.

The project would dedicate five new public streets to the City of Fircrest. 215t Avenue, 22"
Avenue, and 23 Avenue would run east-west and connect directly to Mildred Street West.
65" Street and 66" Street would run north-south through the site and connect with 21St, 224,
and 23 streets. Rights-of-way for each new street would extend to the project site property
boundaries to allow for future street connections or extensions to the north, east, and south as
abutting properties redevelop.

An existing industrial building and related improvements (the former Metal Marine Pilot facility)
would be demolished to accommodate the project.

NOTICE OF APPLICATION: The City issued a Notice of Application (NOA) on July 19, 2022,
by posting the property, publishing a summary in the city’s official newspaper, and mailing
notice to neighboring property owners in accordance with the requirements of

FMC 22.07.003. No comments were received on the site plan prior to a 22-day comment
period ending August 9, 2022. The City has determined that although the site plan has
undergone refinement since the issuance of the NOA, the basic project design has not
changed to the extent that issuance of a revised NOA is warranted.

NOTICE OF HEARING: The City issued a Notice of Public Hearing on February 15, 2023, by
posting the property, publishing a summary in the city’s official newspaper, and mailing a
notice to neighboring property owners in accordance with the requirements of

FMC 22.07.003. All comments received in response to the notice will be submitted to the
Examiner for consideration.

ENVIRONMENTAL DETERMINATION: The City issued a Mitigated Determination of
Nonsignificance (MDNS) on January 30, 2023, with a 14-day comment period ending February
13, 2023. The MDNS includes the following six mitigation measures:

1. Project design, implementation, construction, and maintenance shall comply with the 2019
Stormwater Management Manual for Western Washington (SWMMWW). The Applicant shall
ensure that erosion control measures are 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 storm drains that lead to waters of the
state.

2. The Applicant shall provide the City of Fircrest a Construction Stormwater Pollution
Prevention Plan (CSWPPP) prepared in accordance with the SWMMWW as part of the site
development permit package. Per the SWMMWW, the CSWPPP shall be completed using the
Department of Ecology’s Construction Stormwater General Permit CSWPPP template.

3. The Applicant shall prepare a Cleanup Action Plan (CAP) and Contaminated Media
Management Plan (CMMP) in accordance with Ecology requirements. The CAP shall
describe the methods to remediate the known arsenic soil contamination associated with the
Tacoma Smelter Plume and shall be prepared consistent with Ecology’s existing guidance
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(Tacoma Smelter Plume Model Remedies Guidance, Sampling and Cleanup of Arsenic and
Lead Contaminated Soils. Publication Number 19-09-101). The CMMP shall describe the
procedures that will be used to appropriately manage contaminated environmental media that
will be encountered during the proposed project construction. The CAP shall be submitted to
Ecology for review under its Voluntary Cleanup Program (VCP) prior to the start of
construction. However, due to the nature of the remediation plan including using the project
as a cap over smelter-plume-impacted soils, the work described in the CAP may be
performed concurrent with the proposed project construction, rather than completed prior to
construction. A report documenting the complete implementation of the remedial action
described in the CAP will be submitted to Ecology for review and approval under the VCP
(Sampling and Cleanup of Arsenic and Lead Contaminated Soils. Publication Number 19-09-
101).

4. Prior to demolition of any existing structures, any potentially dangerous or hazardous
materials present, such as asbestos, PCB-containing lamp ballasts, fluorescent lamps, and
wall thermostats containing mercury, shall be removed and disposed of in accordance with
the Department of Ecology’s “Dangerous Waste Rules for Demolition, Construction, and
Renovation Wastes”.

5. The Applicant shall install a traffic signal at the proposed intersection of 22nd Avenue/
Mildred Street West per the requirements of the City of University Place.

6. Proposed intersections to be located at 21st Avenue/Mildred Street West and at 23rd
Avenue/Mildred Street West shall be designed for right-in right-out only access per the Traffic
Impact Analysis prepared by TranspoGroup, dated January 2023. Turn-restricting medians
shall be installed at these intersections per the requirements of the City of University Place.

SEPA Appeals/Comments: No appeals were received on the environmental determination
(MDNS). Comments were received from the Department of Ecology that addresses solid
waste management, toxic cleanup, and water quality. These comments overlap the mitigation
measures adopted in the City’s MDNS for this project. The City has forwarded the Ecology
comments to the applicant for its consideration and action.

PRELIMINARY SITE PLAN PROCESS: Decisions on Type llI-A preliminary site plan (major)
applications are made by the Examiner in accordance with FMC 22.05 and FMC 22.06. Per
FMC 22.72.008(b), the major site plan review consists of two separate reviews. The initial
review is conducted by the Examiner and the second review is conducted by the Director.

The plans submitted for the initial review may be conceptual in detail. However, the greater
the level of detail in the plans submitted for Examiner review, the greater the level of certainty
the applicant will have in preparing detailed plans for final review. When the Examiner
determines that a site plan meets the criteria listed in FMC 22.72.006, the Examiner will grant
preliminary approval and direct the applicant to prepare and submit detailed plans to the
Director for final site plan review. This second review is intended to ensure that all site
planning issues identified during the Examiner’s initial review are fully addressed prior to the
issuance of a building permit or other construction permit.

ADMINISTRATIVE DESIGN REVIEW: In addition to the preliminary and final site plan review
processes, the project will be subject to administrative design review by the Director in
accordance with FMC 22.66. Typically, this process runs concurrent with the final site plan
review process and is intended to ensure project compliance with all applicable design
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guidelines, form-based code standards and guidelines, and other development regulations.
The Examiner may direct an applicant to demonstrate full code compliance through the
submittal of additional detailed plans and materials that will be subject to review under the

administrative design review process.

CRITERIA FOR PRELIMINARY SITE PLAN APPROVAL: FMC 22.72.006 provides the
following approval criteria that must be met by the proposal for the Examiner to grant

approval:

a) The proposed use and site design will not be detrimental to the public health, safety,
and welfare; injurious to property or improvements in the vicinity; or adversely affect the
established character of the surrounding vicinity.

b) The proposed use and site design will meet or exceed all applicable development,
design, and performance standards and guidelines required for the specific use,
location, or zoning classification.

C) The proposed use and site design will be consistent and compatible with the goals,
objectives, and policies of the comprehensive plan.

d) All conditions necessary to lessen any impacts of the proposed use are measurable
and can be monitored and enforced.

STAFF ANALYSIS:

Compliance with Preliminary Site Plan Approval Criteria. Each of the approval criteria in
FMC 22.72.006, listed above, and the extent to which the proposal meets them, is discussed

below.

Criterion (a): The proposed use and site design will not be detrimental to the public
health, safety, and welfare; injurious to property or improvements in the vicinity; or
adversely affect the established character of the surrounding vicinity.

Staff Analysis: Technical reports and agency reviews support a conclusion that the proposed
use and site design will not be detrimental to the public health, safety, and welfare, or injurious
to property or improvements in the vicinity — if the project is designed and constructed per
suggested conditions of approval and mitigation measures. Construction of the project in a
manner consistent with the Form-Based Code would ensure that the established character of
the surrounding vicinity would not be adversely affected.

Traffic Impact Analysis. TranspoGroup provides a summary of project traffic impacts (January
2023), as follows:

*» The proposed project, constructing 412 multifamily homes and 12,000 square feet of
retail, is estimated to generate approximately 1,976 weekday net new daily trips with 186
occurring in the AM peak hour and 208 occurring in the PM peak hour.

* Project traffic would represent less than approximately 4 percent of the future (2026)
weekday peak hour traffic volumes at the study intersections during the weekday PM
peak hour with the exception of the main central site access, where it would represent

12.9 percent.
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* Traffic operations at each intersection include:

@ All off-site intersections are forecast to operate at LOS D or better under future
(2026) with-project PM peak hour conditions, meeting the City of University
Place standards.

@ All site access points are forecast to operate at LOS B or better under future
(2026) with-project PM peak hour conditions, meeting the City of University
Place standards. This is under the assumption that access at the northern and
southern access points is restricted to right-in and right-out movements, and the
central access is signalized under with-project conditions.

The project MDNS includes two mitigation measures that are consistent with and support the
TIA assumptions/recommendations. The City of University Place concurs with these two
mitigations. In addition, University Place has approved, in concept, minor shifts in the
intersection locations for 215t and 23 at Mildred Street West, provided there will be turn-
restricting medians installed to restrict turning movements at these intersections to right-in
right-out only designs.

LOS at other intersections in the vicinity will remain unchanged with project completion. The
project TIA has not identified the need for any additional motorized or non-motorized
circulation improvements to avoid creating detrimental impacts to public health, safety, and
welfare.

Drainage Report. Davido Consulting Group, Inc. has prepared a drainage report (December
2022) that analyzes the project vis-a-vis the applicable requirements of the 2019 Washington
State Ecology Stormwater Management Manual for Western Washington (Manual). It
summarizes the Manual’s “Minimum Requirements” #1-9, and the need for flow control and
runoff treatment. BMPs include a stormwater detention vault. TESC measures include (but are
not limited to) storm drain inlet protection, perimeter protection, construction entrance,
construction fencing, and street cleaning. Appendices to the report include a Construction
Stormwater Pollution Prevention Plan, an Operations & Maintenance Plan, and a
Geotechnical Report. Compliance with the Manual will help ensure the project does not prove
injurious to property or improvements in the vicinity.

The project MDNS includes two mitigation measures that address compliance with the
Manual and requirements for the Stormwater Pollution Prevention Plan.

Geotechnical Report. PanGEO, Inc. has prepared a Geotechnical Engineering Report
(December 2022) that analyzes existing soil conditions and identifies design solutions that will
support the proposed construction. The report does not identify any potential hazards that
could prove injurious to property or improvements in the vicinity, provided its
recommendations are followed during project design and construction.

Environmental Site Assessments. PES Environmental, Inc. has prepared a Phase |
Environmental Site Assessment (May 2022) for the project site. This extensive report
summarizes site history, environmental conditions, contamination, prior cleanup efforts,
regulatory actions, and business risks.

PES has also prepared a Limited Phase Il Investigation (November 2022) to assess soil and
groundwater conditions and potential impacts in four areas described in the Phase | report.
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The Phase Il report offers recommendations for contamination remediation consistent
with Ecology direction.

The applicant’'s SEPA Checklist, section No.7, Environmental Health responds to the
following questions:

a. Are there any environmental health hazards, including exposure to toxic chemicals,
risk of fire and explosion, spill, or hazardous waste, that could occur as a result of this
proposal? If so, describe.

Applicant: The completed project would have no known environmental health hazards
that could occur as a result of this proposal. Previous environmental investigations
conducted at the property have indicated contaminants (petroleum hydrocarbons and
limited volatile organic compounds [VOCSs]) are present in soil beneath an area
adjacent to the southeast corner of the existing building on the property. In addition, the
investigations indicate the presence of arsenic in the fill soil place over the eastern
portion of the Property. Two underground concrete vaults or underground storage
associated with previous operations at the site are located east of the existing building.

(1) Describe any known or possible contamination at the site from present or past uses.

Applicant: The property was formerly operated for the design and manufacture of
marine automatic pilots and other marine navigational aids (e.g., compasses) from
approximately 1957 to 2000. As indicated previously, between the years 1972 and
2000, soil fill was deposited throughout the central and eastern portions of the site.
During the course of operations at the property, there have been documented releases
of certain VOCs, primarily perchloroethylene (PCE) to the ground east of the existing
building. In addition, a release of paraffin oil from the north adjoining property affected
soil near the northern end of the property. Cleanup actions were performed in 1993,
2000, and 2012 to remove and properly dispose of all of the contaminated soil above
the applicable cleanup levels in the affected areas. Low concentrations (below cleanup
levels) of PCE and paraffin oil may be present in these areas. Perched groundwater in
the vicinity and downgradient of these areas did not contain contamination (PCE and/or
paraffin oil) at concentrations exceeding cleanup levels. The results of these cleanup
actions were reported to the Washington Department of Ecology (Ecology) under its
Voluntary Cleanup Program (VCP). Ecology issued an opinion letter in July 2015,
indicating that the site meets the cleanup standards for PCE and petroleum
hydrocarbons in soil.

Previous investigations of the fill material present in the central and eastern portions of
the property indicated the presence of arsenic at concentrations exceeding the CUL
predominantly at depths of 15 feet or greater and widely dispersed. The property is
located in the Tacoma Smelter Plume (Asarco Area Wide Contamination Plume) and
the presence of arsenic at the property is attributed to the historic operation of the
Asarco Smelter Plant. The investigation also found arsenic in perched groundwater in 2
of the 6 wells tested at concentrations slightly exceeding the cleanup level. In Ecology’s
July 2015 opinion letter, Ecology stated that the source of the arsenic is likely attributed
to the former operation of the Tacoma Asarco Smelter Plant and the fill material that
was imported to the subject property as part of historical grading activities.



2) Describe existing hazardous chemicals/conditions that might affect project
development and design. This includes underground hazardous liquid and gas
transmission pipelines located within the project area and in the vicinity.

Applicant: Soil containing concentrations of PCE may be present in the soil near the
southeast corner of the existing building and petroleum hydrocarbons may be present
along the central portion of the northern property boundary. Based on the results of the
previous cleanup action, the PCE and petroleum hydrocarbons are expected to be
below applicable cleanup levels. Arsenic is present in the fill soil located within the
central and eastern portions of the property. Arsenic is present in perched groundwater
within a limited area in the eastern portion of the property. The current development
design includes approximately 9,000 CYDs of cutffill. If the existing soil is not suitable
for use as fill on the property, soil removed from the property will require appropriate
screening, segregation, and management to insure its proper disposal. There are two
concrete vaults located east of the existing building that were previously used in the
manufacturing operations which will be removed during construction Based on the date
of construction, the existing building may contain hazardous building material (e.g.,
asbestos or lead-based paint). Prior to construction, the building will be assessed for
the presence of hazardous building materials and appropriately abated as needed.

5) Proposed measures to reduce or control environmental health hazards, if any:

Applicant: Ecology has been contacted regarding the presence of arsenic in soil and
perched groundwater at the site resulting from impacts due to the Asarco Smelter
Plume. A Cleanup Action Plan is being prepared to address the arsenic consistent with
the requirements of Ecology’s 2019 guidance document for cleanups conducted within
the Tacoma Smelter plume (Tacoma Smelter Plume Model Remedies Guidance,
Sampling and Cleanup of Arsenic and Lead Contaminated Soils. Publication Number
19-09-101). Consistent with Ecology’s guidance, the Cleanup Action Plan will utilize the
impervious surfaces created by the proposed project (approximately 90 percent of the
property) to cap and isolate soil containing arsenic at concentrations exceeding cleanup
levels. The Cleanup Action Plan will address impacts to groundwater through an
environmental covenant prohibiting the future use of groundwater at the property. The
Cleanup Action Plan will be submitted to Ecology for review and approval under the
VCP. In addition to the measures described above, the following measures will be
implemented to control potential environmental health hazards;

* A contaminated media management plan (CMMP) will be prepared that describes
the actions that will be taken during the construction of the proposed development
in response to the known soil contamination present at the property. The CMMP wiill
include the following:

@ A requirement that the earthwork contractor performing excavation activities
have a health and safety plan in place that describes worker protection
methods if contaminated soils are encountered;

@ Procedures to properly decommission the existing concrete vaults and remove
them from the property; and

@ Procedures to manage contaminated soil when it is encountered during
construction.



* Preparation of a Construction Stormwater Pollution Prevention Plan.

At the conclusion of the implementation of the approved Cleanup Action Plan, removal
and disposal of contaminated soil (if any), and removal of the concrete vaults, a report
documenting the work completed will be prepared and submitted to the Department of
Ecology consistent with the applicable regulations and guidance.

The project MDNS includes a mitigation measure that addresses Ecology’s
contamination cleanup requirements consistent with the applicant's SEPA Checklist
discussion. Ecology has reviewed the mitigation measure and concurs with its content
and approach.

Criterion (b): The proposed use and site design will meet or exceed all applicable
development, design, and performance standards and guidelines required for the
specific use, location, or zoning classification.

Staff Analysis: Staff believes the proposed use and project design, at a conceptual level, will
meet or exceed all applicable development, design, and performance standards and
guidelines, as outlined below. The applicant will need to provide more information concerning
the final architectural design, landscape design, lighting, and other design elements for final
site plan approval and administrative design review approval.

Applicable Development Regulations: The project site is located within the “19t and
Mildred” area, which is regulated by the “Fircrest Form-Based Code” (FBC), adopted by
reference in Chapter 22.57 FMC, pursuant to Ordinance 1667. Development within this area
must comply with applicable FBC standards and guidelines as well as with additional
development regulations contained in the City’s Land Development Code (FMC Title 22).
When provisions included in the FBC standards conflict with other requirements of this title,
the FBC standards shall apply unless otherwise provided.

FMC 22.26 Sign Regulations. The preliminary site plan submittal does not contain
information pertaining to the proposed outdoor signage. Approval of a master sign plan will
be required per EMC 22.26.006. The Director may approve, approve with conditions, modify
and approve with conditions, or deny an application for a sign permit.

FMC 22.48 Mixed-Use Neighborhood District (MUN). The east half of the project site is
zoned MUN. The proposed design and residential use of this portion of the site are
consistent with the MUN district purpose statement and the land uses permitted under FMC
22.48.002. The project design meets the development standards listed in FMC 22.48.007.

FMC 22.50 Mixed-Use Urban District (MUU). The west half of the project site is zoned
MUU. The proposed design and mixed residential/commercial use of this portion of the site
are consistent with the MUU district purpose statement and the land uses permitted under
FMC 22.50.002. The project design meets the development standards listed in FMC
22.50.008.

FMC 22.57 Form-Based Code. The Fircrest FBC, adopted pursuant to Chapter 22.57 FMC
and Ordinance 1667, establishes a zoning and regulating plan, development standards, and
building, frontage, street, and open space standards.
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RP.1 Zoning Districts and Overlays and RP.2 Regulating Plan. The project design is
consistent with the FBC Regulating Plan, which applies MUN and MUU zoning, shopfront
overlay, and enhanced pavement standards, to the site. The design achieves the general
intentions in Table RP.1 Summary of Zoning District related to the desired form, streetscape
and public realm improvements, parking, and general use.

DS.1 Development Standards. Development standards are specified for building
placement, allowed building types and height, ground floor interior ceiling height, parking,
and allowed encroachments. The project design places buildings near the sidewalk/street
within the maximum 10-foot property line frontage setback. The proposed five-story and four-
story flex buildings, a building type allowed in the MUU and MUN zones, comply with the
maximum heights allowed for each district (80 feet in the MUU and 50 feet in the MUN).
Generally, the parking design meets the standards in FMC 22.60.003. Full conformance can
be achieved through minor modifications that can be addressed during the final site plan and
administrative design review processes. The administrative design review process can be
used to confirm that any proposed architectural encroachments will comply with FBC
standards.

BS.1 Building Standards and BS.2 Building Types. Buildings A and B are proposed to
be mixed-use structures containing commercial, live-work, and residential uses at the ground
floor level and residential units on the upper floors. Buildings C and D would be multifamily
residential with amenity spaces comprising portions of the ground floor level. Buildings C and
D would also have zero-level parking garages situated partly below grade with daylight
exposures at their east elevations (65" Street frontage). Each building would comply with the
FBC flex building standards in terms of proposed uses, lot dimensions, pedestrian access,
frontage types, vehicle access and parking, open space, and building size and massing. In
lieu of private open space, residential units would rely on shared common spaces provided
adjacent to the buildings, per BS.2.H(7).

FS.1 Frontage Standards. The buildings would employ a mix of shopfront, stoop, and
forecourt frontage types, each of which is allowed for flex buildings and permitted in the MUU
and MUN zones. Some stoops on buildings A and B would be used in conjunction with
dooryard (terrace) elements.

SS.1 Street Standards. Streets serving the site would consist of several street types.
The west side of the site abuts Mildred Street West, an existing public street arterial located
within the City of University Place. Much of the project frontage along this street would be
subject to Mildred Street Non-Shopfront standards. A smaller portion of the street, located
north and south of the proposed 22" Street, would be subject to the Mildred Street Shopfront
standards. The proposed 21st Street, 23 Street, 65" Avenue, and 66" Avenue would be
developed to Local-Lower Intensity street-type standards. The proposed 22" Street would
need to meet Shopfront Overlay standards near Buildings A and B as well as the urban
green street standards provided in Urban Design Concept OS.2(1).

Except for Mildred Street West, all streets noted above will be entirely new construction, built
to city street standards, and dedicated to the public. Mildred Street was redesigned and
constructed by the City of University Place in 2016, considering the projected needs and
demands of future redevelopment on the project site and other nearby properties. Existing
Mildred Street improvements, including travel lanes and frontage improvements (sidewalks,
street trees, lighting, etc.) would be utilized by the project with few modifications proposed or
required for the non-shopfront frontages.
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The applicant’s proposed design for the Shopfront portions of Mildred Street West, however,
does not comply with the shopfront standards in SS.1 in terms of pedestrian walkway
pavements, landscaping, and possibly other elements. The applicant will need to submit a
revised code-compliant design for the final site plan and design review approvals. This
submittal should show existing improvements located with the ROW, including street trees,
planter strips, sidewalks, etc., so that the successful integration of public street and private
frontage improvements can be ensured. The City may approve minor departures from the
standards, if warranted, per SS.1D.

The Shopfront standards require curbside parking stalls to be installed along the short
segments of Mildred that are within the Shopfront Overlay. Fircrest requested an analysis of
these segments to ascertain whether the addition of on-street parking would be advisable
and warranted. TranspoGroup prepared a memo (December 22, 2022) that outlines the
challenges and potential traffic safety issues that would be associated with introducing
curbside parking at these locations and recommends against their inclusion. The City
concurs with the TranspoGroup conclusions and does not support modifying the existing
street configuration to accommodate the one or two stalls that would be feasible.

0S.1 Open Space Standards. The proposed design would devote 11.5% of the project
site area to open space. This greatly exceeds the 5% minimum required. Per OS.1D, the
applicant intends to provide this additional shared public open space in lieu of providing
private open space for units in the development. The project will also provide 9,510 SF of
private indoor open space in Buildings C and D.

Projects greater than four acres, including the Alliance Prose development, are required to
generate urban design concepts for large-scale open spaces consistent with OS.2. This
provision requires the submittal of an urban green street design for 22" Street and a green,
square, or plaza design with a minimum size of %z acre to be located south of 22" Street
(planned) and west of 66" Avenue (planned). Generally, the applicant’s conceptual designs
meet the design goals and objectives described in 0OS.2(1) and 0OS.2(3). However, more
detailed plans will need to be submitted for final site plan review approval and design review
approval of specific elements.

FMC 22.58.008 Performance Standards.

FMC 22.58.008(d) provides the standards for refuse collection containers. All outdoor
containers (including recycling containers) are required to be completely screened from
public or private streets and from the adjacent property by an opaque screen. Masonry block
wall, decorative metal, or other high-quality durable materials is required. Where space
allows, evergreen shrubs and other landscaping shall be installed to soften the visual impact
of the screening enclosure. Refuse storage areas that are visible from the upper stories of
adjacent structures shall have an opaque or semi-opaque horizontal cover or screen to
mitigate unsightly views. The covering structure shall be compatible with the site’s
architecture. If required by the sanitary sewer service provider, the trash enclosure floor shall
be designed to slope to an interior trapped area floor drain and connected to a grease
interceptor before plumbing to the sanitary sewer system. The floor shall be designed to
contain all interior runoff and not allow outside storm rain or runoff from entering the trash
enclosure.

The site plan shows refuse/recycling enclosures located immediately north of Building A,
south of Building B, northeast of Building C, and southeast of Building D. Due to their
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proximity to each of the four project buildings, a horizontal cover or screen will be required.
Detailed plans will need to be submitted for final site plan and design review approvals to
ensure code compliance. Input from Westside Disposal will be solicited to ensure that final
designs will meet their service requirements for refuse and recycling collections.

FMC 22.58.008(q) provides the standards for screening of mechanical equipment.
Roof-mounted air conditioning or heating equipment, vents, or ducts shall not be visible from
the ground level of any abutting parcel or any public rights-of-way. This shall be
accomplished through the extension of the main structure or roof or screening in a manner
that is architecturally integrated with the main structure. The screening may require
acoustical treatment to mitigate noise generation. Detailed plans will need to be submitted for
final site plan and design review approvals to ensure code compliance.

FMC 22.58.008(k) requires stormwater facilities to be designed to meet or exceed the
standards outlined in the Ecology Stormwater Management Manual for Western Washington.
Consistent with NPDES Western Washington Phase Il Municipal Stormwater Permit
requirements, Low Impact Development (LID) designs and LID BMPs shall be required in
areas where soils and geology support them. Larger projects triggering the manual’s
requirements for water quality treatment and/or flow control shall incorporate LID
components to the extent practicable consistent with the LID Technical Guidance Manual for
Puget Sound. The applicant’s geotechnical report, prepared by PanGEO, Inc., found the site
consisted of undocumented fill over dense to very dense glacial till deposit and concluded
that infiltration is not feasible for the project.

FMC 22.58.018 Outdoor lighting. The installation of outdoor lighting fixtures requires the
approval of the Examiner or Director, as appropriate. Approval shall not be granted unless
the proposed installation is found by the Examiner or Director to conform to all applicable
provisions of this section. The applicant submitted an outdoor lighting electrical plan with
photometric data and fixture schedule on February 17, 2023. Staff did not have sufficient time
to review the lighting plan for code compliance prior to the issuance of this report. The City
typically conducts such reviews through its final site plan review process.

FMC 22.60 Parking and Circulation. The current project design includes 391 multifamily
units, for which a minimum of one off-street space per unit (391 stalls) is required, per FMC
22.60.003(a). In addition, a combined total of 9,895 SF of commercial space is proposed for
Buildings A and B. FMC 22.60.003(b) requires a minimum of one space per 400 SF of
commercial use, which equates to 25 stalls. Staff considers the live-work units in Buildings A
and B to be “multifamily” for the purposes of parking requirements, per FMC 22.60.003(q).
Based on these numbers, a minimum of 416 stalls are required.

Under FMC 22.60.006 Maximum Parking Space Provisions, the number of stalls provided
shall not exceed 120 percent of the minimum required number of stalls specified in

FMC 22.60.003, unless the Examiner approves a further increase when specified criteria are
met. Absent any Examiner approval for additional parking, the maximum number of stalls
allowed would be 499 (120% of 416 stalls). The preliminary site plan shows 493 stalls, which
falls just below the 120 percent limit. Staff anticipates this number may decrease slightly as
minor revisions, such as the replacement of some parking lot stalls with required tree
peninsulas or islands, are approved through the final site plan and design review processes.

The applicant’s site plan has undergone significant revision since concepts were first
presented to the City for informal review in late 2021. Initial designs called for considerably
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more surface parking than what is shown on current plans. Access to the east sides of
Buildings C and D was at one time proposed to be via a private parking lot/driveway. 21st
Street and 23rd Street were proposed to be Alley or Local — Delivery street types with no on-
street parking.

Discussions between the applicant and City followed these early submittals, wherein the City
expressed the need for the project to be redesigned to better fit the design intent of the FBC.
Specifically, the City requested a reduced reliance on surface parking and the use of
dedicated public streets to provide the circulation grid envisioned in the FBC’s Regulating
Plan. The preliminary site plan under review by the Examiner reflects this shift in emphasis —
from private to public parking on public streets.

A consequence of this City-directed shift is that the off-street parking space count has been
reduced significantly due to numerous parking lot/driveway stalls being converted to on-street
parking, and numerous private parking lot stalls being relocated to public streets. The result
is that 285 private parking stalls would be provided in surface lots behind Buildings A and B,
and in courtyards and basements within Buildings C and D. 205 public stalls would be
located within public street rights-of-way. Approximately 58% of the total would be private off-
street stalls, with 42% being public street stalls. Of the minimum 416 stalls required, 69%
would be private off-street stalls.

Section 1.1C of the FBC (Relationship to Municipal Code) states, in part: FBC standards
augment and/or supersede existing regulations in Title 22 Land Development consistent with
FMC 22.57.002. This section states: “The provisions of this chapter shall augment and/or
supersede existing regulations in this title. When provisions included in these form-based
standards conflict with other requirements of this title, these standards shall apply unless
otherwise provided.”

The City is attempting to achieve a balance between public and private stalls on this site to

further the design directives of the FBC and policy direction in the Comprehensive Plan with
respect to neighborhood livability, streetscape and public realm improvements, and parking
design and location. This goal creates an inherent conflict with the parking count standards

contained in FMC 22.60.003, which establish minimum requirements for off-street parking --
not total parking.

Earlier iterations of the site plan included an off-street parking lot served by a private
driveway to the east of Buildings C and D. The current plan proposes a public street, 65th
Street West, to occupy the same space and serve the same functions. This design is
consistent with the FBC Regulating Plan diagram (Figure RP.1), whereas the earlier parking
lot/driveway design was not. If 65" Street West were reconfigured to be a private
driveway/parking lot, as before, at least 64 stalls would be reclassified from public to private,
resulting in 349 off-street stalls. Additionally, 66 public street stalls could be relocated from
21stand 23" streets to expanded surface lots nearby to nearly achieve the off-street parking
standard.

Staff believes, however, that the resultant site plan would be less consistent with the
purpose and intent of the FBC. As such, staff recommends a determination be made per
FMC 22.57.002 that the FBC standards apply to parking when it comes to determining an
appropriate public-private ratio.
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FMC 22.62 Landscaping Regulations. The applicant has submitted an overall landscape
plan and more detailed schematic landscape plans that generally meet the city’s landscaping
requirements with respect to the parking lot and street frontage landscaping. Final detailed
landscape plans, subject to the final site plan and administrative design review approval, will
need to be submitted to demonstrate code compliance in terms of final plant selection and
location, walls, fencing, and other landscape elements. Additional attention will need to be
paid to the locations and dimensions of the parking lot tree islands/peninsulas, parking lot
and garage screening, planter strips, and plant selections that will complement off-site
landscaping on the south side of 23 Street. The final plans will need to demonstrate
compliance with FBC street and open space landscaping standards as they apply to street
frontage design and the urban design concepts required to be designed and constructed for
the 22" urban green street and the central plaza to be located south of 22" Street and west
of 66" Avenue.

FMC 22.64 Design Guidelines. A preliminary site plan should meet orexceed all applicable
design guidelines contained in Chapter 22.64 FMC. In addition, the proposal is subject to
administrative design review per FMC 22.66.008 to ensure project compliance with all
applicable development regulations, the design guidelines contained in Chapter 22.64
FMC, and the goals, policies, and objectives of the comprehensive plan.

Administrative design review for this project consists of a two-step process that begins with a
review of conceptual plans conducted concurrently with the Examiner’s review of the
preliminary site plan application. If the Examiner grants site plan approval for the preliminary
(conceptual) design, the applicant will need to submit detailed plans for final design review by

staff. This second review is intended to ensure that all design issues identified during the
review of the conceptual plans are addressed prior to the issuance of building permits.

Staff has reviewed the conceptual plans for consistency with the design guidelines contained
in Chapter 22.64 FMC and believes the proposal is generally consistent with the applicable

guidelines listed below. Guidelines not listed are largely inapplicable to this project. Where
noted below, additional design responses by the applicant will be needed to demonstrate full
code compliance through the design review process. Where a conflict exists between the
Chapter 22.64 guidelines and FBC design provisions, the FBC standards will apply.

22.64.006 Parking lots and areas — additional attention to parking lot screening for surface
lots (Buildings A and B) and garage parking areas (Buildings C and D) needed.

22.64.009 Modulation and articulation.

22.64.010 Building scale -- additional attention to human scale elements is needed.

22.64.011 Building entries — additional focus on accentuating entries is needed.

22.64.012 Building materials.

22.64.014 Service equipment and activities — additional detail on screening is needed.

22.64.016  Ground floor activities.

22.64.017 Building frontages.

22.64.018 Upper floor balconies, alcoves, and decks — none currently shown.

22.64.019 Awnings and canopies — detail needed for display window and entry coverings.

22.64.020 Shopfronts — additional attention to shopfront architectural elements including
awnings, storefront window bases, and recessed entries or alcoves, is needed.

22.64.025 Street access -- additional focus on accentuating entries is needed.

22.64.027 Usable open spaces.

22.64.029 Commercial walkways.

22.64.030 Commercial walkway corridors -- additional detail on design elements is needed.
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22.64.031
22.64.032
22.64.033
22.64.034
22.64.035
22.64.036
22.64.037
22.64.038
22.64.039
22.64.040

Outdoor activity spaces -- additional detail on design elements is needed.
Streetscape furnishings -- additional detail on design elements is needed.
Public artworks — information on outdoor artwork is needed.

Lighting -- additional information on lighting components is needed.

Roadway corridors and street frontages — detailed landscape designs needed.
Urban buffers -- additional attention to parking lot screening is needed.
Sidewalks and walkways.

Buildings and yards -- additional detail on landscape components is needed.
Screening -- additional detail on screening elements is needed.

Landscape materials -- information on native / drought tolerant plants needed.

FMC 22.12 Concurrency Management. The City requires concurrency for arterial roads,
transit, fire/EMS, law enforcement, schools, and parks, based on available and planned
capacity. Concurrency is also required for water, power, sanitary sewer, fire flow, and
stormwater management, based only on available capacity. Concurrency determinations are
required in advance of the issuance of development permits, which the City interprets to
mean “final” development permits such as building, site development, and other construction
permits. The City’s preliminary concurrency review for the Alliance Prose project has not
identified any capacity shortfalls in terms of the physical facilities and services needed to
serve the project or deficiencies hindering the project’s ability to meet LOS standards.

Criterion (c): The proposed use and site design will be consistent and compatible with
the goals, objectives, and policies of the comprehensive plan.

Staff Analysis: The proposed redevelopment of the subject property, the project design, and
public street ROW improvements, is consistent and compatible with, the Community
Character, Land Use, Housing, and Transportation goals, objectives, and policies listed below.
Staff believes the project will achieve and be supported by, these same goals and policies.

Community Character Element

GOAL CC1 Facilitate the success of public places that foster community cohesiveness by
ensuring well-designed spaces that support activity and community interaction.

Policy CC1.1 Continue to provide community gathering places in recreation facilities and
park sites throughout the city and encourage the development of new community gathering
places, especially in underserved areas of the community.

Policy CC1.2 Preserve, develop, and enhance informal community gathering places, such
as plazas, mixed-use centers that include local cafes and coffee shops with comfortable
outdoor seating, and spaces within parks. This can be accomplished by:

* Requiring/providing seating opportunities with multi-seasonal amenities, such as
canopies or other covers from the elements and heating during periods of cooler
temperatures.

* Encouraging installation of art or water features.

* Installing outdoor plantings and other landscape features

* Providing visual access to sites.

* Providing for active uses in the space.
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* Promoting partnerships and implementing incentives where appropriate to create
public places, such as plazas in combination with outdoor cafes.

Policy CC1.3 Ensure that public places are designed and managed to encourage high levels
of activity by including:

* Multiple entrances.

* Flexible spaces.

* Linear urban parks.

* Focal points that create activity throughout the space.

* A signature attraction that provides a compelling identity.
» Multi-seasonal attractions.

* Active management of space and activities.

GOAL CC4 Adopt and implement form-based codes and design standards and guidelines
that will achieve design excellence, desired urban form, and community character goals
consistent with citizens’ preferred design parameters.

Policy CC4.2 Apply form-based codes and design standards and guidelines through an
administrative review process to help achieve or accomplish the following:

» Development that exhibits the highest standards of urban design, architecture, and
landscaping at the scale of neighborhood, block, lot, and building.

* An increased focus on the design of the public realm — the public space defined by the
exterior of buildings and the surrounding streets and open space.

» A human-scale character that creates a pleasant walking environment for all ages and
abilities. Buildings should provide “eyes on the street”.

* Elements of design, proportion, rhythm, and massing that are desirable and appropriate
for proposed structures and the site.

* Places and structures in the city that reflect the uniqueness of the community and
provide meaning to its residents.

* Building scale and orientation that are appropriate to the site.

» The use of high-quality and durable materials, as well as innovative building techniques
and designs.

* The use of environmentally friendly design and building techniques, such as LEED, for
the construction or rehabilitation of structures.

+ Minimization of negative impacts, such as glare or unsightly views of parking.

* Incorporation of historic features whenever possible.

* A design that fits with the context of the site, one that is sensitive to its surroundings and
reflective of natural features and existing character.

Policy CC4.6 Encourage design and installation of landscaping that:

* Creates character and a sense of place.

* Retains and enhances existing green character.

* Preserves and utilizes native trees and plants.

* Enhances water and air quality. « Minimizes water consumption.
* Provides aesthetic value.

* Creates spaces for recreation.

* Unifies site design.

* Softens or disguises less aesthetically pleasing features of a site.
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* Provides buffers for transitions between uses or helps protect natural features.

GOAL CC5 Pay special attention to street design to create a sense of unique character that
distinguishes Fircrest from neighboring communities.

Policy CC5.2 Ensure that complete street designs result in active urban streets, accessible
public spaces, and safe and convenient linkages for all users, especially within the 19th and
Mildred area and along Regents Boulevard.

Policy CC5.3 Use distinctive design elements to create unique identities for mixed-use
areas, such as:

* Specially designed landscape.

* Unique crosswalk treatments and frequent crosswalks.

» Sidewalk design that supports a mix of commercial, residential, and other uses and
activities such as outdoor café service.

» Character-defining materials and accessories, such as seating and wayfinding
elements.

* Art elements.

* Pedestrian-scale lighting

Policy CC6.1 Require landscaping with a drought-tolerant native plant component (trees,
shrubs, and groundcovers) to be installed when significant development activities take place.

Policy CC6.2 Landscaping should comply with applicable City standards and guidelines for
plant retention, selection, installation, and maintenance. These standards are intended to
maintain existing trees when practicable, better ensure that plants survive and thrive,
minimize conflicts with infrastructure, and in some cases provide a substantial visual screen
or buffer.

Land Use Element

Comprehensive Plan Designation: The project site is designated Mixed-Use in the Land
Use Element. The proposed use and design of the site would be consistent with the
allowable uses, development form, and building intensity established for Mixed-Use
designation areas.

GOAL LU1 Provide sufficient land area and densities to meet Fircrest’s projected needs for
housing, employment, and public facilities while focusing growth in appropriate locations.

Policy LU1.5 The city should encourage infill development on suitable vacant parcels and
redevelopment of underutilized parcels. Ensure that the height, bulk, and design of infill and
redevelopment projects are supportive of the public realm and compatible with their
surroundings.

Policy LU1.6 The city should support opportunities for shops, services, recreation, and
access to healthy food sources within walking or bicycling distance of homes, workplaces,
and other gathering places.

Policy LU1.7 The city should encourage project designs to encourage access by modes of
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travel other than driving alone, such as walking, bicycling, and transit, and to provide
connections to the non-motorized system.

GOAL LU2 Ensure that future growth and development protect and enhance the City’s
quality of life and character and are compatible with the existing community fabric.

Policy LU2.2 The city should apply design standards and guidelines for residential
development to:

* Provide variety in building and site design and visually appealing streetscapes in
residential developments of several dwellings or more.

» Minimize significant impacts, such as loss of light or privacy, from large residential infill
buildings on adjacent residents.

» Promote compatibility with Fircrest’s residential neighborhoods and avoid an
appearance of overcrowding when rezones will increase residential development
capacity or when density bonuses or flexibility in site standards are utilized.

» Emphasize features typical of single-detached dwellings, such as pitched roofs, single
points of entry, and substantial window trim, as part of missing middle housing.

GOAL LUS5 Achieve a mix of housing types and densities, maintain attractive and healthy
residential neighborhoods, and guide new housing development into appropriate areas.

Policy LU5.2 The mix of housing within the community should include detached and
attached single-family dwellings, cottage housing, live-work units, multi-family dwellings,
including townhomes and units located within vertical mixed-use buildings, accessory
dwelling units, residential care facilities for those who are unable to maintain independent
living arrangements, and other innovative housing that is compatible with the type, scale, and
character of surrounding residential development.

Policy LU5.7 Implement form-based codes and mixed-use zoning to achieve increased
residential density in mixed-use and multifamily areas near arterials and transit routes, for
example, the 19th and Mildred areas, to accommodate expected population and employment
growth.

Policy LU5.8 Residential infill development shall be compatible with surrounding
development in terms of scale, form, relationship to the street, and other design elements.

GOAL LUG6 Achieve a mix of commercial land uses that serve the needs of the City’s
residents, businesses, and visitors while protecting and enhancing the unique character of
Fircrest’s residential neighborhoods.

Policy LU6.1 New and redeveloped commercial and mixed-use buildings and neighborhoods
should be designed to achieve community goals for attractive streets, public spaces, and
pedestrian amenities.

Policy LU6.4 The expansion of linear commercial “strips” should be discouraged, and
pedestrian-oriented development should be supported.

Policy LU6.7 The visual appearance of commercial areas should be improved through public
and private measures for beautification, implementation of design strategies, maintenance,
and streetscape improvements. Commercial and mixed-use buildings should conform to
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form-based codes and design standards and guidelines to achieve urban design objectives
and ensure architectural compatibility with surrounding neighborhoods. Where commercial
rehabilitation, development, or redevelopment occurs in an area with historic significance, it
should be sensitive to the historic fabric of the area. New commercial and mixed-use
development should incorporate landscaping, seating, and other pedestrian-supportive
amenities to provide pleasant and comfortable resting, socializing, and picnicking areas for
employees and shoppers.

Policy LU6.8 Commercial and mixed-use development should include high-quality, safe, and
contiguous facilities for pedestrians, bicyclists, disabled persons, and users of public transit
services. Fircrest should work with public transit providers to improve transit service to
mixed-use and neighborhood commercial areas. Commercial and mixed-use development
should be designed to provide connections, both vehicular and pedestrian, to adjoining sites
to reduce personal automobile trips. Sidewalks and internal pathways should be incorporated
to enhance pedestrian circulation.

Policy LU6.9 Maximum automobile parking standards should be implemented for various
types of commercial development. Shared parking facilities should be encouraged. Parking
areas shall include plantings of vegetation that reduce its visual impact through effective
screening and the establishment of a substantial tree canopy. Form-based codes and design
standards that strongly encourage the placement of parking to the side or rear of buildings
should be implemented. Parking facilities should conform to the parking-related policies of
the Transportation Element.

Policy LU6.10 Commercial uses should be concentrated in locations that best serve the
community, complement stable residential areas, and are attractive to private investment.

Policy LU6.11 A mix of retail, office, service, and residential uses should be encouraged in
mixed-use and neighborhood commercial areas.

Policy LU6.12 Redevelopment of vacant and underutilized sites should be encouraged.

Housing Element

Policy H1.4 Encourage residential development in areas that are already adequately served
by utilities and transportation.

Policy H2.2 Encourage increased residential density in mixed-use and multi-family zones,
especially those located within the 19th and Mildred areas, subject to compliance with
appropriate form-based code standards and design guidelines. Prohibit new detached single-
family development in these areas to promote more intensive use of mixed-use and multi-
family properties.

Transportation Element

GOAL T1 Develop, maintain, and operate a multimodal transportation system that provides
for the safe, efficient, and reliable movement of people, goods, and services.

Policy T1.1 Create a transportation network that includes vehicle, pedestrian, bicycle, and transit
components located throughout the City -- and connecting to adjacent communities - - to provide
for the safe, efficient, convenient, and reliable movement of people, goods, and services.
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Policy T1.2 Implement form-based code street standards and complete street design
standards to provide safe and convenient access for all modes of transportation. These
streets will support pedestrians, bicyclists, micro-mobility and transit users, and motorists,
thereby increasing capacity, increasing safety, and improving street aesthetics and
walkability. Include amenities in street designs, including trees and other landscaping, street
lights, benches, and waste receptacles to add to the pedestrian experience and further calm
traffic.

GOAL T2 Transportation improvements within the City should ensure alternative
transportation choices are available to underserved areas and provide mobility choices for
people with special needs including persons with disabilities, the elderly, the young, and low-
income populations.

Policy T2.2 Design and build complete streets with facilities for all modes of transportation.
Connect residential neighborhoods to mixed-use areas and public transit with sidewalks,
paths, and bike lanes to provide greater access to transportation choices for those who do
not drive and those who have limited mobility resources.

GOAL T3 Improve the safety of the transportation system, reduce speeds, and protect the
quality of life in residential and mixed-use neighborhoods.

Policy T3.4 Require shared access driveways and cross-access between developments
when planning for public rights-of-way improvements and private development to reduce
turning movement conflicts and enhance pedestrian and vehicular traffic safety. When street
improvements are implemented, consolidate private driveway access to properties along
major, secondary, and collector arterials to reduce safety hazards and increase street
capacity.

Policy T3.5 Encourage the use of existing major arterials for the movement of through traffic
and freight to reduce the need for new capital projects and support the reliable movement of
people, goods, and services. Employ traffic calming measures on residential and mixed-use
neighborhood streets to discourage or slow neighborhood through-traffic.

Policy T3.6

Use traffic circles, landscaped medians, pedestrian bump-outs, and other traffic calming
measures to reduce speeds and increase safety. Where appropriate, design these facilities to
provide pedestrian refuge areas that reduce pedestrian crossing distances, reduce conflict
points and enhance streetscape landscaping. Use other traffic calming measures that offer
pedestrian protection such as on-street parking or increase driver awareness of pedestrians
through the use of textured pavement and signage.

Policy T3.7 Avoid the creation of excessively large blocks and long local access streets that
are uninterrupted by intersections, mid-block neck-downs, or other traffic calming elements to
discourage higher motor vehicle speeds that reduce pedestrian and bicyclist safety.

Policy T3.8 Implement form-based code street standards to ensure that street designs will
avoid the construction of sidewalks next to curbs except where parking lanes will provide
physical separation between traffic lanes and sidewalks. Such designs will enhance
pedestrian safety, add to sidewalk users’ comfort, and encourage higher pedestrian usage.

19



Separate pedestrians from traffic lanes by installing landscaped planter strips that include

street trees, or where a more urban streetscape is desired, use contrasting paving, street
trees in tree wells, and street furniture consistent with form-based code street standards.

GOAL T4 Improve vehicular and pedestrian traffic circulation within the City to enhance the
quality of life.

Policy T4.1 Through redevelopment, establish a traditional urban street grid in the 19th and
Mildred area and extend this grid to adjoining properties to ensure that streets and sidewalks
provide access between residential and mixed-use neighborhoods and areas that are
common destinations, including commercial areas, schools, and parks. Maintain and
enhance continuity of the street and sidewalk pattern by avoiding dead-end and half-streets
not having turnaround provisions and by requiring through-connections in new developments.

GOAL T6 Develop facilities for pedestrians and bicyclists to achieve a walkable community
to support active and independent living, health, environmental quality, and cost savings for
travel.

Policy T6.1 Require sidewalk facilities on all new and substantially redeveloped public
streets to enhance public safety. Ensure the provision of sidewalks near schools to offer
protection for children who walk to and from school. Assign high priority to projects that
provide linkages to transit or complete planned pedestrian facilities or trails. Provide
pedestrian facilities on non-arterial streets to supplement principal pedestrian facilities
located on arterials. Ensure that crosswalks, signing, and pedestrian-activated signals
conform to the Manual on Uniform Traffic Control Devices (MUTCD).

GOAL T11 Integrate land use and transportation planning to support active communities
through the provision of a variety of travel choices and improve accessibility and mobility.

Policy T11.2 Use mechanisms that encourage transit use including limiting off-street parking
spaces, establishing maximum parking requirements, offering commute trip reduction
programs, and implementing other TDM measures. Locate higher densities and intensities of
use close to transit stops to create a core area to support transit and high occupancy vehicle
use. Support the development of transit centers, bus pullouts, and other transit facilities.
Establish incentives for developers to provide transit and TDM-supportive amenities to further
encourage transit use. Design and construct complete streets, bicycle-friendly facilities
including bike-activated signals and secure bicycle racks or lockers, and pedestrian
pathways.

GOAL T13 Consider benefits and impacts to health in the design of transportation
infrastructure by providing opportunities for exercise and reducing exposure to air, water, and
noise pollution. Policy

Policy T13.2 Design, build, and maintain bike lanes, sidewalks, paths, and trails to expand
opportunities for walking and biking to improve individual and community health. Provide
transportation facilities that are walkable and bicycle friendly to improve economic and living
conditions so that businesses and skilled workers are attracted to the community.

Policy T13.3 Concentrate population and employment growth in the 19th and Mildred areas
and other areas served by transit routes to reduce environmental impacts associated with
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growth and the construction of additional infrastructure. Integrate transportation and land use
planning to meet environmental goals by reducing the impacts of the transportation system
such as contaminated storm water run-off, greenhouse gas emissions, noise pollution, and
energy consumption.

Criterion (d): All conditions necessary to lessen any impacts of the proposed use are
measurable and can be monitored and enforced.

Staff Analvsis: The Examiner may impose conditions of approval to ensure that all potential
impacts resulting from the project are mitigated toa satisfactory level in compliance with
applicable code requirements. Conditions may be monitored and enforced through the final
site plan, administrative design review, site development permit, building permit approval
processes, and subsequent site inspection process.

RECOMMENDATION: The City recommends approval of the preliminary site plan subject to
the suggested condition listed below and any additional conditions deemed warranted by the
Hearing Examiner. The suggested condition is intended to highlight zoning and design-
related issues that should be addressed through the final site plan review, administrative
design review, site development permit, and building permit approval processes.

Condition: The applicant shall provide the City with additional detailed plans and supporting
documentation to demonstrate code compliance as outlined in the staff report discussions
with respect to:

FMC 22.26 Sign Reqgulations.

FMC 22.57 Form-Based Code.

FMC 22.58.008 Performance Standards.
FMC 22.58.018 Qutdoor lighting.

FMC 22.60 Parking and Circulation.

FMC 22.62 Landscaping Reqgulations.
FMC 22.64 Design Guidelines.

Jeff Boers February 23, 2023
Jeff Boers Date
Fircrest Planning Consultant

EXHIBITS: (linked to bookmarks)

1. Land Use Application

2. Preliminary Major Site Plan Review Application

3. Site Plan and Building Elevations, Graves+Associates, January 25, 2023
4. Landscaping Plans, Fazio Associates, Inc., January 25, 2023

5. ALTA/NSPA Survey, Terrane, May 24, 2022

6. Topographic and Boundary Survey, Terrane, May 24, 2022

7. Grading Plan, Davido Consulting Group, Inc., November 17, 2022
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https://www.codepublishing.com/WA/Fircrest/#!/Fircrest22/Fircrest2226.html#22.26
https://www.codepublishing.com/WA/Fircrest/#!/Fircrest22/Fircrest2257.html#22.57.002
https://www.codepublishing.com/WA/Fircrest/#!/Fircrest22/Fircrest2258.html#22.58
https://www.codepublishing.com/WA/Fircrest/#!/Fircrest22/Fircrest2258.html#22.58.018
https://www.codepublishing.com/WA/Fircrest/#!/Fircrest22/Fircrest2260.html#22.60
https://www.codepublishing.com/WA/Fircrest/#!/Fircrest22/Fircrest2262.html#22.62
https://www.codepublishing.com/WA/Fircrest/#!/Fircrest22/Fircrest2264.html#22.64

8.
9.

10.

Drainage Plan, Davido Consulting Group, Inc., November 17, 2022

Site Lighting Drawings, Cross Engineers, Inc. January 13, 2023

Phase I Environmental Site Assessment, PES Environmental, Inc., May 31, 2022(Over

3,000 pages. Here is the online link: https.//www.cityoffircrest.net/mildred-development-

project/ )

11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22,

Limited Phase II Investigation, PES Environmental, Inc., November 2022
Drainage Report, Davido Consulting Group, Inc., December 2022

Geotechnical Engineering Report, PanGEQ, Inc., December 14, 2022

Traffic Impact Analysis, TranspoGroup, January 2023

Mildred Street Parallel Parking Memorandum, TranspoGroup, December 22, 2022
City of University Place Access Shift Memorandum, December 21, 2022

City of Fircrest Notice of Application, July 19, 2022

City of Fircrest MDNS, January 30, 2023

SEPA Environmental Checklist, June 13, 2022

Washington State Department of Ecology SEPA Comment Letter, February 13, 2023
Amended City of Fircrest Form-Based Code, November 08, 2022

Certificate of Water Availability
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Land Use Application

Type of Project

Please check all that apply
and attach submittal sheet(s):

Administrative Design Review
Administrative Use Permit
Boundary Line Adjustment
Amendment — Comprehensive Plan
Amendment — Zoning Regulations
Amendment — Zoning Map *
Conditional Use Permit *
Conditional Use — Amendment *
Detached Accessory Structure *
Development Plan — Preliminary *
Development Plan — Final
Development Plan — Amendment*
Plat Subdivision — Preliminary *
Plat Subdivision — Final *

Plat — Alteration/Vacation *
Reasonable Use Exception

SEPA Checklist

Short Plat

Site Plan Review — Minor

Site Plan Review — Major *

Site Plan Review — Final

Site Plan Review — Amendment*
Variance — Major *

Variance — Minor*

Variance — Sign

Other:

*Pre-application conference
recommended

Applicant Name:
Jon Graves | Graves + Associates

| Address:
3110 Ruston Way Suite E, Tacoma WA 98402

_Representative (if different):

Phone: Email:
(253)272-4214 jcgraves@gravesassoc.com

Property Owners (if different):
Garrett Hodgins

Phone: Email:
(206)350-4851 ghodgins@allresco.com

Project Address:
2119 Mildred Street W, Fircrest WA 98466

Brief Description of Project:

Mixed Use with 389 residential units of various size/layouts with
ground floor retail. Parks, recreation, open space, and through street
connections are proposed. Parking is both surface and structured.

Parcel Number(s): Site Area (square footage):

0220112005 9.49 Acres

Land Use Designation: Zoning Designation:
Commercial Mixed Use MUU/MUN

Environmental sensitive areas on or within 150’: Yes No

Physical Characteristics of Site:

9.49 acre site, partially developed, with notable grades on the east half

Planning and Building
115 Ramsdell St Fircrest WA 98466
253-564-8902
www.cityoffircrest.net

| certify that all of the information submitted in this application including any
supplemental information is true and complete to the best of my knowledge
and | acknowledge that willful misrepresentation of information will result in
the cancellation of this permit application. | have read this application in its
entirety and understand that my submittal will be reviewed for completeness
and, if found to be complete, will be processed in accordance with FMC 22.05.

6/10/2022

Signature:

Signature: Date:




Major Site Plan Review - Preliminary

Submittal Items

Please included the following:

® Land Use Application
O All materials listed in FMC 22.72

O Traffic Concurrency Certificate or
Application

O Traffic Impact Analysis*
® Drainage Plan

O Sensitive Area Affidavit| N/A

O Sensitive Area Special Study*
® Environmental Checklist*

@ Certificates of Water/Sewer
Availability **

O Residential Project
0 Intake fee: $400
0 Deposit: $1000

O Nonresidential Project
0 Intake fee: $750
0 Deposit: $2000

* When applicable
** As required by Public Works

The applicant shall be responsible for
the actual cost incurred by the City in
processing the application. The total fee
shall be reduced by the amount of the
deposit. The applicant shall remit to the
City the amount exceed by the deposit.
If the deposit fee exceeds the City’s
actual costs, the balance shall be
refunded.

Submittal

Major site plan review consists of two separate reviews. The initial review
(preliminary) is conducted by the hearing examiner and the second review is
conducted by the director. The plans submitted for the initial review may be
conceptual in detail. However, the greater the level of detail in the plans
submitted for hearing examiner review, the greater the level of certainty the
applicant will have in preparing detailed plans for final review.

Major Site Plan Review (please check):

New buildings greater than 2,000 square feet of gross floor area

Building additions which are greater than 2,000 square feet of gross
floor area

Parking lot improvements associated with development proposals listed
in subsections (a) and (b) of this section.

Please demonstrate how the proposal is compliant with the following
criteria: (An answer of YES is not sufficient; Use additional sheet, if necessary.)

How will the proposed use and site design not be detrimental to the public health,
safety, and welfare; injurious to property or improvements in the vicinity; or adversely
affect the established character of the surrounding vicinity?

Use proposed will improve public health, safety, and welfare by
remediating contamination from multiple sources. In addition, use will
improve property and surrounding aesthetics by removing aging
abandoned structure and adding much needed area housing,
commercial space, and parks/recreation/open space.

How will the proposed use and site design meet or exceed all applicable development,
design and performance standards and guidelines required for the specific use,
location, or zoning classification?

Proposed use and plans meet or exceed all relevant Fircrest Municipal
Code guidelines and development standards relating to design,
construction, and landscaping, except where text based amendments
apply. Otherwise, proposed is consistent with guidelines required for
both use and zoning classification/location.

Planning and Building
115 Ramsdell St Fircrest WA 98466
253-564-8902
www.cityoffircrest.net

How will the proposed use and site design will be consistent and compatible with the
goals, objectives and policies of the comprehensive plan?

Proposed seeks to add to much needed housing density in a way that is
consistent with the existing community fabric. Project proposes
facilities and services to meet the needs of the community. In addition,
development provides a mix of commercial/dwelling units types.
Careful thought has been given to improvement with consideration to
preservation of natural and built environments.

For complete development regulations, please see FMC Chapter 22.72.
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PLANTING SCHEDULE

SYMBOL QTY TYPE

SIZE

TREES FROM AFFROVED CITY OF FIRCREST LIST IN "DESIGN STANDARDS
AND GUIDELINES FOR STREETSCAFE ELEMENTS"

WWN = WESTERN WASHINGTON NATIVE
WCN = WEST COAST NATIVE
DT = DROUGHT TOLERANT

TREES FOR PLANTING STRIPS 4' WIDE AND UP, OK UNDER POWER LINES

TOSUGA MERTENSIANA / MOUNTAIN HEMLOCK (EVERGREEN, WWN, DT)
ACER CIRCINATUM / VINE MAPLE (WWN)

CORNUS MILKY WAY" / MILKY WAY DOGWOOD

MAGNOLIA STELLATA / STAR MAGNOLIA

STYRAX JAPONICUS / JAPANESE SNOWBELL

TREES FOR PLANTING STRIPS 4' WIDE AND UP

ZELKOVA SERRATA / ZELKOVA (DT)

TREES FOR PLANTING STRIPS &' WIDE AND UP, OK UNDER POWER LINES

ACER PALMATUM / JAPANESE MAPLE
ACER GRISEUM / PAPERBARK MAPLE

TREES FOR PLANTING STRIPS &' WIDE AND UP

CERCIDIPHYLLUM JAPONICUM / KATSURA
QUERCUS PALUSTRIS / PIN OAK

TREES FOR PLANTING STRIPS &' WIDE AND UP

CHAMAECYPARIS LAWSONIANA / LAWSON CYPRESS (EVERGREEN, WCN, DT)
PINUS CONTORTA (EVERGREEN, WCN, DT)

ACER TRUNCATUM X PLATANOIDES 'WARRENRED' / PACIFIC SUNSET MAFPLE
GINKGO BILOBA / MAIDENHAIR TREE

PARROTIA PERSICA / PERSIAN [RONWOOD

TREES FOR PLANTING STRIPS | O' WIDE AND UP

A\ 4 °

THUJA PLICATA / WESTERN REDCEDAR (EVERGREEN, WWN, DT)
ACER RUBRUM / RED MAFLE
ACER SACCARUM / SUGAR MAFLE

PLANTING NOTES

% SHRUBS ¢ GROUNDCOVER

BERBERIS THUNBERGII 'ROSE GLOW' / ROSE GLOW BARBERRY
BLECHNUM SPICANT / DEER FERN

CAMELLIA SASANQUA / SASANQUA CAMELLIA

CHOISYA TERNATA 'SUNDANCE' / SUNDANCE MEXICAN ORANGE
CONRUS SERICEA / RED-OSIER DOGWOOD

CORNUS SERICEA 'KELSEY!' / KELSEY DOGWOOD

GAULTHERIA SHALLON / SALAL

DAPHNE ODORA 'MARGINATA' / VARIEGATED FRAGRANT DAPHNE
LAVANDULA ANGUSTIFOLIA / ENGLISH LAVENDER

MAHONIA AQUIFOLIUM / OREGON GRAFPE

MAHONIA NERVOSA / DWARF OREGON GRAPE

MAHONIA REPENS / CREEPING MAHONIA

NANDINA DOMESTICA 'GULF STREAM' / COMPACT HEAVENLY BAMBOO
PRYSOCARFPUS OFPULIFOLIUS DIABOLO'/ DIABOLO NINEBARK
POLYSTICHUM MUNITUM / SWORD FERN

PRUNUS LAUROCERASUS 'MOUNT VERNON'/ MOUNT VERNON LAUREL
ROSMARINUS OFFICINALIS / ROSEMARY

SARCOCOCCA CONFUSA / SWEETBOX

SPIRAEA JAPONICA 'GOLDFLAME' / GOLDFLAME SFPIREA
SYMPHORICARFPOS ALBUS / SNOWBERRY

VIBURNUM TINUS / LAURUSTINUS

VINCA MINOR / DWARF PERIWINKLE

&' MIN. AT., B¢B
2" CAL., BB
2" CAL., BB
2" CAL., BB
2" CAL., BB

2" CAL., BB

2" CAL., BB
2" CAL., BB

2" CAL., BB
2" CAL., BB

6' MIN. HT., B¢B
&' MIN. HT., B¢B
2" CAL., BB
2" CAL., BB
2" CAL., BB

&' MIN. AT., B¢B
2" CAL., BB
2" CAL., BB

24" MIN. HT., SEE PLANS
1&" MIN. HT., SEE PLANS
24" MIN. HT., SEE PLANS
I&" MIN. HT., SEE PLANS
I&" MIN. HT., SEE PLANS
I&" MIN. HT., SEE PLANS
I&" MIN. HT., SEE PLANS
24" MIN. HT., SEE PLANS
I&" MIN. HT., SEE PLANS
20" MIN. HT., SEE PLANS
I&" MIN. HT., SEE PLANS
| GAL. @ 12" O.C.

I&" MIN. HT., SEE PLANS
I&" MIN. HT., SEE PLANS
20" MIN. HT., SEE PLANS
I GAL. @ 24" O.C.

24" MIN. HT., SEE PLANS
I &" MIN. HT., SEE PLANS
I&" MIN. HT., SEE PLANS
I&" MIN. HT., SEE PLANS
24" MIN. HT., SEE PLANS
| GAL. @ 12" O.C.

. ALL PLANTING AREAS ON THE GROUND-PLANE (ALL R.O.W., PLANTERS, ETC.) SHALL HAVE A TRADITIONAL IRRIGATION SYSTEM
TO BE INTEGRATED WITH A CONTROLLER. RAIN SENSORS AND OTHER EQUIPMENT WILL BE INCORPORATED INTO DESIGN TO
MAXIMIZE EFFICIENCY AND LOWER OVERALL MAINTENANCE.

2. ALL SHRUBS AND GROUNDCOVERS TO BE LAYED OUT IN FIELD AND APPROVED BY A LANDSCAPE ARCHITECT PRIOR TO

INSTALLATION.

3. AMENDED SOILS IN PLANTER STRIP PER COF STANDARDS.
4. ALL PLANTING IN PUBLIC R.O.W. PER COF STANDARD PLANS AND SPECIFICATIONS; CURRENTLY AN EXISTING CONDITION TO

REMAIN.

5. SEE CIVIL SHEETS FOR PROFPOSED GRADING, STREET PROFILES AND UTILITY LOCATIONS.
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IXI
DRIPLINE

\ FENCING/ROOT

PROTECTION-CHAINLINK
FENCING TO BE PROVIDED
AND MAINTAINED AT

DRIPLINE AT ALL TIMES.

SURFACE PROTECTION
WITHIN DRIPLINE SHALL
REQUIRE; &"-DEFPTH MULCH
LAYER, 3/4" PLYWOOD AND
STEEL PLATES.

/
Ox ¥ Ox
ROOT ZONE | DRIPLINE | ROOT ZONE
DRIPLINE ZONE- ROOT ZONE-

I

. LIMITED TRENCHING ALLOWED.

. SEVERING OF ROOTS LARGER

OPERATION OF HEAVY .
EQUIPMENT AND PILING OF
HEAVY MATERIALS PROHIBITED.

OPERATION OF HEAVY

ENGINEER'S APPROVAL.
EXCAVATION BY HAND OR WITH 2. TRENCHING WITH HEAVY
HAND-DRIVEN TRENCHER MUST
BE APPROVED BY ENGINEER.

THAN 2" DIA. REQUIRES
ENGINEER'S APPROVAL.

ZONE 1S UNDISTURBED.

ADDITIONAL NOTES-

I

2.

o

6' HIGH CHAINLINK FENCE SHALL COMPLETELY ENCIRCLE TREE(S). INSTALL
FENCE POSTS USING PIER BLOCKS ONLY. AVOID DRIVING POSTS OR STAKES
INTO MAJOR ROOTS.

TREATMENT OF ROOTS EXPOSED/DAMAGED DURING CONSTRUCTION: ROOTS
OVER " DIAM., MAKE A CLEAN STRAIGHT CUT TO REMOVED DAMAGED
PORTIONOF ROOT. ALL EXPOSED ROOTS SHALL BE TEMPORARILY COVERED
WITH DAMP BURLAFP AND COVERED WITH SOIL AS SOON AS POSSIBLE.

TREE PROTECTION

EQUIPMENT AND PILING OF
HEAVY MATERIALS REQUIRES

EQUIPMENT ALLOWED UNDER
ENGINEER'S SUPERVISION AND
IF 2/3 OR MORE OF THE ROOT

NOT TO SCALE

SPECIFIED
SPACING, TYP.

©

PLANTING BED

ONO

75 SPECIFIED
SPACING, TYP

EDGE OF PLANTING
BED OR PAVING
PLAN

SHRUB & GROUND COVER SPACING

TREE_PROT

NOT TO SCALE

P_spacing

2

TREE STAKING TIES

(2) 2" DIA WOOD STAKE.
ALIGN STAKES TO RESFOND
TO PREVAILING WINDS.

—TREE ROOTBALL. SET ROOT
CROWN 1" ABOVE FINISH
GRADE.

—MULCH: 2" DEPTH
ALLOW 2" CLEAR FROM TRUNK.

FINISH GRADE
3" HEIGHT SOIL SAUCER. INSTALL
iﬁ\TjDGE OF PLANTING PIT.

A AMENDED SOIL
L SCARIFY SUBGRADE

L REMOVE BINDING FROM
TRUNK, PULL BACK BURLAP TO
g”FNRéXO%TH SIDES OF ROOTBALL. EXPOSE
LL | NO BURLAP TO SURFACE
AFTER BACKFILLING

DECIDUOUS TREE PLANTING & STAKING

P_dectree

NOT TO SCALE

PLANT SHRUBS AT |" ABOVE LEVEL
GROWN IN NURSERY, PLANT
GROUNDCOVERS AT LEVEL GROWN

4

7

N ===

IN NURSERY
MULCH LAYER: 2" DEPTH. ALLOW 2"
/ CLEAR FROM TRUNK/ STEM
7/ M
' / FINISH GRADE
S~ << AN

SCARIFY SUBGRADE
REMOVE BINDING FROM TRUNK, PULL

=TT [ |— [ [ [— T T

e e R e e I BURLAP BACK TO SIDES OF ROOTBALL.
EXPOSE NO BURLAP TO SURFACE AFTER
BACKFILLING
WIDTH OF PLANTING PIT=
" 2X WIDTH OF ROOTBALL |
MINIMUM
SHRUB PLANTING
NOT TO SCALE P_shrub

BUILDING AND/OR WALL

- TRAIN VINE AGAINST BUILDING, SCREEN AND/OR WALL

PLANT VINES AT LEVEL GROWN
IN NURSERY

> MULCH LAYER: 2" DEPTH. ALLOW 2"
7

CLEAR FROM TRUNK/ STEM

FINISH GRADE
% WIDTH OF PLANTING PIT = 2X WIDTH
OF ROOTBALL

SECTION

REMOVE ALL BINDINGS FROM TRUNK/ STEM

TYPICAL VINE PLANTING

Pvine planting

NOT TO SCALE

3

O

(1) 2" DIA WOOD STAKE DRIVEN
TO REFUSAL. SECURE TO TREE
) WITH 2 STRANDS NURSERY TAPE.

/4 POINT TOP OF STAKE

/ TOWARD PREVAILING WIND.

% / TREE ROOTBALL. SET ROOT

/
> é CROWN |" ABOVE FINISH

GRADE.

%7

TREE HEIGHT

FINISH GRADE

R %// / /'\\/ILLchL)ﬁzg"ZQEEE:;HFROM TRUNK.
-~ 7

"HEIGHT SOIL SAUCER. INSTALL
AT EDGE OF PLANTING PIT.
A

A
AF
A— AMENDED SOIL

SCARIFY SUBGRADE

REMOVE BINDING FROM TRUNK,
PULL BACK BURLAP TO SIDES OF
ROOTBALL. EXPOSE NO BURLAP
TO SURFACE AFTER BACKFILLING

MIN 2x WIDTH

OF ROOTBALL
| |

CONIFER TREE STAKING / PLANTING

NOT TO SCALE

P_conifer2

—TYP. GROUNDCOVER PLANTED
AT NURSERY LEVEL (POTTED
PLANTS OR ROOTED CUTTINGS)

MIN. 2" MULCH
AMENDED SOIL] KEEP MULCH CLEAR
FROM STEM
FINISH GRADE
SCARIFIED
SUBGRADE — N
N |
\ i /
A R /
ey | Sy / |
[ S S S
IEEEEEEEEEEEEEEE EEE
U= = = == =L = = == =
Nl R R R L=
TYP. SPACING
PER LANDSCAPE PLAN
SECTION

GROUND COVER PLANTING

NOT TO SCALE

P_grdevr
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Jan 13, 2025

Plotted:

TYPE

P1

P1A

P2

P2A

P3

P3A

P4

P5

P6

LIGHTING FIXTURE SCHEDULE

MANUFACTURER

VISIONAIRE LIGHTING
ODN-1-L-T3L-15L-3K-UNV-UAM-
BZ-C2-H2-CLS (SINGLE HEAD) OR EQUAL

VISIONAIRE LIGHTING
ODN-1-L-T3L-15L-3K-UNV-UAM-
BZ-C2-H2-CLS (SINGLE HEAD) OR EQUAL

VISIONAIRE LIGHTING
ODN-1-L-T4L-15L-3K-UNV-UAM-
BZ-C2-H2-CLS (SINGLE HEAD) OR EQUAL

VISIONAIRE LIGHTING
ODN-1-L-T4L-15L-3K-UNV-UAM-
BZ-C2-H2-CLS (SINGLE HEAD) OR EQUAL

VISIONAIRE LIGHTING
ODN-1-L-T4-15L-3K-UNV-UAM-
BZ-C2-H2-CLS (SINGLE HEAD) OR EQUAL

VISIONAIRE LIGHTING
ODN-1-L-T4-15L-3K-UNV-UAM-
BZ-C2-H2-CLS (SINGLE HEAD) OR EQUAL

VISIONAIRE LIGHTING
ODN-1-L-T2L-15L-3K-UNV-UAM-
BZ-C2-H2-CLS (SINGLE HEAD) OR EQUAL

VISIONAIRE LIGHTING
ODN-1-L-T3L-15L-3K-UNV-UAM-
BZ-C2-H2-CLS (DUAL HEAD) OR EQUAL

VISIONAIRE LIGHTING
ODN-1-L-T4L-15L-3K-UNV-UAM-
BZ-C2-H2-CLS (DUAL HEAD) OR EQUAL

LAMPS

LED

LED

LED

LED

LED

LED

LED

LED

LED

WATTS

98

98

98

98

98

98

98

196

196

MOUNTING

POLE

POLE

POLE

POLE

POLE

POLE

POLE

POLE

POLE

ELECTRICAL SYMBOLS LEGEND

DETAIL/SECTION IDENTIFICATION: A = DETAIL/SECTION LETTER, B = SHEET NUMBER
WHERE DETAIL/SECTION IS DRAWN.

CONDUIT CONCEALED. HASH MARKS INDICATE NUMBER OF #12 CONDUCTORS IN
CODE SIZE CONDUIT. NO HASH MARKS INDICATES 2-#12 CONDUCTORS PLUS GROUND
IN 3/4" CONDUIT, LONG HASH MARKS INDICATES NEUTRAL CONDUCTOR. ¢ INDICATES
GROUND CONDUCTOR.

A-1,3 ADJACENT TO ARROW INDICATES HOMERUN OF CONDUCTORS IN CONDUIT FOR
CIRCUITS 1 AND 3 TO PANEL "A".

SINGLE HEAD, POLE MOUNTED, LED SITE LIGHT FIXTURE.
DOUBLE HEAD, POLE MOUNTED, LED SITE LIGHT FIXTURE.
LED WALL MOUNT LIGHT FIXTURE.

JUNCTION BOX.

LIGHT FIXTURE TYPE. A1 = SPECIFIC LIGHTING FIXTURE REFERENCED ON LIGHTING
FIXTURE SCHEDULE.

SPECIAL RECEPTACLE. AMPERAGE AND VOLTAGE AS SHOWN.
VAULT MOUNTED, TACOMA POWER TRANSFORMER.

EXISTING

REVIEW SET

MERIDIAN CENTER €LECTRIC

O
Z
)
a4
]
aa
<
O
Z
ad
95
99
O
a4
9,

Phone: (253) 759-0118
Job Number: 22-121

923 Martin Luther King Jr. Way

Tacoma, WA 98405
info@crossengineers.com

FIRCREST MIXED-USE - SITE

2119 MILDRED ST W
FIRCREST, WA 98466

ELECTRICAL SYMBOLS LEGEND/
LIGHT FIXTURE SCHEDULE

REVISIONS:

SCALE:

AS NOTED

DATE:
1-

13-2023

DRAWN

BY:
J

CHECKED BY:

SHEET

JOB NO.

SLH
22-121

EO.1
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November 28, 2022
1325.023.01.003

Alliance Realty Partners, LLC

c/o Alliance Residential

1900 North Northlake Way, Suite 237
Seattle, WA 98103

Attention: Mr. Garrett Hodgins

LIMITED PHASE II INVESTIGATION REPORT
PROSE FIRCREST APARTMENTS PROPERTY
2119 MILDRED STREET WEST

FIRCREST, WASHINGTON

Dear Mr. Hodgins:

PES Environmental, Inc. (PES) has prepared this letter report to summarize the results of the
Limited Phase Il Investigation (Phase Il Investigation) conducted for the Prose Fircrest
Apartments Development located at 2119 Mildred Street'West, Fircrest, Washington (Property,
Figure 1). The work was performed on behalf of Alliance Realty Partners, LLC (Alliance) to
evaluate subsurface soil and groundwater conditions across the Property as part of Alliance’s due
diligence related to potential purchase of the Property. The scope of work was based on
preliminary findings obtained during the performance of a Phase | Environmental Site
Assessment (ESA) conducted by PES during late 2021 and early 2022. The results of PES’s
Phase | ESA are presented in.its Phase | ESA report dated May 31, 2022. The Phase Il scope of
work is described in PES’/Change Order No. 1 submitted to Alliance and dated May 3, 2022.

PES understands that Alliance intends to redevelop the property into a multi-family housing
complex with amenities-and associated surface and structured parking. The development will
consist of four multifamily buildings, with one building located within each quadrant of the
Property, and containing a total of approximately 395 residential units. The current development
grading plan includesthe placement of significant quantities of imported fill over much of the
Property and localized areas of excavation to meet the proposed grading plan. The plan is to re-
use soil from the excavated areas as fill in other areas of the Property with a net import of
approximately 6,500 cubic yards of fill material.

SITE DESCRIPTION AND BACKGROUND

The Property is comprised of one tax parcel (Pierce County Parcel 0220112005) located at 2119
Mildred Street West in Fircrest, Washington and totals 9.94 acres of land. The Property is
located within the limits of the City of Fircrest, approximately 680 feet north of the intersection
of Mildred Street West and Regents Boulevard West. It is currently occupied by a single vacant
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Mr. Garrett Hodgins PES Environmental, Inc., an NV5 Company
December 7, 2022
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industrial structure (23,728 square feet [sq. ft.]) constructed in 1959, which is in the northwest
corner of the Property. The Property is bounded on the north by commercial retail properties, on
the east by a residential apartment complex, on the south by a bank and office building, and on
the west by Mildred Street West. Businesses located west across Mildred Street West include
restaurants, an automotive service shop, a bar, and a bowling alley. Historically, the adjacent
properties included a Pace Industries (Pace) aluminum die-casting manufacturing facility to the
north, a gasoline station to the south, and a municipal airport to the west.

The Property is located within a region affected by airborne deposition from over 90 years of the
Asarco Tacoma Smelter operations which is referred to as the Tacoma Smelter Plume.

Operation of the smelter, which was located over 4 miles from the Property, resulted in
widespread airborne deposition of arsenic and lead onto the ground surface. The subject property
is located in the area mapped by the Washington Department of Ecology (Ecology)-to potentially
contain 40 to 100 milligrams per kilogram (mg/kg) arsenic in soil.

Historically, the Property appeared to be undeveloped land until atfeast 1957. In 1959 it was
developed and operated as Metal Marine Pilot, Inc. for the design and manufacture of marine
automatic pilots and other marine navigational aids (e.g., compasses).. During these operations,
expansions to the main building included a loading dock and additional sheds located east of the
main building which were constructed for spray painting, paint storage, materials cleaning, and
cardboard storage. Between the years 1972 and 2000, a large quantity of soil fill was deposited
throughout the central and eastern portions of the Property\to cover areas prone to seasonal
flooding. The imported fill was reportedly obtained from'several commercial development and
roadway construction projects, as well as from the former airport property west of the site.

Metal Marine Pilot ceased operations in. 2000 and the sheds were demolished in 2001, however,
the main building and concrete foundations remain. Two underground storage tanks (USTS)
(diesel and kerosene) were removedin-1994 and two USTs used for kerosene storage were
removed in 2002. There are two 5,000-gallon concrete vaults located east of the former sheds.
The concrete vaults (also‘referred to as “sealed recovery USTs”) were used to recover spilled
liquids within the painting and materials sheds. Spilled liquids were conveyed to the concrete
vaults from underground-pipes originating from the floor drains in the sheds. The accumulated
liquids in the concrete vaults were pumped out as needed for offsite disposal. Numerous
previous environmental investigations have occurred on the Property, the majority of which
focused on assessing potential impacts associated with practices and operations related to the
former Metals Marine Pilot facility on the Property and the facility to the north, former Pace
Industries, with'a subset of the investigations assessing the fill that was placed on the eastern
portion of the Property. Soil removal remedial actions were also conducted on the Property.
Prior.investigations were reported to Ecology and a “Partial Sufficiency and Further Action”
letter was issued on July 28, 2015. This letter stated that no further action was required for
certain contaminants, but that further action was necessary for metals (arsenic) in soil and
groundwater. Details of the previous investigations and remedial actions are documented in the
Phase | ESA report prepared by PES.

$132502301R_CR Draft
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ENVIRONMENTAL ISSUES ON THE PROPERTY

The Phase | ESA prepared by PES as part of Alliance’s due diligence for the Property identified
the following recognized environmental conditions (RECs):

e The area of the two concrete spill collection vaults east of the main building. These
concrete vaults were designed to be used to collect spills from the former painting and the
materials sheds and are also described as “sealed recovery USTs.” There is limited
information regarding potential impacts that may exist from these concrete vaults:

e The area along the north Property boundary where a release of paraffin oil occurred from
the property to the north (Pace Industries). Soil was removed from this area in. 1999;
however, a subsequent investigation in 2000 showed surface soil contaminated with
heavy oil range organics (ORO) at a concentration above the cleanup level (CUL) in the
vicinity of two soil samples collected at the north end of the Property. A2005
investigation found soil containing ORO at depths of 10 and 12.5 feet below the ground
surface (bgs) in this area.

e The area east of the main building where perchlorethylene (PCE) was reportedly dumped.
Following several investigations, the PCE-contaminated soil in-this area was removed in
2000 and 2012. Ecology indicated in its July 28, 2015, ‘Partial Sufficiency and Further
Action Letter” that the PCE area was cleaned up; however, the confirmation soil sample
results and the laboratory method reporting dimits (MRLSs) used during the 2000 cleanup
exceed the current PCE cleanup level (CUL). There is a possibility that residual PCE
above current CUL may still exist in the PCE area. The depth of the PCE-contaminated
soil removal excavation in 2000 extended to approximately 6 to 11 feet bgs.

Additionally, the following is a potential environmental issue that was not identified as a REC,
but was considered a de minimis condition:

e An area of oily residue from automotive repair work was observed in the south end of the
main building. It is unknownwhether a release has occurred to the subsurface based on
the presence of this stain.

In addition to the four-areas described above, the preliminary Phase | ESA identified the
presence of arsenic.in soil at concentrations exceeding CULSs within the fill area on the eastern
portion of the Property\as a REC. Previous investigations also found arsenic in perched
groundwater in.2 of the 6 wells tested at concentration slightly exceeding the cleanup level. In
Ecology’s July 2015 opinion letter, Ecology stated that the source of the arsenic is likely
attributed to the former operation of the Tacoma Asarco Smelter Plant and the fill material that
was imported to the subject property as part of historical grading activities. PES contacted Ms.
Eva Barber at Ecology who is the Technical Assistance lead for the investigation and cleanup of
sites located within the Tacoma Smelter Plume. PES reviewed the existing arsenic data with Ms.
Barber and discussed the conceptual approach for further investigation and cleanup of the arsenic
consistent with Ecology’s Tacoma Smelter Plume Guidance Document?. Consistent with

! State of Washington Department of Ecology. 2019. Tacoma Smelter Plume Model Remedies Guidance, Sampling
and Cleanup of Arsenic and Lead Contaminated Soils. Toxics Cleanup Program. Publication Number 19-09-101.
July (the “Tacoma Smelter Plume Guidance Document”)
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Ecology’s guidance, the Cleanup Action Plan (CAP) for arsenic at the Property will utilize the
impervious surfaces created by the proposed development (approximately 90 percent of the
property) to cap and isolate soil containing arsenic at concentrations exceeding CULSs and will
address impacts to groundwater through an environmental covenant prohibiting the future use of
groundwater at the property. The CAP will be based on the proposed development plans and
landscaping plans, which are currently being finalized. The CAP will include a sampling plan to
confirm the concentrations of arsenic in near surface soils in the landscaped areas meet CULSs
once the site grading has been completed. The CAP will be submitted to Ecology for review
under its Voluntary Cleanup Program (VVCP) prior to the start of construction. Based on the
expected CAP including assessing shallow soil concentrations after site grading and
construction, PES recommended no further assessment of the current arsenic concentrations at
the Property at this time.

PHASE II INVESTIGATION PURPOSE

The purpose of the Phase Il Investigation was to assess soil and groundwater conditions and
potential impacts in the four areas described above. Specifically, the areas and associated
investigation purposes were as follows:

e Concrete Vault Area —Investigate whether there has been a release from the concrete
vaults to the subsurface soil.

e Paraffin Oil Area —Investigate the areas of ORO concentrations in soil exceeding the
CUL that were detected in a previous investigations.

o PCE Area - Investigate and-assess whether the soil in this area has been removed to
below current PCE CULS.. Additionally, install and sample one monitoring well (MW-1)
to investigate potential PCE in groundwater.

e Oil Stain Area <Assess the soil quality beneath the concrete slab and to determine
whether a release has occurred to the subsurface soil.

The Phase Il investigation included subsurface utility location, direct-push technology (DPT)
drilling, hollow-stem auger (HSA) drilling, the collection of soil samples for laboratory analysis,
monitoring well installation, and surveying. Shallow groundwater was not encountered during
the investigation and was consequently not assessed. The Phase Il investigation scope of work
and results are described in the following sections.

FIELD ACTIVITIES

PES conducted Phase Il investigation activities at the Property in June 2022. A total of twelve
borings were advanced using direct-push technology (SB-1 through SB-10, SB-12, and MW-1).
The direct push boring for MW-1was over drilled using HSA drilling equipment to allow a
monitoring well to be installed (MW-1). Soil samples were collected from all twelve borings.
Additionally, a thirteenth boring was hand dug to collect a soil sample from the shallow
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subsurface (SB-11). The sampling locations are shown on Figure 2. Details of the field
activities performed during the investigation are described below.

Utility Location

Prior to the start of drilling, PES notified the Washington Utility Notification Center of the
planned work and requested that underground utilities be marked in the Property vicinity.
Applied Professional Services, Inc. (APS), of North Bend, Washington, located the on-Property
subsurface utilities around the planned drilling locations on June 22, 2022.

Direct-Push Borings and Soil Sampling

Cascade Drilling, Inc., (Cascade) drilled and sampled 11 direct-push soil borings(SB-1 through
SB-10, and SB-12) and installed one monitoring well boring (MW-1) at the Property between
June 22 and June 28, 2022 (Figure 2). One boring (SB-1) was advanced. in the oil stain area
inside the main building to 10 feet bgs. Four borings were advanced-in the concrete vault area,
three around the northern vault (SB-5 to SB-7) and one near the-southern vault (SB-8), to 20 feet
bgs. In the paraffin oil area, three borings (SB-9, SB-10, and:SB-12).advanced to depths
between 15 and 25 feet bgs. Due to time and access constraints, one location in this area (SB-11)
was hand dug and a grab sample of shallow soil collected from.6 inches bgs. In the PCE area,
three soil borings (SB-2 to SB-4) and one monitoring well baring (MW-1) were advanced to
depths between 14 and 25 feet bgs. Direct push drilling refusal was met in SB-2, SB-4, and
MW-1 at 14, 17, and 19.5 feet bgs, respectively. MW-1 was subsequently over drilled using
HSA drilling equipment to a total depth of 22.5 ft.

The soil borings were advanced using a limited access direct push (Geoprobe™) drilling rig. In
all borings, soil samples were collected continuously using 5-foot long core barrels lined with
new acetate sleeves. PES observed the samples for lithologic characterization and field-screened
the samples for the potential presence ofvolatile organic compounds (VOCs) using a
photoionization detector (PID). Field observations, including lithologic descriptions and visual
and olfactory observations, and PID readings, were recorded on a PES boring log form during
drilling. Boring logs are included in Attachment A.

Soil samples were selected for laboratory analysis based on the results of field screening and to
provide a profile of soil quality across the depth range explored in the borings. Where field
screening indicated the presence of potential contamination in a boring, the soil sample with the
highestPID measurement (or other field screening indications of contamination) was selected for
analysis. Soil samples collected for VOC analysis were collected using syringe samplers and
placed in laboratory-provided bottles preserved with methanol, consistent with the US
Environmental Protection Agency (USEPA) Method 5035 protocols. Additional sample volume
was collected in unpreserved glass soil sample jars for gasoline range organics (GRO), diesel
range organics (DRO), ORO, polychlorinated biphenyls (PCBs), carcinogenic polyaromatic
hydrocarbons (cPAHSs), and RCRA 8 metals analyses. PES selected one to three samples from
each boring to be submitted to the laboratory for analysis. Additional samples were submitted to
the laboratory and held for analysis. Based on the results from the initial samples, additional
“held” samples were selected for analysis. Soil sample containers were sealed, labeled, and
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placed in a cooler with ice for transport to Fremont Analytical, Inc. (Fremont) using standard
chain of custody protocols.

Following soil sampling, each boring was abandoned consistent with Ecology’s Minimum
Standards for Construction and Maintenance of Wells regulation (WAC 173-160). Soil cuttings
generated during drilling activities were contained in three 55-gallon drums. The drums are
temporarily stored on property pending offsite disposal.

Well Installation

On June 28, 2022 monitoring well boring MW-1 was drilled and soil was sampled as described
above, with drilling refusal encountered at 19.5 feet bgs. The location was then over-drilled with
HSA equipment to 22.5 feet bgs and a groundwater monitoring well was installed... The
monitoring well was constructed using 2 inch-diameter schedule 40 polyvinyl chloride (PVC)
riser with 15 feet of screen. The screened interval was placed from approximately 7 to 22 feet
bgs. The annular space around the screen was backfilled with 2-12-1apis lustre sand to
approximately two feet above the top of the screen. The remaining annular space above the
screen was backfilled with bentonite chips and hydrated. The surface.completion consisted of a
flush-with-grade monument. The well completion details-are shown on the MW-1 boring log
included in Appendix A. No saturated soil was observed during drilling and after twenty-four
hours no water had accumulated in the well. Consequently, MW-1 was not developed and no
groundwater sample was collected. PES did not observe shallow groundwater in any other
borings on the Property.

Well Surveying

A licensed professional surveyor was on the site on June 29, 2022, to survey the horizontal
locations and elevations of the Phase Il Investigation boring and well locations All boring and
well locations were surveyed relative to-the Washington State Plane System North Zone (NAD
83 [HARN]) for the horizonal locations and the North American Vertical Datum of 1988
(NAVD 88) for vertical locations.

PES additionally attempted to locate existing monitoring wells MW-66 through MW-70 and
MW-78. Based-on previous site maps, the surveyor calculated approximate horizontal location
coordinates for severalof the wells and marked those locations in the field. Based on these
approximate surveyed locations, PES used measurements taken from existing site maps to field
locate the approximate well locations. The area surrounding the approximate well locations were
visually observed and scanned with a metal detector. Near the location of MW-68 metal
fragments of a well monument lid and a vertically oriented, %2-inch PVVC pipe decommissioned
with bentonite were found buried approximately 6 inches bgs. The pipe was surveyed and
confirmed to align with the map location of MW-68. No other wells were located. PES
presumes the remaining wells were decommissioned similar to MW-68.
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Laboratory Analysis

All soil sample bottles were sealed, labeled, and placed in a cooler with ice for transport to
Fremont, a Washington State accredited laboratory located in Seattle, Washington. Samples
were handled using standard chain-of-custody procedures.

Selected soil samples from each soil boring and monitoring well boring were analyzed for one or
more of the following:

e VOCs by USEPA Method 8260D (Qil Stain and Concrete Vault Areas);

e Chlorinated VOCs (PCE, trichloroethylene [TCE], cis-1,2 Dichloroethene [cDCE], 1,1
dichloroethene [DCE], and vinyl chloride) by USEPA Method 8260D.(PCE Area);

e GRO by Ecology Method NWTPH Gx (Oil Stain and Concrete Vault Areas);

e DRO and ORO by Ecology Method NWTPH-Dx (Oil Stain, Concrete VVault. and Paraffin
Oil Areas);

e CcPAHSs by USEPA Method 8270D-SIM (Oil Stain Area);
e PCBs by USEPA Method 8082 (Qil Stain Area); and
e RCRA 8 Metals — EPA Method 6010/7470/7471 (Oil Stain and Concrete Vault Areas)

Copies of the chain-of-custody forms are attached to the laboratory reports included in
Attachment B.

Data Validation Review

PES conducted a data quality review of the investigation chemistry data consistent with USEPA
data review guidelines. Data completeness, holding times, laboratory instrument calibrations,
surrogate recoveries, matrix.spike and matrix spike duplicates, laboratory control samples,
quantitation limits, method blanks, and trip blanks were reviewed. PES assigned the following
data qualifiers, as needed:

e Jqualifier; ‘the analyte was positively detected but the result is an estimated value.

e R qualifier: the sample was analyzed for CVOCs past holding times and associated
sample SB-1-2 CVOC results are non-detect. The results are rejected due to holding time
exceedance.

PES judged all of the data acceptable for use, including the qualified data, with the exception of
sample SB-1-2. This sample was knowingly analyzed for CVOCs outside of laboratory holding
times to provide qualitative data regarding the potential presence of CVOCs (specifically to
evaluate the presence of PCE deeper than the result detected in sample SB-1-0.5). The SB-1-2
CVOC data were used for screening purposes only. The laboratory reports are included in
Attachment B and data validation memorandum is included in Attachment C.
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Investigation-Derived Waste

Three 55-gallon drums of investigation-derived waste (IDW) were generated during drilling and
sampling activities at the Property. All three contain soil cuttings generated during drilling. The
drums are stored on property, near the southeast corner of the building awaiting offsite transport
and disposal.

PHASE II INVESTIGATION RESULTS

Lithology and Hvdrogeology Results

The subsurface soil encountered during the Phase Il Investigation consists of fill material
underlain by sediments interpreted to be glacial till. The fill material was encountered to depths
of up to 25 feet bgs, with deposits thinnest under the building and generally thicker to the east.
Fill material encountered in SB-1, under the main building, extended to.approximately 1 foot bgs
and consisted of reddish-brown, non-cohesive, fine to coarse silty sand with small amounts of
gravel. East of the building, fill material was encountered in borings SB-2,'SB-3, and SB-4 to
depths of 3 to 6 feet bgs and in borings SB-5 through SB-8 and MW-1 to depths of 12 to 17.5
feet bgs. Fill in these areas consisted of mixtures of reddish-brown, grayish-brown, and dark
brown silty sands with low gravel content and varying amounts of organics and construction
debris (concrete and asphalt rubble). Along the northern property boundary, fill material was
encountered to the maximum depth explored (25 feet bgs) in borings SB-9 through SB-12 and
consisted of brown and gray, non-cohesive silty sands with variable amounts of gravel, organics,
and construction debris. The glacial sediments.underlying the fill consisted predominantly of
brown to gray, dense, fine to coarse silty sand.with gravel with occasional sand and silt seams.

Previous investigations on Property encountered discontinuous perched groundwater beneath the
subject property at depths of 15 to 20 feet bgs, however PES did not encounter saturated soil
during the Phase Il Investigation drilling-and no water accumulated in the installed monitoring
well (MW-1). The presence of perched water may be seasonally dependent and therefore
unlikely to be encountered in.the Phase Il Investigation which took place in the dry season.

Soil Analvtical Results

Soil boring and monitoring well locations with selected soil sampling results are shown on
Figure 3. Tables 1 through 4 summarize the laboratory results for the soil samples and copies of
the laboratory reports are included in Attachment B.

Concrete Vault Area

In orderto evaluate whether a release from the concrete vaults to the subsurface soil had
occurred, three borings were drilled near the northern vault (SB-5 to SB-7) and one was drilled
near the southern vault (SB-8). Nine soil samples were analyzed for GRO, DRO, ORO, and
VOCs. Additionally, two of the nine samples (SB-5-7.5 and SB-8-11) were analyzed for metals.
GRO was detected in soil samples collected from SB-6 at 15.5 feet bgs, SB-7 at 15 feet bgs, and
SB-8 at 11 feet bgs. ORO was detected in soil samples collected from SB-5 at 16 feet bgs, SB-6
at 15.5 feet bgs, and SB-7 at 5.5 feet bgs. Additionally, naphthalene was detected at 15.5 feet
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bgs SB-6 coincident with the detection ORO. One other VOC (cis-1,2-dichlorethene [cDCE])
was detected in SB-8 at 11 feet bgs. The detected GRO, ORO, and VOCs concentrations are all
below MTCA Method A CULs. DRO was not detected at or above the laboratory MRL in the
analyzed soil samples. Soil analytical results for petroleum hydrocarbons and VOCs are
summarized in Table 1.

Detected metals concentrations from SB-5 at 7.5 feet bgs and SB-8 at 11 feet bgs are well below
MTCA Method A CULs and below the published natural background levels (Natural
Background Soil Metals Concentrations in Washington State, Puget Sound Region, Ecology
Publication 94-115, dated October 1994), where established (Table 1).

Paraffin Oil Area

Borings SB-9 to SB-12 were located drilled along the northern Property.boundary in the area of
the paraffin oil release to evaluate areas where a previous investigation detected ORO in soil
exceeding the CUL. Seven soil samples were analyzed for DRO and ORO.. ORO was detected
below MTCA Method A CULs in SB-11 at half a foot bgs. ORO was not detected at or above
laboratory MRLs in the other analyzed samples. DRO was not detected at or above MRLSs in the
analyzed soil samples. Soil analytical results for petroleum hydrocarbons are summarized in
Table 1.

PCE Area

Soil samples were collected from borings SB-2 to SB-4'and MW-1 to investigate and assess
whether the soil in this area had been removed to below current PCE CULSs. Initially, eight soil
samples were submitted for analysis of C\VOCs. CVOCs were not detected at or above
laboratory MRLs in soil samples from SB-2, SB-3, or SB-4 which were all located adjacent to
the former painting shed (Figure 3).  Previous samples in this area were analyzed with elevated
MRLs (i.e., greater than 0.05 mg/kg). “InMW:-1 (located within the 2000 PCE cleanup area),
PCE was detected slightly above the MTCA Method A CUL at 6.5 feet bgs (0.0709 mg/kg) and
below the CUL at 14.5 feet bgs (0.0302 mg/kg). PES subsequently requested the samples from 2
feet and 11 feet bgs be analyzed for CVOCs. Analytical results for these two samples indicated
no detectable concentrations.of CVOCs. Analytical results for CVOCs are summarized in Table
1.

Oil Stain Area

Boring SB-1 was drilled and sampled in the area of the oil residue located in the south end of the
existing building to investigate the soil quality beneath the building floor. Two soil samples
were initially submitted for analysis. The sample collected at half a foot bgs (SB-1-0.5),
immediately below the concrete slab, was analyzed for GRO, DRO, ORO, VOCs, cPAHSs, PCBs,
and metals. The sample collected from 7.5 feet bgs was analyzed for GRO, DRO, ORO, and
VOCs. PCBs and cPAHSs were not detected at or above laboratory MRLs in sample SB-1-0.5
and GRO, DRO, ORO were not detected at or above laboratory MRLs in either sample.

Detected concentrations of metals in sample SB-1-0.5 are well below MTCA Method A CULs
and below the published natural background levels where established. VOCs were not detected
at or above MRLs in either sample except for PCE. PCE was detected in sample SB-1-0.5
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(0.0794 mg/kg) slightly above the MTCA Method A CUL of 0.05 mg/kg. Though outside of the
laboratory holding time, PES subsequently requested the deeper sample from 2 feet bgs (SB-1-2)
be analyzed for CVOCs for qualitative assessment purposes. CVOCs were not detected in
sample SB-1-2. Analytical results for petroleum hydrocarbons and VOCs are summarized in
Table 1 and analytical results for metals, PCBs, and cPAHSs are summarized in Tables 2, 3, and
4, respectively.

DISCUSSION OF RESULTS AND CONCLUSIONS

The section discusses the results of the Phase Il investigation as they relate to the investigation
objectives for each of the areas investigated. In addition, a preliminary approachfor managing
soil that contains detectable contamination during the redevelopment construction is presented.
This latter assessment considers the CAP for arsenic described previously which includes using
the impervious surfaces created by the proposed development (approximately 90 percent of the
property) to cap and isolate soil containing arsenic at concentrations exceeding CULSs and will
address impacts to groundwater through an environmental covenant prohibiting the future use of
groundwater at the property.

Concrete Vault Area

Analytical results indicate the impacted soil in this area containing low concentrations of
petroleum hydrocarbons (primarily ORO) and 2 VOCs/(naphthalene and cDCE). The detected
concentrations are well below applicable CULs:. Detections of ORO and naphthalene generally
occurred at depths between 11 and 16 feet bgs, with'one detection at 5.5 ft bgs. PES’
observations during drilling and the sampling.results indicate the presence of the petroleum
hydrocarbons are sourced from the imported fill material rather than a release from the concrete
vaults. The Phase Il Investigation results are consistent with the results of previous sampling in
this area conducted in 2005 that.also found petroleum hydrocarbons (ORO) in soil typically at
depths greater than 5 feet and more typically at depths of 10 to 15 ft bgs. The very low
concentration of cDCE detected in soil at 11 feet bgs in SB-8 is likely related to the 2012 PCE
soil removal area which-met CULs. The Phase Il Investigation results and those of previous
investigations do not indicate that a release has occurred from either of the concrete vaults.

The soil containing detectable concentrations of ORO and VOC:s is located within an area where
the current development plan indicates that minimal grading is expected to occur — typically less
than 5 feet of cut or fill. In addition, this location is beneath a planned paved parking area and
roadway.. Based on the results of investigations to date, soil from the concrete vault area can
remain in place or be reused on-site. If soil from this area is exported, further characterization
may be warranted to determine if the exported soil contains contaminants to determine
appropriate reuse and/or disposal options.

Paraffin Oil Area

Only one sample (SB-11-0.5) of the seven soil samples collected from this area contained a
concentration of ORO (172 mg/kg) which is well below the cleanup level of 2,000 mg/kg.
Petroleum hydrocarbons were not detected were not detected in soil from SB-9, SB-10, nor
SB-12 at depths ranging from 0.5 to 11 feet bgs. These results indicate that this area no longer
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contains ORO in soil at concentrations exceeding CULs as indicated by previous investigation
conducted in 2000.

This area is located in an area where the grading plan indicates soil removal up to 5 ft may occur.
Based on these findings and the very low concentrations of ORO detected, the soil removed from
this area can be used for fill on other locations of the Property as needed. If soil from this area is
exported, further characterization may be warranted to determine if the exported soil contains
contaminants to determine appropriate reuse and/or disposal options.

PCE Area

Analytical results from borings SB-2 through SB-4 indicate no CVOC concentrations.in soil at or
above the laboratory MRLs in the vicinity of the former paint shed. These results.confirm the
findings of previous investigations completed when laboratory MRLs were above current MTCA
Method A CULs. Results from boring MW-1 (located with the 2000 PCE cleanup area) show
that soil containing PCE at a concentration slightly exceeding the CUL.is present at a depth of
6.5 ft bgs, but soil at 2 ft, 11 ft and 14.5 ft either do not have detectable PCE or the concentration
is below the CUL (Table 1). These results are consistent with the information from the cleanup
performed in 2000 and from the surrounding area. PES concludes that when all of the PCE data
are considered, including the PCE data collected during'the 2000 cleanup, the 2005 investigation,
and the Phase Il Investigation (borings SB-2 through SB-4 near the former painting shed, and
SB-5 through SB-8 located within the Concrete Vault area), the detection of PCE in MW-1 at 6.5
ft bgs slightly exceeding the CUL is of limited extent and-does not represent a threat to human
health and the environment. Therefore, PES believes this area meets the cleanup standard
consistent with Ecology’s 2015 “Partial Sufficiency and Further Action” letter and further
cleanup is not warranted. In making this conclusion, PES also considered that previous sampling
of perched groundwater performed.in 2005 for the wells located east (i.e., downgradient) of this
location did not contain detectable PCE and there was no measurable groundwater encountered
in MW-1.

The 2000 PCE cleanup.area and MW-1 are located in area where minimal grading is expected to
occur typically - less than.5 feet of cut or fill. Based on the current plan, the soil containing
residual concentrations of PCE are unlikely to be disturbed. In addition, this location is beneath
a planned paved parking.area and roadway which will effectively prevent future contact with this
soil after development construction is completed.

Oil Stain Area

Analytical, results from boring SB-1 identified PCE concentrations exceeding the MTCA Method
A CUL in‘soil at a depth of 0.5 feet bgs and no detectable concentrations of PCE in soil at 7.5
feet bgs. The soil sample from 2 feet bgs (SB-1-2) was analyzed outside of holding time for
qualitative assessment purposes. The results of SB-1-2 indicated that CVOCs were not detected.
Based on past experience, PES believes that if PCE or other CVOCs are present, the
concentrations are very likely to be low even though the sample was analyzed past holding times.
The PCE found in the soil at SB-1-0.5 is likely attributable to the auto repair activities that
caused the oil stain and are of limited extent. The results of shallow soil samples (1 foot bgs)
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collected at 5 locations within the building during a 2005 investigation did not contain detectable
concentrations of PCE or other VOCs which support the limited extent conclusion.

The oil stain is located in area where site grading is expected to result in the placement of less
than 5 feet of fill. This area is also near one of the four buildings to be constructed. Based on the
limited extent and location near a proposed building, PES recommends that the soil exceeding
the CUL be removed and disposed of at a facility permitted to accept these materials.
Confirmation samples should be collected from the bottom and sidewalls of the excavation to
confirm all soil exceeding the CUL has been effectively removed.

PES recommends that the CAP for the arsenic soil include the information above and.that it
include the actions necessary to remove the PCE contaminated soil at SB-1. The CAP. should
also include the procedures for addressing unanticipated conditions that may be encountered
during redevelopment construction.

The following summarizes PES’ conclusions/recommendations based on the results of the
Limited Phase Il Investigation:

e Arsenic in Soil: PES recommends that a CAP that describes the procedures for
addressing arsenic in soil at the Property be prepared consistent with Ecology’s Tacoma
Smelter Plume Guidance Document. The CAP should include a sampling plan to
confirm the concentrations of arsenic in near surface soils in the landscaped areas meet
CULSs once the site grading has been completed.

e Concrete Vault Area: Soil containing detectable concentrations of contaminants is
unlikely to be disturbed during construction. Soil from the concrete vault area can remain
in place or be reused on-site. If sail from this area is exported, further characterization
may be warranted to determine if the exported soil contains contaminants to determine
appropriate reuse and/or disposaloptions.

e Parrafin Oil Area: Soil in this area contains very low concentrations of ORO, well
below the applicable CUL. Soil removed from this area can be used for fill on other
locations of the Property as needed. If soil from this area is exported, further
characterization'may be warranted to determine if the exported soil contains
contaminants to determine appropriate reuse and/or disposal options.

e PCE Area: Soil in this area containing PCE does not represent a threat to human health
and the.environment and, therefore, the soil in this area meets the cleanup standard. Soil
in this aera is unlikely to be disturbed during development construction and will be
effectively capped by the site development. No further cleanup is warranted. If soil from
this area is exported, further characterization may be warranted to determine if the
exported soil contains contaminants to determine appropriate reuse and/or disposal
options.
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e Qil Stain Area: There is a limited area containing PCE in soil exceeding the CUL. PES
recommends that the CAP for the arsenic soil include the information above and that it
include the actions necessary to remove the PCE contaminated soil in this area, including
the procedures for collecting confirmation soil samples to document effective removal.

PES appreciates the opportunity to assist you with this project. If you have any questions
regarding this report, please feel free to contact either of us at (206) 529-3980.

Sincerely,

PES ENVIRONMENTAL, INC.

Rachel McLaughlin, L.G. Daniel Balbiani, P.E.
Project Geologist Principal Engineer

Enclosures:  Figure 1 — Site Location
Figure 2 — Boring and Well Locations
Figure 3 — Sampling Locations and Select Soil Results

Table 1 — Petroleum Hydrocarbons andVVOCs in Soil
Table 2 — Metals in Soil

Table 3 - PCBs in Soil

Table 4 — cPAHSs in.Soil

Attachment A.— Boring Logs

Attachment B — Laboratory Reports
Attachment C = Data Validation Memorandum
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