
 November 6, 2025 
 

OFFICE OF THE HEARING EXAMINER 
KING COUNTY, WASHINGTON 

Telephone (206) 477-0860 
hearingexaminer@kingcounty.gov 

www.kingcounty.gov/independent/hearing-examiner 
 

REPORT AND DECISION 
 
SUBJECT: Department of Local Services file no. PLAT230006 
 

SEDONA RIDGE 
Preliminary Plat Application 

 
Location: 3405 S 312th St, and 3414 & 3408 S 316th St, Auburn 

 
Applicant: Schneider Family Homes, LLC c/o Zach Schneider 

represented by Ivana Halvorsen 
 

Kent, WA 98032 
Telephone:  
Email:  

 
King County: Department of Local Services 

represented by Brian Lee 
919 SW Grady Way Suite 300 
Renton, WA 98057 
Telephone: (206) 477-6147 
Email: brlee@kingcounty.gov 

 
 
SUMMARY OF RECOMMENDATIONS/DECISION: 
 
Department’s Recommendation: Approve with Conditions 
Examiner’s Decision: Approve with Conditions 
 
EXAMINER PROCEEDINGS: 
 
Hearing Opened: October 24, 2025 
Hearing Closed: October 24, 2025 
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Participants at the public hearing and the exhibits offered and entered are listed in the attached 
minutes. A verbatim recording of the hearing is available in the Hearing Examiner’s Office. 
 
FINDINGS: 
 
1. General Information: 

Location: 3405 S 312th Street, and 3414 and 3408 S 316th Street, 
Auburn. Parcel #’s: 5515600120, -0121, -0125, -0127 

Zoning: R-4 (Urban Residential – 4 dwelling units per acre; 
more with Transfer of Development Rights (TDR)) 

Comprehensive Plan: UM (Urban Residential, Medium, 4-12  
 dwelling units per acre) 

Acreage: 11.17 Acres 
Number of Lots: Division of 4 Lots into 67 
Lot Sizes: 3,844 to 10,800 SF (0.09-.24 acres) 
Proposed Use: Single-Family Residential 
Sewage Disposal: Lakehaven Water & Sewer District 
Water Supply: Lakehaven Water & Sewer District 
Fire District: South King County Fire District #49 
School District: Federal Way #210 

 
2. Project. The 11.17-acre lot is being divided into 67 lots for single-family homes, with ten 

tracts: 

• Drainage Facility – Tract A 
• Private Access Roads – Tracts B, D, E, G, and I 
• Joint Use Driveway – Tracts C, H, and J 
• Recreation Space – Tract F 

 
3. Hearing. An open record public hearing was held October 24, 2025. The hearing was 

conducted remotely, with access information provided to allow parties to join via either a 
video link or telephone call-in. The Department, through Brian Lee, Sr. Planner, 
summarized the proposal. The Applicant provided further detail and addressed questions 
from the Examiner. No member of the public indicated a wish to testify.  

4. Site and Surrounding Land Uses. The project consists of four parcels between South 
312th Street and South 316th Street, generally along 35th Avenue South. I-5 and the City 
of Federal Way are two blocks west. Steel and Dolloff Lakes are to the north. Three 
parcels have single-family homes; the fourth is vacant and heavily treed. All but one of 
these homes will be demolished (house with South 312th Street access will remain). 
Immediately adjacent properties on all four sides share the same R-4 zoning and are 
developed with single-family homes. 
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5. SEPA. A Mitigated Determination of Non-Significance was issued and not appealed.1 

6. SEPA Comments, City of Federal Way. The project is within the Federal Way Potential 
Annexation Area and has impacts within the City. To address pro-rata mitigation, the 
Applicant and the City entered into an agreement on funding. Though the County is not 
a party to the agreement, its terms were provided. Per the agreement and MDNS, this 
mitigation is incorporated into the plat as a condition.2  

7. Public Comment Submitted to Department. Public comments submitted to the 
Department identified concerns on the need for street improvements, and on traffic, 
pedestrian safety, impacts to existing facilities, drainage, and school capacity. The 
comments were compiled, with the Applicant providing responses.3 The discussion 
below addresses these issues consistent with the record, with conditions imposed to 
address traffic issues and pedestrian safety, and the adequacy of public facilities, 
including drainage and school capacity. 

8. Site Constraints. The site has gentle slopes, no critical areas, and no priority species or 
habitat.4 

9. Density. The R-4 base density allows 4 dwelling units per acre, or 45 on this site. The 
project is vested to previous County Code (21A.12.030-.040) which allowed up to 150% 
of base density through the TDR program. With TDR, the proposed 67 lots are 
permissible.5 

10. Schools. Federal Way Public School District #210 will serve the project. Nearest schools 
are: Lake Dolloff Elementary, Kilo Middle School, and Thomas Jefferson High School. 
KCC Chapter 27.44 requires that an impact fee per lot be imposed to fund school system 
improvements. Bus service is available to the three schools. The Applicant has provided 
a School Walkway Analysis that identifies the expected travel routes to area schools or 
bus stops.6 Sidewalks will be constructed along South 316th Street project frontage and 
internally to the project. South 316th Street will be widened to a 32-foot pavement width 
between the eastern plat boundary and Military Road S to be used by motorized and 
non-motorized users.  

11. Drainage/Stormwater. The plat is within the Duwamish – Green River Drainage Basin 
of the Duwamish-Green Watershed (Water Resource Inventory Area #9) and subject to 
the 2021 King County Surface Water Design Manual (KCSWDM). A Level 1 
downstream analysis was performed per KCSWDM Core Requirement #2. Existing 
runoff sheet flows west across the forested area and residential development and is 
captured within the County roadway drainage system. Drainage complaints within 1-mile 
are limited to a broken water main and a couple of private property drainage disputes. 

 
1 Exs. D-9, D-10, and D-12. 
2 Ex. D-11 and D-12. 
3 Exs. D-6 and D-7. 
4 Exs. D-1, pp. 4-5, D-14, and D-15. 
5 Ex. D-16; Ex. D-1, p. 6; see also Ch. 21A.37 KCC. 
6 Ex. D-23; Ch. 21A.28 KCC.  
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No complaints are along the future downstream flow path from the plat’s drainage 
facility and new downstream problems are not anticipated. Flow control facilities will 
address increased runoff from the development, with a detention pond to satisfy flow 
control requirements. Water quality treatment using a wet pond will treat new pollution-
generating impervious surfaces. Additional detail is in the technical report.7  

12. Access. 35th Ave. S. will serve as the primary north-south access corridor. It is designed 
as a 42-foot wide public Urban Subcollector with a 28-foot wide paved roadway and 
five-foot sidewalks along both edges. Roads A, B, and C are new public cul-de-sacs 
designed to meet public Minor Access standards and will provide access to lots east of 
35th Ave. S. This new internal road along with three cul-de-sacs and five private access 
tracts will provide direct access to 67 lots. 

13. Transportation. A level one traffic impact analysis (TIA) found the plat will generate 
(including service vehicles) 658 vehicle trips per day, 49 AM peak hour trips and 64 PM 
peak hour trips. The plat is within the East Federal Way travel shed which passes the 
County concurrency standard. The TIA evaluated roadway network, traffic volumes, trip 
forecasts, and seven intersections to conduct traffic operation level-of-service analyses. 
The LOS analysis concluded the studied intersections are anticipated to operate at LOS 
E or better during 2024 weekday AM and PM peak hours (baseline) and in 2025 without 
or with the project. To address safety concerns from the public, the project will widen 
Military Road S at S 316th St by adding a left-turn pocket.8 

14. Parks and Recreation. Several parks are within a one-mile radius. The nearest is Lake 
Dolloff, ¼ mile to the northeast. Other parks include Steel and North Lakes, ¾ mile to 
the west and south, respectively. Per KCC 21A.14.180, recreation space is required for 
plats with nine or more dwelling units, unless in the RA zone. 

• Recreation Space: 27,517 SF (Tract F) provided. 26,130 SF is required (67 lots x 
390 SF).  

• Tot Lot/Children’s Play Area: 3,034 SF is provided. 3,015 SF is required (67 lots 
x 45 SF).  

• Recreational Elements. 4 children’s play equipment; benches; a woodland trail; a 
mediation/discussion area with a Basalt column and center piece; informal log 
seating; a pet waste station; and, a BBQ area with picnic shelter, tables and BBQs 
are provided. This meets the requirement of 3 (67 lots divided by 25). 
 

15. Landscaping. Street frontage landscaping is required with one tree for every forty feet, 
with irregular intervals allowed to accommodate site distance requirements for driveways 
and intersections.9 Landscape plans include approximate locations with detailed review 
finalized at Site Development/Final Engineering Review.10 

 
7 Ex. D-21. 
8 See Ch. 14.70 KCC, Transportation Concurrency Management. 
9 KCC 21A.16.050.  
10 Ex. D-5. 
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16. Fire Protection. The Lakehaven Water & Sewer District Water Certificate of Availability 
indicates water service is available pending construction improvements (water main 
extension, Developer Extension, and new fire hydrants (fire marshal to determine 
number and locations)). The estimated expected flow rate is 4,600 gallons per minute.11 
South King Fire will provide service.12 

17. Water Supply. Lakehaven Water & Sewer District will provide water service. A Water 
Certificate of Availability indicates there is capacity, pending construction of a 
distribution system and Developer Extension.13 

18. Sewage Disposal. Lakehaven Water & Sewer District will provide sewer service pending 
completion of sewer main improvements and a Developer Extension.14 

19. Noise. Short-term impacts will result from construction equipment during site 
development and construction. King County Code contains hours of construction and 
exemptions for normal and usual sounds associated with construction: 

20. Staff Report. The facts within the Department’s report to the Examiner are incorporated 
as supplemental findings. 

CONCLUSIONS: 

1. The proposed subdivision, as conditioned below, conforms to applicable land use 
controls. The R-4 zone permits the proposed type of development and density, with the 
TDR being provided. Impacts to parks and recreation, schools, open spaces, drainage 
ways, and roads are all addressed, and there is adequate infrastructure, including for 
water and sewage, and fire response. KCC requirements, including the platting criteria at 
KCC 20.22.180, are met. 

2. Subject to the conditions below, the proposed subdivision will make appropriate 
provisions for the topical items enumerated within RCW 58.17.110, and will serve the 
public health, safety and welfare, and the public use and interest.  

3. The conditions for final plat approval set forth below, and are reasonable requirements 
and in the public interest. With the conditions and infrastructure supporting the project, 
the plat will serve the public health, safety, and welfare, and the public use and interest. 
As conditioned, the plat should be approved. 

DECISION: 

The Sedona Ridge preliminary plat is approved subject to below conditions: 
 

 
11 Ex. D-26. 
12 Ex. D-25. 
13 Ex. D-26. 
14 Ex. D-26. 
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1. The plat configuration shall be developed in substantial conformance with the 
preliminary plat plan set, dated December 10, 2024 (Exhibit D05). 

2. Compliance with all platting provisions of Title 19A of the King County Code (KCC). 

3. All persons having an ownership interest in the subject property shall sign on the face of 
the final plat a dedication that includes the language set forth in King County Council 
Motion No. 5952. 

4. The plat shall comply with the density requirements of the R-4 zone classification. All 
lots shall meet the minimum dimensional requirements of the R-4 zone classification or 
as shown on the face of the approved preliminary plat, except that minor revisions to the 
plat which do not result in substantial changes may be approved at the discretion of DLS 
– Permitting in accordance with KCC 19A.12.030. 

All plat boundary discrepancies shall be resolved to the satisfaction of DLS-Permitting 
prior to the submittal of the engineering plans. As used in this condition, "discrepancy" 
is a boundary hiatus, an overlapping boundary, or a physical appurtenance which 
indicates an encroachment, lines of possession or a conflict of title. Note this may result 
in the reconfiguration and/or loss of lot(s). 

5. Street trees shall be provided as follows pursuant to KCRDCS 5.03 and KCC 
21A.16.050: 

A. Trees shall be planted at a rate of one tree for every 40 feet of frontage along all 
public streets. Spacing may be modified to accommodate sight distance 
requirements for driveways and intersections. 

B. Trees shall be located within the street right-of-way and planted in accordance 
with Section 5.03 and Drawings 5-009 through 5-013 of the KCRDCS, unless 
DLS – Roads Division determines that trees should not be located in the street 
right-of-way. 

C. If King County determines that the required street trees should not be located 
within the right-of-way, they shall be located no more than 20 feet from the street 
right-of-way line. 

D. The trees shall be owned and maintained by the abutting lot owners or the 
homeowners’ association or other workable organization unless the County has 
adopted a maintenance program. Ownership and maintenance shall be noted on 
the face of the final recorded plat. 

E. The species of trees shall be approved by DLS – Permitting if located within the 
right-of-way, and shall comply with KCRDCS 5.03L, M, and N. They shall not 
include species the County determines has the potential to disrupt utilities or 
impact roadway improvements. All tree planting in the right-of-way shall include 
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the installation of an approved root barrier adjacent to walks and curbs for each 
tree, unless otherwise approved by the County Road Engineer. 

F. The applicant shall submit a street tree plan and bond quantity worksheet for 
review and approval by DLS – Permitting prior to engineering plan approval (if 
required), or if engineering plans are not required, at the time of the required pre-
construction meeting. 

G. The street trees must be installed and inspected, or a performance bond posted 
prior to recording of the plat. If a performance bond is posted, the street trees 
must be installed and inspected within one year of recording of the plat. At the 
time of inspection, if the trees are found to be installed in accordance with the 
approved plan, the maintenance bond may be released after DLS – Permitting 
has completed a second inspection and determined that the trees have been kept 
healthy and thriving. 

H. A landscape inspection fee shall also be submitted prior to plat recording. The 
inspection fee is subject to change based on the current County fees. 

6. TDR (KCC chapter 21A.37): Prior to final plat recording, the applicant shall provide 
TDR credits (certificates) of a receiving site development proposal which includes the 
use of development rights, the receiving site applicant shall deliver the TDR certificate 
issued in the applicant’s name for the number of development rights being used and the 
TDR extinguishment document to the County. If TDR certificates cannot be obtained, 
the applicant shall redesign the subdivision layout in accordance with the base density 
requirement for the R-4 zone classification. This may result in the reconfiguration and 
loss of lots. 

7. Suitable recreation space shall be provided consistent with the requirements of KCC 
21A.14.180 and KCC 21A.14.190 (e.g., sport court, children’s play equipment, picnic 
tables, benches, etc.). 

A. A detailed recreation space plan (e.g. area calculations, dimensions, landscape 
specifications, equipment specifications, etc.) shall be submitted for review and 
approval by DLS-Permitting concurrent with the submittal of the engineering 
plans. 

B. Recreation Tract(s) shall be fenced where adjacent to right-of-way and/or private 
roadway(s) to alleviate potential conflicts between users of recreation tract and 
vehicles. Fencing shall be a minimum split rail with landscaping and/or vinyl 
chain link and shown on the detailed recreation plan. Split rail with landscaping is 
preferred. 

C. Except as provided in KCC 19A.08.160.B, the recreation space improvements 
shall be constructed prior to final plat recording. 
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D. Prior to recording of the final plat, the DLS –Permitting shall confirm that 
required recreation area will be usable for its intended purposes. 

E. Pursuant to KCC 21A.14.195, financial guarantees for construction of 
recreational facilities required under KCC 21A.14.180 shall be provided 
consistent with KCC Title 27A. 

8. Pursuant to KCC 21A.14.320, all private streets, easements, community utilities and 
properties shall be maintained by the owners of the property served by them and kept in 
good repair at all times. In order to insure continued good repair, it must be 
demonstrated to DLS prior to plat recording that: 

A. There is a workable organization to guarantee maintenance with a committee or 
group to administer the organizational functions; and 

B. There is a means for assessing maintenance costs equitably to property owners 
served by the private streets, easements, community utilities and properties. 

Notes addressing these requirements shall be included on the final plat drawings for 
review and approval by the department, prior to recording. 

9. All new construction and proposed improvements of public and private roads shall be 
done in accordance with KCC Title 14 and the 2016 KCRDCS established and adopted 
by Ordinance No. 18420, as amended to include: 

A. The extent of roadway improvements requires submittal of engineering plans and 
profile drawings. Plans shall be prepared and stamped by a professional engineer 
licensed in the State of Washington and contain the applicable elements outlined 
in Section 1.12 of the KCRDCS and Chapter 2 of the KCSWDM. 

B. All internal plat roads shall meet the urban roadway requirements in Section 2.03 
of the KCRDCS. 

C. All private access tracts contained within the plat shall meet the private access 
tract requirements in Section 2.09.B of the KCRDCS as applicable. 

D. All plat roads must meet the roadway geometric requirements in Sections 2.04, 
2.10, 2.11 of the KCRDCS. 

E. Adequate sight distance as outlined in Sections 2.12 and 2.13 of the KCRDCS 
must be met for the internal plat roads. 

F. Modifications to the road conditions may be considered according to the variance 
provisions of Section 1.13 of the 2016 KCRDCS 

10. The applicant must obtain the approval of the King County Deputy Fire Marshal for the 
adequacy of the fire hydrant, water main, and fire flow standards of KCC Chapter 17.08. 
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Any future residences may be required to be sprinklered unless otherwise approved by 
the King County Fire Marshal or designee. 

11. Compliance with the requirements of approval from the King County Fire Marshal may 
require wider roadway sections than are called for in the 2016 KCRDCS. 

12. Lots within this subdivision are subject to Chapter 21A.43 KCC, which imposes impact 
fees to fund school system improvements needed to serve new development. As a 
condition of final approval, fifty percent (50%) of the impact fees due for the plat shall 
be assessed and collected immediately prior to the recording, using the fee schedules in 
effect when the plat receives final approval. The balance of the assessed fee shall be 
allocated evenly to the dwelling units in the plat and shall be collected prior to building 
permit issuance. 

13. Final plat approval shall require full compliance with the drainage provisions set forth in 
KCC Chapter 9.04. Compliance may result in reducing the number and/or location of 
lots as shown on the preliminary approved plat. Preliminary review has identified the 
following conditions of approval which represent portions of the drainage requirements. 
All other applicable requirements in KCC Chapter 9.04 and the 2021 King County 
Surface Water Design Manual (KCSWDM) must also be satisfied during engineering and 
final review. 

A. Drainage plans and analysis shall comply with the KCSWDM and applicable 
updates adopted by King County DLS – Permitting. Approval of the drainage 
and roadway plans is required prior to any construction. The preliminary design 
shall be modified as necessary to meet KCSWDM requirements. 

B. Current standard plan notes and ESC notes, as established by DLS - Permitting 
Engineering Review and Reference 7-B of the KCSWDM, shall be shown on the 
engineering plans. 

C. The following note shall be shown on the final recorded plat: 

“All building downspouts, footing drains, and runoff from all 
impervious surfaces such as roofs, patios, and driveways shall be 
connected to the permanent storm drain outlet as shown on the 
approved construction drawings # (DLS – Permitting-issued plan 
record number to be inserted in space provided) on file with DLS - 
Permitting and/or the King County Road Services Division. This 
plan shall be submitted with the application of any building permit. 
All connections of the drains must be constructed and approved 
prior to the final building inspection approval. For those lots that 
are designated for individual lot flow control BMP systems, the 
systems shall be constructed at the time of the building permit and 
shall comply with plans on file.” 
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D. The site is within the mapped Conservation Flow Control and Basic Water 
Quality Areas. A full drainage review is required demonstrating compliance with 
all nine (9) core requirements and all five (5) special requirements of the 
KCSWDM. 

E. The Flow Control and Water Quality Facilities shall meet the design requirements 
of the KCSWDM. The Facilities shall be shown on the final engineering plans 
and documented in the Technical Information Report (TIR) to demonstrate 
compliance with the KCSWDM. 

F. To implement the required Best Management Practices (BMPs), the final 
engineering plans and TIR shall clearly demonstrate compliance with all 
applicable design standards. The requirements for BMPs are outlined in the 
KCSWDM. The design engineer shall address the applicable requirements on the 
final engineering plans and provide all necessary documents for implementation. 
The final recorded plat shall include all required covenants, easements, notes, and 
other details to implement the required BMPs for site development. 

The required BMPs shall also be shown on the individual residential building 
permit applications upon submittal of the permits. The individual building permit 
applications shall also include the required covenants, easements, notes and other 
details to implement the BMP design. 

G. Modifications to the above referenced drainage conditions may be considered 
according to the adjustment process in Section 1.14 of the KCSWDM. 

H. Any retaining walls that are over 4 feet in height measured from the bottom of 
the footing to the top of the wall shall be designed by a licensed structural 
engineer. 

14. If the expected routes to schools and/or bus stops are altered from what have been 
identified in the School Walkway Analysis (Exhibit D23), an updated School Walkway 
Analysis shall be submitted to the department for review and approval prior to final 
STRV approval. 

15. Safe walkways to schools and school bus stops shall be provided. Consistent with 
approved plans, sidewalks will be constructed along the S 316th St project frontage and 
internally to the development. Additionally, the project will widen S 316th St to a 32-ft 
pavement width between the eastern plat boundary and Military Road S to be used by 
both motorized and non-motorized users.  

16. All utilities within proposed rights-of-way must be included within a franchise approved 
by the King County Council prior to final plat recording. 

17. The parties to the voluntary SEPA mitigation TIF acceptance and payment timing letter 
dated December 10, 2024—Schneider Family Homes, LLC, and City of Federal Way—
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shall comply with its terms. Payment of the Traffic Impact Fee as set forth in the Letter 
shall be made at time of the first building permit issuance. 

18. Prior to starting any clearing and grading activity during the breeding season, a wildlife 
survey shall be conducted 2 to 3 weeks prior in order to identify any nests or habitat of 
species listed in KCC 21A.24.382 and any active breeding site of any federal or state 
listed endangered, threatened, sensitive, or candidate species or King County species of 
local importance not listed in subsections KCC 21A.24.382 B through J. If any such 
wildlife species is found to be within or adjacent to the proposed project area, the 
following conditions shall apply: 

A. A complete wildlife study shall be conducted and provided to the County. 

B. The proposed clearing and grading activities will be scheduled and implemented 
to minimize or avoid clearing and grading during the nesting season of the 
species. A County Ecologist shall be contacted to establish what signifies the 
breeding season based on what species are present or suspected to be present. 

C. If the proposed clearing and grading activities will occur during the nesting 
season, the applicant shall provide a protection plan to ensure clearing and 
grading activities comply with the protection of nests and individual species as 
listed above. The Protection Plan will require approval by the County Ecologist, 
and site alterations shall not commence until protection measures are in place. 

19. If any employee, contractor, subcontractor, etc. believes a cultural resource and/or 
human remains have been uncovered at any point in the construction of the project, all 
work in the area must stop and the location be secured (see Chapter 27.44 RCW). The 
appropriate Tribes, agencies and authorities (e.g. Snoqualmie Indian Tribe, archaeological 
consultant, Washington State Department of Archaeology and Historic Preservation, 
King County Historic Preservation, King County Medical Examiner, King County 
Sheriff) must be consulted. Work may not resume until all agencies involved have 
reviewed, made final determinations and approved resumption of work. 

20. Pursuant to KCC 19A.12.020, preliminary subdivision approval is valid for a period of 
60-months from the date of approval. An applicant for a preliminary subdivision 
approved on or after January 1, 2015, who files a written request for extension with the 
director at least thirty days before the expiration of the preliminary subdivision, shall be 
granted a one-time, one-year extension dated from the original preliminary approval date. 
Any subdivision not recorded within the time set forth in this subsection is null and void 
and the applicant is required to resubmit a new preliminary subdivision for approval, 
subject to all current regulations. 

Other Considerations:  
 
21. The subdivision shall conform to KCC Chapter 16.82 relating to grading on private 

property. 
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22. Development of the subject property may require registration with the Washington State 
Department of Licensing, Real Estate Division. 

23. Preliminary approval of this application does not limit the applicant's responsibility to 
obtain any required permit or license from the State or other regulatory body. This may 
include, but is not limited to the following: 

A. Forest Practice Permit from the Washington State Department of Natural 
Resources. 

B. National Pollutant Discharge Elimination System Permit from the Washington 
State Department of Ecology. 

C. Water Quality Modification Permit from the Washington State Department of 
Ecology. 

D. Water Quality Certification (401) Permit from U.S. Army Corps of Engineers. 

 
DATED November 6, 2025. 
 

 
 Susan Drummond 
 Hearing Examiner pro tem 

 
 

NOTICE OF RIGHT TO APPEAL 
 
King County Code 20.22.040 directs the Examiner to make the County’s final decision for this 
type of case. This decision shall be final and conclusive unless proceedings for review of the 
decision are timely and properly commenced in superior court. Appeals are governed by the 
Land Use Petition Act, Chapter 36.70C RCW. 
 
 

MINUTES OF THE OCTOBER 24, 2025, HEARING ON PRELIMINARY PLAT 
APPLICATION SEDONA RIDGE, DEPARTMENT OF LOCAL SERVICES FILE 

NO. PLAT230006 
 
Susan Drummond was the Hearing Examiner in this matter. Participating in the hearing were 
Brian Lee and Ivana Halvorsen.  
 
The following exhibits were offered and entered into the record by the department: 
 
Exhibit no. D1 Department Staff Report, transmitted to the Examiner on October 10, 

2025 
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Exhibit no. D2 Land use Permit Application 
Exhibit no. D3 Notice of Complete Application (NOCA) 
Exhibit no. D4 Notice of Application (NOA) 
Exhibit no. D5 Preliminary plat map (December 10, 2024) 
Exhibit no. D6 Public Comments 
Exhibit no. D7 Response to Public Comments 
Exhibit no. D8 Notice of Recommendation and Hearing 
Exhibit no. D9 State Environmental Policy Act (SEPA) checklist 
Exhibit no. D10 SEPA Threshold Determination of Non-significance 
Exhibit no. D11 TIF Acceptance and Payment Letter 
Exhibit no. D12 SEPA Threshold and Mitigated Determination of Non-Significance 

(MDNS) 
Exhibit no. D13 Assessor’s Map 
Exhibit no. D14 Geotechnical Report 
Exhibit no. D15 Critical Areas Report 
Exhibit no. D16 Density Calculation Worksheet 
Exhibit no. D17 TDR Subarea Study 
Exhibit no. D18 Message RE: Subarea Report 
Exhibit no. D19 Subarea Report Review 
Exhibit no. D20 TDR Certificate 
Exhibit no. D21 Technical Information Report 
Exhibit no. D22 Traffic Study 
Exhibit no. D23 School Walkway Analysis 
Exhibit no. D24 Water Certificate of Availability 
Exhibit no. D25 Fire District Receipt 
Exhibit no. D26 Sewer Certificate of Availability 
Exhibit no. D27 Power Point Presentation, submitted October 24, 2025 

 
 
The following exhibits were offered and entered into the record by the applicant: 
 
Exhibit no. A1. Approved Traffic Calming Plans (Permit No. ROWP25-0005) for S 316th 

Street prepared for PAPÉ Truck Facility by TENW, dated August 12, 
2025 

Exhibit no. A2. Modified Exhibit D02 Land Use Application, to include stamped/signed 
Land Surveyor's Certification 

Exhibit no. A3. Modified Exhibit D05 Preliminary Plat plan set, to include 
stamped/signed Land Surveyor's Certification on Sheets 1 and 3 

 
 



 

 

 November 6, 2025 
 
 
 

OFFICE OF THE HEARING EXAMINER 
KING COUNTY, WASHINGTON 

Telephone (206) 477-0860 
hearingexaminer@kingcounty.gov 

www.kingcounty.gov/independent/hearing-examiner 
 
 

CERTIFICATE OF SERVICE 
 
SUBJECT: Department of Local Services file no. PLAT230006 
 

SEDONA RIDGE 
Preliminary Plat Application 

 
I, Jessica Oscoy, certify under penalty of perjury under the laws of the State of Washington that 
I transmitted the REPORT AND DECISION to those listed on the attached page as follows: 
 

 EMAILED to all County staff listed as parties/interested persons and parties with e-mail 
addresses on record. 

 
 placed with the United States Postal Service, through Quadient-Impress, with sufficient 
postage, as FIRST CLASS MAIL in an envelope addressed to the non-County employee 
parties/interested persons to addresses on record. 

 
 
DATED November 6, 2025. 
 
 

 
 Jessica Oscoy 
 Administrator 
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