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EXAMINER PROCEEDINGS: 
 
We held a hearing on March 24, 2026. Participating in the hearing were: Brian Lee, representing the 
Department of Local Services - Permitting Division (Permitting), Applicant representative Ivana 
Halvorsen, Chief Engineer for the Applicant, Mark Sumrok, and public testimony from Len 
Englund and Daniel Russell.  
 
The record was left open after the hearing for Local Services to submit a new version of their Staff 
Presentation (Ex. D38) and, upon receipt of that exhibit on March 24, the record was closed.  
 
FINDINGS: 
 
Overview: 
 
1. Schneider Family Homes, LLC (Applicant) seeks approval to subdivide four (4) existing 

parcels totaling 10.96 acres within the R-4 zoning district. Ex. D1. The Comprehensive 
Plan Designation for the property is Urban Residential.  

2. The site is located south of Kent, east of Federal Way, and west of Auburn. The site is 
primarily forested and vegetated with the exception of 2 exiting single family homes 
which will be demolished for the subdivision development.  

3. The proposed subdivision will utilize Transfer of Development Rights (TDRs), per Ch. 
21.37 KCC, to create a total of 46 lots intended for future single-family residential 
development. This would be achieved by using the base density maximum of 44 lots, 
plus use of one rural TDR credit to achieve 2 additional urban lots. See Exs. D8, D36; 
D1-008. Dimensional standards per KCC 21A.12.030 will be met. Ex. D1-009. 

4. The application was deemed complete on February 26, 2024. Ex. D19. 

5. A Joint Notice of Application and SEPA comment period began on April 2, 2024. Due 
to an omission in posting the SEPA notice, a second Joint Notice and SEPA comment 
period was properly posted and comments were accepted until August 6, 2025. Exs. 
D18, D20; D32. A SEPA Determination of Non-Significance (DNS) was issued on 
November 12, 2025. Ex. D34. No appeals were received.  

6. The subdivision includes a new loop road connecting to S 282nd Way, a utility tract, a 
landscaping tract, a stormwater facility and recreation tract, and a critical areas and open 
space tract. The project is exempt from tree retention requirements because more than 
25% of the site is set aside for critical areas, buffers and other required undisturbed areas. 
KCC 16.82.156.A(7).  

7. Except as modified herein, the facts as set forth in Permitting’s testimony and reports to 
the Examiner are found to be correct and are incorporated herein by reference.  
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Public input:  

8. Comments were received and evaluated throughout the application review process. Ex. 
D21. Community concerns included (but were not limited to): quality of life, parking, 
traffic, safety, pedestrian access, property values, and critical areas.  

9. All comments were reviewed and considered by the Applicant and Permitting. Ex. D26. 
Responses to specific public comments and concerns were provided in writing and by Ms. 
Halvorsen and Mr. Sumrok through testimony at the hearing.  

10. Agency comments included WDFW’s requirement that a Hydraulic Project Approval 
(HPA) be obtained for the planned stormwater construction and Department of 
Ecology’s indication that there may be soil contamination on the site which would 
require remediation. The Applicant has indicated that they understand these state agency 
requirements and will comply with all statutory and permitting requirements.  

11. Two neighbors, Mr. Englund and Mr. Russell, testified at the hearing. Their primary 
concerns were traffic, pedestrian access, stormwater runoff into the adjacent creek, and 
density of the proposed development. Each of these topics are addressed below.   

Public Services: 

12. School Adequacy. This proposal has been reviewed for consistency with and meets the 
criteria in RCW 58.17.110 and Ch. 21A.28 KCC. Exs. D1-015, D23. 

A. School Facilities: The subject subdivision will be served by Thomas Jefferson 
High School, Valhalla Elementary and Evergreen Middle School, all located 
within the Federal Way Public School District #210.  

B. School Impact Fees: Ch. 27.44 KCC requires that an impact fee per lot be 
imposed to fund school system improvements to serve new developments within 
this district. Approval will be conditioned on payment of school impact fees.  

C. School Access: Applicant prepared a school walkway analysis for this proposal. 
Ex. D27. All ages except high school will be bussed from a new bus stop to be 
established at 282nd Way and 51st place South. Exs. D22, D27. Improvements 
will be made to 48th Ave S for approximately 200 feet to establish a 5-ft wide 
walkway for high school students and pedestrians accessing S 282nd St. Ex. D23.  

D. Permitting confirms that the walkway analysis and proposed improvements 
support a safe school walk route from the new development. Ex. D1-015.  

13. Parks and Recreation Space. This proposal has been reviewed for consistency with and 
meets the criteria in KCC 21A.14.108, -.190. Tract C will be a joint recreation and 
stormwater tract, and Tract B will have additional recreation spaces, including a play area, 
a pickleball court, a play lawn, and additional recreational elements. Ex. D28.  
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Traffic Impacts:  

14. A Traffic Impact Analysis (TIA) was done for this proposal. Ex. D23. The proposal was 
reviewed for consistency with, and meets the criteria in Ch. 14.70 KCC, Transportation 
Concurrency Management and Ch. 14.80 KCC, Intersection Standards. Ex. D1-008. 

15. Access to the 46-lot subdivision will be via a new public loop road as an extension of 
South 282nd Way. The applicant evaluated alternatives, including a continuous road 
through the site to 48th Avenue South/S 282nd St. or two separate cul-de-sacs, one 
exiting to S 282nd St. Ex. D22.  

16. The internal loop road was determined to be the best solution for access to the site as it 
would avoid the slope and utilities barriers of the through road options and, for the two 
cul-de-sac option, a variance would have been required.  

17. There were numerous public comments related to the concerns with having a single 
point of ingress/egress for the 46-lot subdivision. The community preference of adding 
an access point at S 282nd St. was considered by the Applicant and determined not to be 
feasible based on the topography and location of immovable utility poles. Moreover, the 
proposed configuration meets the code Level of Service requirements. Ex. D23.  

Critical Areas: 

18. A Wetland Report was prepared by Sewall Wetland Consulting. Ex. D11. The report 
identifies two Category III wetlands associated with a type F aquatic area (Bingaman 
Creek) within the proposed project site.  

19. The stream requires a 115-foot buffer because it is within the urban growth area (UGA). 
The stream is bordered by a steep slope hazard area which requires a 50-foot buffer.  

20. One category III wetlands has an 80-foot buffer and the other has a 150-foot buffer.  

21. All critical areas and associated buffers are being placed within Critical Areas Tract D.  

22. There will be unavoidable impacts to a portion of the northwest wetland and stream to 
facilitate stormwater outfall. Impacts are being mitigated by removing invasive species 
and planting native trees and shrubs within the steep slope hazard area buffer. Ex. D33. 

23. A Category 2 Critical Aquifer Recharge Area (CARA) exists on the northwestern portion of the 
project site. There are no development constraints due to existence of this CARA. 

Sewage and Water:  

24. Sewage disposal and water supply will be provided through Lakehaven Water and Sewer 
District. Water supply systems, including fire flow, are available to serve the project. See 
Exs. D13, D14, D15.  
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Stormwater drainage: 

25. A Technical Information Report (TIR) was prepared for this project. Ex. D17. The 
project is subject to the 2021 King County Surface Water Design Manual (KCSWDM). 

26. The project is located in a Conservation (Level 2) Flow Control Area and Basic (Level 1) 
Water Quality Treatment Area. The subdivision will direct project related stormwater to 
a combined detention and water quality treatment vault with discharge to the natural 
drainage path at a rate that will meet Level 2 Flow Control Standards. The vault will be 
maintained by King County in perpetuity after the maintenance and defect period.  

27. The project will maintain the natural drainage location and provide water quality 
treatment to stormwater runoff from new pervious and impervious surfaces in 
compliance with Core Requirement #3 Flow Control and #8 Water Quality. Ex. D17. 

28. A drainage adjustment, VARD25-0012, was approved to co-locate the drainage facility 
within a recreation tract for the subdivision. Ex. D31. 

29. The Applicant evaluated ability to comply with flow control BMPs per KCSWDM 
Section 1.2.9. The project as a whole will apply basic dispersion to the maximum extent 
feasible. Implementation of flow control BMPs on individual lots is deferred until 
submission of individual building permits. See Condition 23.  

30. Community concerns were raised regarding the impact of stormwater drainage from new 
and improved impervious surfaces being directed into Bingaman Creek and potential 
downstream flooding or other adverse impacts.  

A. The TIR included a Level 1 Downstream Analysis that included information 
extending one mile downstream of project site and ¼ mile downstream of the 
drainage path. Severe flooding and erosion problems were not identified or 
predicted to occur downstream of the proposed project.  

B. With the use of proposed detention and two full dispersion trenches, the project 
meets Core Requirement #2 and KCSWDM Reference 5. The project was 
deemed acceptable by a Permitting staff geologist and normal stormwater 
mitigation will be implemented as designed, consistent with KCC 21A.24.220. 

Use of Transfer of Development Rights (TDRs) 

31. This proposal includes the use of 2 Urban TDR credits for two additional lots in 
accordance with KCC 21A.37.040. See Ex. D08. The Applicant prepared a Star Lake 
Subarea Study which concludes that the impacts from increasing the density by 2-lots is 
consistent with the TDR program’s purpose. Exs. D30, D36.  

32. Community concerns about the density are understandable considering the lower density 
of neighboring subdivisions. However, the purpose of the density regulations and the 
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TDR program is to incentivize increased density in areas where code compliance is not 
compromised. Adding two lots is consistent with the TDR program’s purpose.   

CONCLUSIONS: 

1. Per KCC 20.22.180, to approve the proposed subdivision, the Examiner must make 
findings that:  

A. [A]ppropriate provisions are made for the public health, safety, and general 
welfare and for such open spaces, drainage ways, streets or roads, alleys, other 
public ways, transit stops, potable water supplies, sanitary wastes, parks and 
recreation, playgrounds, schools, and school grounds, and all other relevant facts, 
including sidewalks and other planning features that assure safe walking 
conditions for students who walk to and from school; 

B. The public use and interest will be served by platting the subdivision and 
dedication; and 

C. When a subdivision uses transfer of development rights to exceed base density, the 
additional density does not create unmitigated impacts beyond those created by 
development at base density.   

2. Based on the factual findings above, including facts established in the exhibits admitted 
into the record at the hearing, the proposed subdivision, as conditioned below, would 
conform to applicable land use controls and make appropriate provisions to ensure 
compliance with the requirements enumerated in KCC 20.22.180 and RCW 58.17.110. 

3. Applicant’s use of TDR credits to add two additional lots to the proposed subdivision, 
thereby exceeding base density, will not create any unmitigated impacts. 

4. The conditions for final plat approval set forth below are reasonable requirements and 
will ensure the subdivision serves the public use and interest.  

DECISION: 

The Hidden Hills at Woodbrook preliminary plat is approved subject to the following 
conditions: 

1. The plat configuration shall be developed in substantial conformance with the 
Preliminary Plat Plan set, dated August 23, 2025. Ex. D07. 

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

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. 
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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 
Permitting in accordance with KCC 19A.12.030. 

5. Any/all plat boundary discrepancies shall be resolved to the satisfaction of Permitting 
prior to the submittal of the final plat documents. 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). 

6. 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 
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, 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 
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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 
health 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. 

7. 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. 

8. Suitable recreation space shall be provided consistent with KCC 21A.14.180, -.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 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 (preferred) 
and/or vinyl chain link and shown on the detailed recreation plan.  

C. Except as provided in KCC 19A.08.160.B, the recreation space improvements 
shall be constructed prior to final plat recording. 

D. Prior to recording of the final plat, 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. 

F. A drainage adjustment (VARD25-0012) was approved to allow the proposed 
stormwater detention vault to be located within the recreation tract. Exs. D28, 
D31. The project shall comply with all Conditions of Approval noted under 
drainage adjustment application VARD25-0012.  

G. A drainage easement shall be granted to King County for the maintenance of 
drainage facility within Tract C. 
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9. 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 function; 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 drawing for 
review and approval by the department, prior to recording. 

10. Prior to issuance of the site development permit, a sample of the site soils shall be 
analyzed for arsenic and lead following the 2019 Tacoma Smelter Plume Guidance. The 
soil sampling results shall be sent to the Washington Department of Ecology for review. 

11. If lead or arsenic are found at concentrations above the Model Toxics Control Act 
(MTCA) cleanup levels (Chapter 173-340 WAC): 

A. The owners, potential buyers, construction workers, and others shall be notified 
of their occurrence. The MTCA cleanup level for arsenic is 20 parts per million 
(ppm) and lead is 250 ppm. 

B. Develop a soil remediation plan and enter into the Voluntary Cleanup Program 
with Ecology. 

C. Obtain an opinion letter from Ecology stating that the proposed soil remediation 
plan will likely result in no further action under MTCA. The applicant shall 
provide to King County DLS the opinion letter from Ecology. 

D. Prior to finalizing site development permits, provide to King County DLS a “No 
Further Action” determination from Ecology indicating that the remediation 
plans were successfully implemented under MTCA. 

12. If soils are found to be contaminated with arsenic, lead or other contaminants, extra 
precautions shall be taken to avoid escaping dust, soil erosion, and water pollution during 
grading and site construction. Contaminated soils generated during site construction shall 
be managed and disposed of in accordance with state and local regulations, including the 
Solid Waste Handling Standards regulation (Chapter 173-350 WAC). 

13. All construction and upgrading of public and private roads shall be done in accordance 
with the King County Road Design and Construction Standards established and adopted 
by Ordinance No. 18420, as amended (2016 KCRDCS), including the following: 
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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. The proposed internal plat road (Roads A, B, and South 282nd Way) shall meet 
the urban roadway requirements in Section 2.03 of the KCRDCS for Urban 
Subaccess Road. Roads shall meet the roadway geometric requirements in 
Sections 2.04, 2.10, 2.11 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. Modifications to the road conditions may be considered according to the variance 
provisions of Section 1.13 of the 2016 KCRDCS. 

E. School walk improvements shall be made to provide a safer walking path along 
48th S. Proposed mitigation of the addition of 200 LF of pavement on the 
eastern shoulder of 48th Ave S, extending from the southwest property corner 
through the frontage of off-site parcel no. 154760-0140 to establish a 5-ft hard 
surface walkway is adequate improvement. 

14. This site is located within King County Fire Protection District No.39. Any future 
residences constructed within this plat shall be equipped with residential fire sprinklers in 
accordance with NFPA 13D standards unless this requirement is waived by the Fire 
Marshal or their designee. In accordance with Title 17 of the King County Code, a fire 
hydrant capable of supplying a minimum of 1,000 gallons per minute for at least two 
hours must be located within 600 feet (vehicular travel distance) of the building envelope 
for each lot. Furthermore, Section 503 of the International Fire Code (IFC) mandates 
that all portions of a building’s exterior walls at ground level must be within 150 feet—
measured as a pedestrian would walk via an approved path—from an approved fire 
apparatus access route. Such access must provide a minimum 20-foot-wide unobstructed 
driving surface, maintain a clear vertical height of at least 13 feet 6 inches, have a grade 
not exceeding 15 percent, and be constructed of materials capable of supporting a 
75,000-pound fire apparatus under all weather conditions.  

15. The applicant shall submit a building permit application including a Fire Access & Water 
Supply Checklist and a water availability certificate dated within one year of the 
application. Additional site conditions may apply depending on the specific layout of the 
site and will be determined at the time of building permit application. 

16. 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 Ch. 17.08 KCC. Any 
future residences may be required to be sprinklered unless otherwise approved by the 
King County Fire Marshal or designee. 
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17. 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. 

18. Lots within this subdivision are subject to Ch. 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. 

19. If the expected routes to schools and/or bus stops are altered from what have been 
identified in the School Walkway Analysis (Ex. D27), an updated analysis shall be 
submitted to the department for review and approval prior to final STRV approval. 

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

21. Preliminary subdivision review has identified the following specific critical area 
requirements which apply to this project. All other applicable requirements from KCC 
21A.24 shall also be addressed by the applicant: 

A. Wetlands, aquatic areas, steep slope hazard areas, and their associated buffers on 
site shall be protected from future clearing, grading, and construction 

B. Impacts to the aquatic area buffer and wetland buffer due to the surface water 
conveyance are permitted subject to mitigation found in the July 29, 2025, Impact 
and Mitigation Plan (Ex. D33), or as amended during engineering review. 

C. A final mitigation plan, including plantings, shall be submitted for review and 
approval, by Permitting Critical Areas, prior to engineering plan approval. A 
mitigation financial guarantee is required prior to approval of the engineering 
plans. 

D. A final arborist report shall be submitted by the applicant during the engineering 
review that verifies and quantifies the number of any hazard trees to be removed 
from the critical area tract and the required mitigation, if any. 

E. Critical area tract(s) shall be used to delineate and protect critical areas and 
buffers in development proposals for subdivisions and shall be recorded on all 
documents of title of record for all affected lots. 

F. A 15-foot building set back line (BSBL) shall be established from the edge of 
buffer and/or the critical area tract(s) and shown on all affected lots. 

G. Prior to commencing construction activities on the site, the applicant shall 
temporarily mark critical area tract(s) in a highly visible manner, and these areas 
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must remain so marked until all development proposal activities in the vicinity of 
the critical areas are completed. 

H. Prior to final approval of construction activities on the site, the boundary 
between the critical area tract(s) and adjacent land shall be identified with a split 
rail fence. Permanent critical areas signs shall be attached to the fence. Fence and 
sign specifications shall be shown on the final engineering plans and shall be 
installed every 50 feet or as deemed appropriate by Permitting Division critical 
area staff at the time of engineering plan review. 

I. Wetland hydrology must be protected following construction of this 
development. The applicant shall provide an evaluation of the hydrology for the 
on-site wetlands to show that it will be protected after development consistent 
with 2016 KCSWDM, Reference 5, Guidesheet 3B. This shall be submitted with 
the detailed engineering plans for review and approval by Permitting. 

J. During engineering review, the detailed plan set shall be routed to Permitting. 

K. Division Critical Areas staff to determine if the above conditions have been met. 
To mitigate significant adverse environmental impacts, the applicant must obtain 
any necessary state and federal authorizations prior to beginning any ground 
disturbing activities or vegetation removal. 

L. The following note shall be shown on the final engineering plan and recorded 
subdivision: 

RESTRICTIONS FOR CRITICAL AREA TRACTS AND 

CRITICAL AREAS AND BUFFERS 

Dedication of a critical area tract/sensitive area and buffer conveys 
to the public a beneficial interest in the land within the 
tract/critical area and buffer. This interest includes the 
preservation of native vegetation for all purposes that benefit the 
public health, safety and welfare, including control of surface 
water and erosion, maintenance of slope stability, and protection 
of plant and animal habitat. The critical area tract/critical area and 
buffer imposes upon all present and future owners and occupiers 
of the land subject to the tract/critical area and buffer the 
obligation, enforceable on behalf of the public by King County, to 
leave undisturbed all trees and other vegetation within the 
tract/critical area and buffer. The vegetation within the 
tract/critical area and buffer may not be cut, pruned, covered by 
fill, removed or damaged without approval in writing from the 
King County Permitting Division or its successor agency, unless 
otherwise provided by law.  
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The common boundary between the tract/critical area and buffer 
and the area of development activity must be marked or otherwise 
flagged to the satisfaction of King County prior to any clearing, 
grading, building construction or other development activity on a 
lot subject to the critical area tract/critical area and buffer. 

The required marking or flagging shall remain in place until all 
development proposal activities in the vicinity of the critical area 
are completed. Permanent, wildlife passable fencing shall be 
installed at the edge of the tract. No building foundations are 
allowed beyond the required 15-foot building setback line, unless 
otherwise provided by law. 

22. Wildlife Survey Permit Condition: Two to three weeks prior to clearing and grading, a 
wildlife survey will be conducted to establish existing conditions and presence/absence 
of protected species. Any wildlife discovered nesting that is Local, State, or Federally 
protected or protected under KCC 21A.24.382 B through J and K will need to be 
protected during construction. This condition would apply during the nesting/breeding 
season of the protected species or occupied habitat (typically March-September). Please 
contact the King County Permitting Ecologist prior to conducting the wildlife survey. 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. 

23. A Washington Department of Fish and Wildlife- issued Hydraulic Project Approval 
(HPA) will be required for the planned outfall construction. Documentation of approval 
is required prior to issuance of site development permit. 

24. Final plat approval shall require full compliance with the drainage provisions set forth in 
KCC 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 9.04 and the 2021 King County Surface Water Design 
Manual (KCSWDM) must also be satisfied during engineering and final review. Drainage 
provisions specific to the project include the following requirements: 
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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. 

B. Current standard plan notes and ESC notes, as established by DLS – Permitting 
Engineering Review, 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 drains from all 
impervious surfaces such as 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 infiltration or dispersion 
systems, the systems shall be constructed at the time of the 
building permit and shall comply with plans on file. 

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. Discharge from flow control to the onsite wetland shall meet the 
restrictions set forth in KCSWDM Reference 5. 

E. The Flow Control and Water Quality Facility shall meet the design requirements 
of the KCSWDM. The Facility 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 Section 1.2.9. 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. Final civil plans and recorded plat shall include delineation of 
Native Growth Retention Area associated with proposed Full Dispersion BMPs. 
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. 
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G. 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. 

H. At completion of construction, the project shall submit final corrected plans, final 
corrected TIR, and a CAD drawing file (.dwg) to comply with KCSWDM Section 
2.4.2. 

I. The project shall meet the conditions of approval listed for drainage variance 
VARD25-0012. 

25. 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 Ch. 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. 

26. Any revisions to the preliminary subdivision that would result in a substantial change, as 
defined in KCC 20.20.100, shall be treated as a new application for purposes of vesting 
and transportation concurrency and shall be reviewed as Type 3 land use decision under 
KCC 20.20.020. Proposed changes that do not result in a substantial change, as 
determined by the department, shall be treated as a minor change and may be approved 
administratively by the department. 

27. 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. 

28. The subdivision shall conform to K.C.C. 16.82 relating to grading on private property. 

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

30. 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. The 
applicant must obtain all necessary state and federal authorizations prior to beginning 
any ground-disturbing activities or vegetation removal. This may include, but is not 
limited to the following: 
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A. Forest Practice Permit from the Washington State Department of Natural 
Resources. 

B. National Pollutant Discharge Elimination System (NPDES) Permit from 
WSDOE. 

C. Water Quality Modification Permit from WSDOE. 

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

 
 

DATED March 30, 2026. 
 
 

 
 Devon Shannon 
 Hearing Examiner 
 
 

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. It is the appealing party’s responsibility to 
determine and meet the legal requirements for filing an appeal. 
 
 
 

MINUTES OF THE MARCH 24, 2026, HEARING ON PRELIMINARY PLAT 
APPLICATION HIDDEN HILLS AT WOODBROOK, DEPARTMENT OF LOCAL 

SERVICES FILE NO. PLAT240001 
 
Devon Shannon was the Hearing Examiner in this matter. A verbatim recording of the hearing 
is available in the Hearing Examiner’s Office.  
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The following exhibits were offered by Local Services and entered into the record: 
 
Exhibit no. D1 Department Staff Report 
Exhibit no. D2 Land use Application 
Exhibit no. D3 Applicant Status 01/29/24 
Exhibit no. D4 Cover Letter 01/29/24 
Exhibit no. D5 Assessor Map 01/29/24 
Exhibit no. D6 Title Report 01/29/24 
Exhibit no. D7 Preliminary Plat Plan Set 01/29/24; revised 08/28/25 
Exhibit no. D8 Density Worksheet 01/29/24 
Exhibit no. D9 Survey 01/29/24 
Exhibit no. D10 Critical Areas Affidavit 01/29/24 
Exhibit no. D11 Critical Areas Report 01/29/24 
Exhibit no. D12 Geotechnical Report 01/29/24 
Exhibit no. D13 Water Availability Certificate 01/29/24; revised 08/28/25 
Exhibit no. D14 Sewer Availability Certificate 01/29/24; revised 08/28/25 
Exhibit no. D15 Fire District Receipt 01/29/24 
Exhibit no. D16 Legal Description 01/29/24 
Exhibit no. D17 Technical Information Report 01/29/24; revised 08/28/25 
Exhibit no. D18 SEPA Checklist 01/29/24 01/22/25 
Exhibit no. D19 Notice of Complete Application 03/14/24 
Exhibit no. D20 Notice of Application #1 04/02/24 
Exhibit no. D21 Public / Agency / Tribe Comments Compiled Various 
Exhibit no. D22 Project Narrative 08/13/24 
Exhibit no. D23 Traffic Impact Analysis- Level 1 01/29/24; revised 08/13/24 
Exhibit no. D24 School Walkway Email 08/13/24 
Exhibit no. D25 Geotechnical Groundwater Opinion 08/13/24 
Exhibit no. D26 Applicant Response to Comment 08/13/24 
Exhibit no. D27 School Walkway Analysis 01/22/25 
Exhibit no. D28 Variance Request (Drainage Adjustment) 05/23/25 
Exhibit no. D29 Geotechnical Report Addendum 05/23/25 
Exhibit no. D30 TDR Subarea Study 05/23/25 
Exhibit no. D31 Drainage Adjustment Approval (VARD25-0012) 07/09/25 
Exhibit no. D32 Notice of Application #2 07/23/25 
Exhibit no. D33 Impact Analysis and Mitigation Plan 08/28/25 
Exhibit no. D34 SEPA DNS 11/12/25 
Exhibit no. D35 Notice of Recommendation and Hearing 02/24/26 
Exhibit no. D36 Record of Purchase Agreement (TDR) 03/05/26 
Exhibit no. D37 Staff Presentation, not entered 
Exhibit no. D38 Revised Staff Presentation, submitted 3/24/2026 
 



 

 

 March 30, 2026 
 
 
 

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. PLAT240001 
 

HIDDEN HILLS AT WOODBROOK 
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 March 30, 2026. 
 
 

 
 Jessica Oscoy 
 Operations Manager 
 
 

mailto:hearingexaminer@kingcounty.gov
http://www.kingcounty.gov/independent/hearing-examiner
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