
PORT TOWNSEND HEARING EXAMINER 
PUBLIC HEARING AGENDA 

CITY HALL COUNCIL CHAMBERS, 540 WATER STREET 

Public Hearing 3:00 p.m. April 29, 2024 

• Attend in person or virtually via computer or tablet at
https://zoom.us/j/98187633367 enter the Webinar ID 98187633367

• Phone only (muted - listen-only mode) United States: Local Dial In – 1(253)215-
8782,,98187633367#

• Submit public comment to be included in the meeting record to:
https://publiccomment.fillout.com/cityofpt

• If you are experiencing technical difficulties, please attempt all methods listed above
before reporting any issues to: clerksupport@cityofpt.us

I. Call to Order/Introductions

II. Continuation of Public Hearing

A. LUP22-019 Preliminary Plat and Plat Alteration- The Plat of Pods at the 
Vineyards

1. Staff Report
2. Testimony by the Applicant
3. Public Testimony
4. Rebuttals
5. Hearing Examiner Summary

III. Adjournment

Americans with Disabilities Act 
In compliance with the Americans with Disabilities Act, those requiring accommodation for this meeting 

should notify the City Clerk’s Office at least 24 hours prior to the meeting at (360) 379-5083. 

https://zoom.us/j/98187633367
https://publiccomment.fillout.com/cityofpt
mailto:clerksupport@cityofpt.us


STAFF REPORT 
PORT TOWNSEND HEARING EXAMINER 

April 29, 2024 Continued Open Record Public Hearing 

Re: Continued Open Record Public Hearing on the Preliminary Plat/Plat Alteration for 
Pods at the Vineyard, a 17-lot single-family residential development.   

File No(s):    LUP22-019  Date:    April 22, 2024 

Applicant(s): Greenpod Development  Davos Capital LLC 
c/o Anne & Steve Raab  c/o Dave Holland 
606 Roosevelt St.  PO Box 9150  
Pt. Townsend, WA  98368 Santa Fe, NW  87504 

Agent(s):  Richard Berg, Terrapin Architecture Everett Sorenson, P.E.  
360-379-8090  360-821-9960
richard@terrapin-arch.com everett@streamlineenv.com 

PCD  Staff Contact: John McDonagh, Senior Planner 
(360) 344-3070 

APPLICATION SUMMARY AND STAFF RECOMMENDATION: 
NOTE:  The public hearing for this staff report and Exhibits is continued from August 19, 2022.  

Legal Description/Location:  Lots 1 through 8, inclusive, in Blocks 6, 7 & 8, Tibbals 2nd Addition.  
Jefferson County tax parcels for the 3 Block site are 997-400-601, 997-400-701, 997-400-801 
and 997-400-803.  The site lies between 35th and 32nd Streets, west of the Rosewind Planned 
Unit Development {PUD).  

Recommended Decision:  Approval of the Preliminary Plat/Plat Alteration application, subject 
to conditions.  As noted in the Findings below, the project is exempt from review under the 
State Environmental Policy Act (SEPA).  

PROPOSED FINDINGS, CONCLUSIONS AND RECOMMENDATION 
The following section constitute PCD staff’s recommended Findings and Conclusions regarding 
the application’s consistency with the city’s Comprehensive Plan, Zoning and Land Division 
codes.  Next are a series of staff recommended conditions to the Hearing Examiner.  Any of 
staff’s recommended Findings, Conclusions, and Conditions may be adopted, rejected, or 
modified by the Hearing Examiner based on testimony or evidence presented during the 
hearing   

mailto:richard@terrapin-arch.com
mailto:everett@streamlineenv.com


Findings of Fact 

Procedural 
Application, Project Summary and Review Process 
1. Davos Capital LLC, with partners Steve and Ann Raab (collectively “Applicant”), have 

submitted application for a preliminary Plat with Plat Alteration (“Plat”) named Pods at the 
Vineyard (“PAV”) (Exhibit A – Preliminary Plat application with cover letter, rain garden and
prairie habitat source material, and revised Plat/Plat Alteration map; Exhibit B – Site Plan,
Shts. 1-4 including Tree Conservation and Lanscaping, subject property deeds, topographic
survey map; Exhibit C - Revised Preliminary Civil Plans, dated Jan. 17, 2024; and, Exhibit D – 
Revised Stormwater Plan and Report, dated Jan. 17, 2024.  PAV creates 17-lots for detached
residential development over roughly three (3) + acres.  One (1) lot at PAV already contains
an existing single-family residence.  The property’s current legal description is on pg. 1, above, 
and in the deeds of Ex. B to this staff report.

2. The lots at PAV range in size from 5,007 to 10,900 square feet (sf) with most being sized
between 7,000 to 7,500 sf.  As detailed below, most lots will gain vehicular access from a 
new 50’ wide right-of-way (ROW) dedication with road improvements for Landes St.  New
Landes St. runs south from existing 35th St. and the Plat’s north boundary to an existing
section of Landes St. at the Plat’s south boundary.  As proposed, newly dedicated Landes 
St. will be improved with a 16’ wide paved road and alternating sides of city standard
concrete sidewalk and on-street parking. 

3. 35th St. is a paved city-maintained road from San Juan Ave, roughly ¼ mile to the east, to
approximately 75’ east of new Landes St.  In all, approximately 380’ of concrete sidewalk
currently exists on 35th St.’s north side; about 160’ of that length lies opposite the PAV site. 
The remaining non-motorized facilities in 35th St. are currently gravel or worn dirt surface.
As it abuts their site, PAV will match and extend the 35th St. improvements – including 
sidewalk on the north side -  before turning onto new Landes St.

4. Two (2), or as many as three (3), lots will gain vehicular access via Kuhn St. or Kuhn St. in
concert with the 33rd St. ROW.  Kuhn St. is a city-maintained paved roadway while 33rd St. 
is considered an unopened ROW.  As a corner lot, proposed Lot C3 will be able to gain access 
via either 35th St. or Kuhn St.  Lot C5 and the existing home it contains already gain access
via driveways onto both Kuhn and 33rd Sts.  Lot C4 will access Kuhn St. by a private driveway 
extension in 33rd St.

5. Several existing platted ROW’s in Tibbals 2nd Addition which have limited functionality are
being vacated through the Plat/Plat Alteration review; however, one area of proposed
vacation is mistakenly shown incorporated into PAV.  The subject ROW involved is the east



½ of Landes St. lying south of 33rd St., together with the east ½ of Landes St. lying between 
the centerline of 33rd St. and the south line of 33rd St., as platted within Tibbals 2nd Addition.  
Unless the abutting owner to this portion of platted Landes St. agrees in writing to allowing 
all the subject Landes St. ROW to accrue to the PAV site, this portion of the proposed 
vacation area must be removed from the Plat Alteration request and the Final Plat/Plat 
Alteration map.  If the abutting owner is willing to allow PAV’s acquisition of  all platted 
Landes St., the owner’s authorization must be in a form acceptable to the city attorney.   

6. Utilities will be extended from the north and east via existing and proposed ROW’s. 
Portions of the new sewer service will require use of a shared low pressure main with
individual pump services for each lot and residence.  Stormwater for road runoff will be
addressed via rain gardens.  On-site stormwater management will also be addressed via
individual rain gardens on each lot.

7. All preliminary plat requests are classified as Type III permit applications under Port
Townsend Municipal Code (PTMC) 20.01.  Type III permit applications are reviewed and
processed by PCD staff, who prepare a recommendation to the Port Townsend Hearing
Examiner.  Notice of a Type III application is provided to adjacent property owners and the
general public seeking comments.  Notice is also provided when the time and date for the 
required open record public hearing.   Following the public hearing, the Hearing Examiner
issues a written decision on the Type III permit application.  Decisions of the Hearing 
Examiner on Type III permit applications are final, unless appealed to Superior Court.
Once all conditions of preliminary plat approval are met, the Applicant submits for Final
Plat approval.  This step is done by City Council Resolution as a Type IV action (PTMC
20.01.040) prior to filing the Final Plat map with the Jefferson County Auditor. 

Public Notice and Comment 
8. On March 4, 2022, the preliminary Plat/Plat Alteration application was submitted. Following

City requests for additional information and/or plan corrections, the applications were 
determined technically complete on April 25, 2022.  A Notice of Application was published,
mailed, and posted on-site May 4, 2022 (Exhibit E – Notice of Application).  The Notice 
provided an initial 20-day public comment period ending May 24,2022.

9. Several public comments covering a variety of topics were received during the initial Notice
period (Exhibit F – Public Comments).  The Applicant’s Agent, Terrapin Architecture,
provided a written response on comments received up to May 24, 2023 (Exhibit G –
Applicant Response to Public Comment, dated June 13, 2023.  Additional public comment
was received in response to staff’s issuance of a mistaken public hearing date.  These later
comments are also made a part of Ex. F.  Below is a Table summarizing the comments 
received and provides a staff response:



LUP22-019, Staff Report Table 9.1 - PUBLIC COMMENT RESPONSE TABLE 
Letter Commenting Party Comment City Response 
9.1.1 Helen Kolff, EcoVillage Potential 

Parking on 35th 
St. removes on-
street parking 
assigned to RW. 

2-way traffic 
through the
development is 
needed. 

The alternative 
Tree 
Conservation 
Plan (TCP) is 
inadequate.  
More trees 
should be 
planted not 
fewer.  

The lack of a 
public path 
along Landes St. 
is a concern. 

On-street parking may 
occur along any Port 
Townsend roadway so long 
the location is safe and, for 
new developments, on-site 
parking requirements are 
met. 1 

The new Landes St. has a 
minimum traveled way 
width of 16’, which allows 
for 2-way traffic even at 
the project’s southern end.  

Alternative TCP are 
expressly allowed for areas 
that have historically not 
had trees.   

Non-motorized 
improvements are included 
along alternating sides of 
Landes St. and in 33rd St.  A 
final location for these will 
be reviewed as part of the 
subsequent SDP review.   

1 Ord. 3306 was adopted March 27, 2023 to increase residential building capacity. One technique for achieving this 
goal includes the reduction of on-site single-family residential parking.  PAV’s Applicant may elect to vest to the 
parking standards of Ord. 3306 by requesting to do so in writing. Alternatively, the Applicant may choose to remain 
vested under the prior standard(s).  Whichever code the Applicant chooses to vest to must be continuously applied 
to all lots within the Plat/Plat Alteration.     



LUP22-019, Staff Report Table 9.1 - PUBLIC COMMENT RESPONSE TABLE 
Letter Commenting Party Comment City Response 

Stormwater 
management at 
the end of 35th 
St.  

There is no indication that 
stormwater runoff past the 
new terminus of 35th Street 
will pose a runoff issue.   

9.1.2 Sandra Stowell Posting the 
Notice of 
Application was 
inadequate. 

Author acknowledges the 
initial Public Notice sign for 
PAV was placed “near” the 
property which is the 
minimum required by code.  
Staff will provide two (2) 
Notice board signs for 
future postings of the site; 
however, no error in city 
code was made as part of 
this initial Notice.2  
Additional Notice was 
provided via legal ad and 
US Mail to adjacent 
property owners (APO).  As 
the author is not an original 
APO, they were made a 
Party of Record to the 
project.    

9.1.3 Charlene & Charles Law The authors 
want: 

Safe, quiet 
streets with 
more cycling & 
fewer cars. 

There is no indication that 
the 17 lot, single family 
project will generate more 
vehicular traffic than what 
is anticipated by the 
Comprehensive Plan.  
Narrow streets, like the 
one proposed, are believed 

2 An error was made later in issuing the Notice of Public Hearing and providing an incorrect hearing date.  



LUP22-019, Staff Report Table 9.1 - PUBLIC COMMENT RESPONSE TABLE 
Letter Commenting Party Comment City Response 

Over-night night 
vacationers 
living in 
someone’s 
backyard. 

Wants more 
beautiful flora & 
fauna not 
asphalt & 
cement 

Wants 
affordable 
homes not 
millionaire 
homes. 

to encourage cycling & 
walking.   

There is no indication in the 
PAV submittal that 
suggests “1-night 
vacationers” will dominate 
occupancy of the resulting 
dwellings; however, city 
code does allow for the 
establishment of tourist 
accommodations via a 
Conditional Use Permit 
(CUP) process. 

As an Urban Growth Area 
(UGA), paved and concrete 
surfacing is expected and 
needed for long term 
public service needs and 
maintenance.  Landscaping 
intermixed with these 
surfaces is also expected 
and important.  The project 
will be conditioned to 
ensure landscaping is 
installed consistent with 
city code. 

At present, nothing in city 
code requires a project be 
developed with affordable 
housing.  The ultimate 
selling price for homes in 
the project will be subject 
to the real estate market.   



LUP22-019, Staff Report Table 9.1 - PUBLIC COMMENT RESPONSE TABLE 
Letter Commenting Party Comment City Response 

Wants 
pedestrian 
friendly 
sidewalks and 
trails, not dead 
end cutoffs. 

Wants full SEPA 
review done for 
the project. 

Preserve older 
growth trees 
and study the 
need for more 
planted trees 
that are resilient 
to climate 
change.   

Aside from the driveway 
serving 2 lots in the 33rd St. 
ROW, the project design 
does not include any “dead 
ends”.  Pedestrian 
improvements are planned 
along the north side of 35th 
St., along alternating sides 
of Landes St. and within the 
33rd St. ROW.    

As the project has only 17 
lots, it is categorically 
exempt from review under 
SEPA.   

Per the applicant’s rebuttal 
to received comments, no 
existing trees are being 
removed.  Those that exist 
on future lots will be 
protected via covenants.  
Six (6) new trees will be 
planted and the prairie-like 
conditions of the site 
retained to the extent 
possible.    

9.1.4 Geralynn Rackowski Blind 
intersection at 
35th St. & San 
Juan is a hazard.  
Students walk 
and ride on the 
San Juan 
sidewalk & can’t 
be seen until a 

Public Works staff finds the 
project and its revised 
engineering (Ex. B) 
satisfactory for moving the 
Preliminary Plat process 
forward.   

Further  revisions may be 
required as part of the 



LUP22-019, Staff Report Table 9.1 - PUBLIC COMMENT RESPONSE TABLE 
Letter Commenting Party Comment City Response 

car is in the 
crosswalk. 

35th St. is icy at 
times & it gets 
no sun. 

New Landes St. 
connection to 
existing Landes 
St. is narrow 
with poor sight 
lines for 2-way 
traffic; Consider 
making new 
Landes St. 1-
way going 
south.  

Can an 8” sewer 
line with the 
minimum slope 
accommodate 
up to 32 homes? 
Is one pumping 
station 
sufficient? 

subsequent Street and 
Utility Development permit 
(SDP).    

Public Works staff has not 
been contacted previously 
about a safety issue at the 
sidewalk section 
referenced by the author.   
At best, staff can monitor 
the facility in question and 
decide if further steps are 
needed.  

Public Works staff is 
satisfied the road section 
shown for the south end of 
Landes St. can be built 
safely as a 2-way roadway.  

Public Works staff is 
satisfied that, as revised, 
the sewer proposal for PAV 
is adequate for the project 
moving forward in the 
Preliminary Plat process.  
The subsequent SDP 
required for utility and 
road construction will 
specify any further 
revisions necessary to the 
plans.   



LUP22-019, Staff Report Table 9.1 - PUBLIC COMMENT RESPONSE TABLE 
Letter Commenting Party Comment City Response 
9.1.5 RW Board of Directors 

(BOD) letter with 
individual RW resident 
Exhibit comments:   

Ex. A – Peter Lauritzen  

BOD letter 
introduces 
Exhibit 
comments, 
notes the 
preliminary plat 
submittal does 
not conform to 
minimum 
submittal 
requirements 
and requests 
denial of the 
application.  

Project 
proposes new 
trail across 
privately held, 
RW land.  

ROW for Landes 
at south end of 
PAV is too 
narrow for 
vehicles and 
pedestrian use. 

Relocate trail 
proposed in 33rd 

St. to avoid RW 
assigned parking 
for Lots 4,5 & 6.   

The referenced trails are 
still shown but clearly 
labeled now as not 
available to the public.  As 
this area lies outside of 
PAV, illustrating these trails 
is immaterial and are not 
being relied on in staff’s 
Hearing Examiner 
recommendation. 

A design acceptable to 
Public Works staff includes 
two (2) 8’ wide travel lanes, 
even at the southern 
section of Landes St.   

Final non-motorized design 
and construction will 
accommodate, to the 
extent possible and 



LUP22-019, Staff Report Table 9.1 - PUBLIC COMMENT RESPONSE TABLE 
Letter Commenting Party Comment City Response 

Ex. B – Douglas Milholland 

Ex. C – Kathy Taylor  

Trail shown as a 
RW public trail 
from south  end 
of Kuhn St. does 
not exist.   

The proposed 
gravity sewer 
main on Parcel # 
991-100-029 will
require fill. 

Pre-App. Report 
indicates a 
sidewalk is 
required on one 
side of the new 
internal road 

Plans for street 
sections show 
conflicting 
information. 
The south end 

practical, existing 
improvements (both 
natural and man-made).  

The subject trail section has 
been removed from PAV 
plans. 

Public Works staff is 
satisfied with the 1/17/24 
revisions to the civil 
engineering plans (Ex. B) 
for moving forward with 
the land division process.  
Further design refinements 
may be required during 
review and approval of the 
subsequent  Street and 
Utility Development permit 
(SDP).   

Ex. B has concrete sidewalk 
on alternating sides of new 
Landes St.  Concrete 
sidewalk will also be 
installed along the north 
side of 35th St. to match 
existing sidewalk.   

Public Works staff is 
satisfied with the 1/17/24 
revisions to the civil 



LUP22-019, Staff Report Table 9.1 - PUBLIC COMMENT RESPONSE TABLE 
Letter Commenting Party Comment City Response 

Ex. D. – Sandra Stowell 

of Landes St. is 
too narrow for a 
roadway.   

A conflicting 
number of lots 
are described as 
being served by 
the new Landes 
St.   

Traffic calming 
measures are 
warranted at 
35th and San 
Juan.  

Tree 
Conservation 
Plan (TCP) is 
insufficient.  

The PAV 
proposal is using 
the public 
benefits created 
by adjacent 
lands while 
providing 

engineering plans (Ex. B) 
for moving forward with 
the land division process.  
Further design refinements 
may be required during 
review and approval of the 
subsequent Street and 
Utility Development permit 
(SDP).   

The number of lots gaining 
access to new Landes St. is 
immaterial.  Corner lots will 
be allowed to access onto 
either public street.   

Due to the modest size of 
this subdivision, no Traffic 
Impact Analysis (TIA) was 
required by the Public 
Works Dept.  Accordingly, 
no analysis of traffic 
calming needs was 
performed.   

See author’s comments 
and staff response under 
Letter 9.1.6. 

As a standard subdivision 
or “Plat”, PAV is not held to 
the same “public benefit” 
standards typically seen in 
a residential Planned Unit 
Development (PUD). 



LUP22-019, Staff Report Table 9.1 - PUBLIC COMMENT RESPONSE TABLE 
Letter Commenting Party Comment City Response 

Ex. E-1 – Susan E. Wallace 

E-2 – Geralynn Rackowski

nothing in 
return.  

The proposal 
offers little in 
the way truly 
“green” aspects 
or affordability.  
Maintenance of 
rain gardens will 
be expensive 
and Accessory 
Dwelling Units 
(ADU) are not 
guaranteed.    

Same comments 
as those found 
in Letter 9.1.4.  

Consistent with the city’s 
Parks, Recreation and Open 
Space (PROS) Plan, the PAV 
subdivision is within ½ mile 
of a formal outdoor space 
at Blue Heron Middle 
School.  

Rain garden maintenance 
will be assigned to a 
Homeowners Association 
(HOA).  ADU construction is 
not guaranteed for any 
project due to a variety of 
factors  

See responses to author’s 
Letter 9.1.4. 

9.1.6 Sandra Stowell Inadequate 
Notice provided.  
Only 1 sign was 
used.  

The Public Hearing was 
opened & continued to 
improve Notice & ensure 
all Parties of Record are 
included.  City code does 
not require more than 1 
public notice sign.  Two (2) 
signs were used to post the 
April 29, 2024 hearing. 



LUP22-019, Staff Report Table 9.1 - PUBLIC COMMENT RESPONSE TABLE 
Letter Commenting Party Comment City Response 
9.1.7 Notice of Appearance;  

Rosewind (RW) Comments 
and Objections to Plat 
Application 

Michael W. Johns, Counsel 
for RW 

Comments and 
Objections were 
made regarding: 

a. Improper
Public Hearing
date Notice;

b. Lack of a staff
report available
electronically;
and,

c. The Plat 
submittal fails to 
meet city code
requirements. 

The Public Hearing Notice 
error was noted by staff in 
opening the August 19, 
2022 proceeding.  That 
hearing was then 
continued to a date to be 
determined.  

The staff report was 
available electronically 
approximately 1 week prior 
to the continued hearing of 
April 29, 2024.   

As the Applicant notes (Ex. 
F), content items required 
on a Preliminary Plat are to 
be provided  “on one or 
more sheets…”.  Staff 
agrees with Applicant’s 
revisions to the Preliminary 
Plat map (Ex. A) and the 
preliminary engineering 
(Ex. B) to include missing or 
unclear Preliminary Plat 
content items.   

Kathryn Taylor – attached 
to Letter 9.1.6. 

Comments 
supplement 
author’s prior 
letter.  Author 
incorporates 
Applicant’s 
public comment 
responses (Ex. 
F), notes the 
Public Hearing 

Applicant’s response to 
public comments received 
prior to Sept. 1, 2022 have 
been made part of the 
record (Ex. F).  

The Public Hearing Notice 
error was noted by staff in 
opening the August 19, 
2022.  The hearing was 



LUP22-019, Staff Report Table 9.1 - PUBLIC COMMENT RESPONSE TABLE 
Letter Commenting Party Comment City Response 

Notice error and 
provides 
information 
related to RW 
parking.    

Author 
maintains: 
a. The
submitted road
section(s) are
inaccurate;

b. The
submitted Tree
Conservation
and Landscaping
Plan (Ex. F, Sht. 
4) is inadequate
as it was not 
prepared by
either a
landscape 
design
professional, 
arborist or tree
service
provisional.
architect. 

c. Ex. B, Site Plan
Sht. 4 is
deficient in
terms of

then continued to a date to 
be determined.   

As revised, Public Works 
staff finds the submitted 
road sections (Ex. B) 
satisfactory for moving 
forward with the 
Preliminary Plat process.  
Additional revisions may be 
required as part of the 
subsequent Street and 
Utility Development permit 
(SDP).    

Staff concurs with 
Applicant’s responses (Ex. 
F) to author’s issue.  It is 
acceptable for a licensed
architect to prepare the
subject plan.

Several standard plan 
content items were waived 
by staff at the preliminary 
Tree and Landscaping 



LUP22-019, Staff Report Table 9.1 - PUBLIC COMMENT RESPONSE TABLE 
Letter Commenting Party Comment City Response 

content. New 
buried utilities 
as drawn may 
damage roots 
on trees slated 
for preservation.  

d. Trails are
inaccurately
labeled.  Any
trail work in 33rd

St. must
preserve parking 
set aside as part
of the RW
development. 

review level as allowed per 
PTMC 19.06.110D.  A 
watering system and 
specific tree unit credit 
(t.u.c.) calculations can be 
required on the final plan.  
The final plan submittal will 
also require details on tree 
protection measures where 
necessary.   

Staff will recommend the 
Hearing Examiner adopt a 
condition that requires a 
minimum number of t.u.c. 
be provided for on each lot. 

Staff believes that, with the 
revised submittals, all 
mislabeled trail sections 
have now been corrected 
and/or omitted.   

Review and approval of the 
subsequent SDP will any 
trail relocation needed to 
address existing and 
permitted ROW 
improvements.    

Doug Milholland– 
attached to Letter 9.1.6. 

Comments of 
the author focus 
on sewer along 
with the 
grading/fill 
activity 

As revised, Public Works 
staff finds the submitted 
sewer profile and details 
(Ex. B) satisfactory for 
moving forward with the 
Preliminary Plat process.  
Additional revisions may be 
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Letter Commenting Party Comment City Response 

associated with 
that installation.  

Will the fill 
needed trigger 
SEPA review?   

required as part of the 
subsequent Street and 
Utility Development permit 
(SDP).  

The categorical threshold 
adopted by the city under 
SEPA for landfill and 
excavation activities is 
1,000 cubic yards.  The 
Responsible Official does 
not consider the work at 
PAV to be subject to SEPA.  

10. On August 17, 2022, a Notice of Public Hearing on the project was issued with an error
made concerning the hearing date (Exhibit H– Notice of Public Hearing).  The Notice was 
published in the local newspaper of record, mailed to adjacent property owners, other
parties of record and posted on or near the site.  Due to a hearing date publication  error 
and other factors, the August 19 hearing was opened and continued to a date to-be-
determined.  A continued hearing date will be set once a complete pre-hearing record
became available.

11. Following review and acceptance by staff of Applicant’s revised submittals, a Notice of
Continued Public Hearing was issued April 17, 2024 for a April 29, 2024 continued hearing
date (Exhibit I– Notice of Continued Public Hearing).  It was published in the local
newspaper, mailed to adjacent property owners and other parties of record, and posted on 
or near the site.

Substantive 
Underlying Zoning, Allowed Uses and Prescriptive Standards 
12.The PAV site is zoned R-II (Medium Density Single-Family).  Standard R-II zoning allows both 

attached and detached single-family dwellings (attached single-family includes duplexes, 
triplexes, and fourplexes) up to eight units per 40,000-sf of land area (i.e., 5,000-sf minimum lot 
size, or approximately 8 dwelling units within 1 block of platted land).  This zone allows 4 or 
fewer single-family dwellings within 1 structure with sufficient lot size - 10,000 sf for a duplex; 
15,000 sf for a triplex; and 20,000 sf for a fourplex.  With all lots >  5,000 sf in size, PAV is 
consistent with the minimum lot size required for the R-II zone. 



13. Maximum lot coverage in the R-II zone is 35% (up to 40% with an ADU) with a maximum
building height of 30 ft.  The revised engineered stormwater plan (Ex. B) documents the 
suitability for each lot to accommodate roof run off via conceptual rain garden sizing and
depth.  Rain gardens are also proposed to address road runoff from the new Landes St.
improvements.

14. Prescriptive minimum building setbacks on the resulting lots are:  Front:  20 ft. if a garage
faces street right-of-way (ROW) , otherwise 10 ft.  Rear: 10 ft. Side: 5 ft., or 10 ft. if
abutting a street ROW.  Building envelopes that reflect these setbacks are shown on the
face of the preliminary plat for each lot (Ex. A).3

Existing and Surrounding Zoning & Land Uses 
15. Zoning for most surrounding lands is also R-II (Medium Density Single Family). There are

two (2) nearby residential Planned Unit Developments (PUD’s); the Rosewind PUD and the
EcoVillage PUD.  With lot sizes and residential uses that meet minimum R-II standards, 
PAV’s is consistent and compatible with the adjacent zoning designation, the 2 PUD
overlays, nearby residential development and anticipated Comprehensive Plan land uses.

Parking Requirements - On-site and On-street  
16. Based on the application submittal date, two (2) on-site parking spaces are required for

each new single-family dwelling.  With a single or two car standard garage setback of
20,’as many as 2 to 4 on-site parking spots per residence may be created.  Under City code
in effect at the time of PAV’s submittal, each Accessory Dwelling Unit (ADU) generates a
need for one (1) additional on-site parking space.

Landscaping and Tree Conservation – PTMC 19.06 
17. All preliminary plat applications require the concurrent submittal, review and approval of

a preliminary Tree Conservation Plan (TCP).  Each preliminary TCP must be designed
consistent with the city’s Tree Conservation code 4  A TCP was submitted for this project
showing existing trees and those planned for removal (Ex. B).  Tree standards for an R-II
zone subdivision are 40 tree units per 40,000 square feet of area.5  Projects can achieve
their required tree standard either by retaining on-site trees or by planting new trees.

3  Ord. 3306 was adopted March 27, 2023 to increase residential building capacity. One technique for achieving 
this goal includes the reduction of residential zone side yard setbacks. PAV’s Applicant may elect to vest to the 
setback standards of Ord. 3306 by requesting to do so in writing. Alternatively, the Applicant may choose to 
remain vested under the prior standard(s).  Whichever code the Applicant chooses to vest to must be continuously 
applied to all lots within the Plat/Plat Alteration.     
4 PTMC 19.06 
5 PTMC 19.06.120.D (1)   

Commented [EB1]: Suggest adding “In the intervening 
time between vesting a plat application and the public 
hearing continuation, the City enacted several ordinances 
affecting setbacks through ordinance 3323. Consequently, 
ADU’s may have a 5-foot rear and side yard setback 
minimum with no door or garage door facing the rear or side 
property line respectively.” Port Townsend does not feature a 
waiver of vesting code for this preliminary plat application; 
however, it’s important to note that these relaxed setbacks 
for ADU’s will be allowed should the plat be approved. (in 
other words, the building envelopes shown on the plat may 
be superseded by future zoning code.  



Based on the lot sizes proposed, a minimum of 118 tree unit credits is normally required 
for the Pods TCP. 

18. PAV’s submittal (Ex. B) seeks approval of an Alternative TCP “to maintain and enhance
existing prairie landscape…”  The city’s Tree Conservation code recognizes that some
properties and their uses may conflict with the planting of dense tree stands.  These may
involve areas of town that historically have had few trees or are dependent upon open
space and solar access.  In these circumstances, an Alternative TCP that deviates from the
code’s strict retention and/or replanting standards may be proposed.6

19. It is unclear how forested the PAV site was at the time of pre-European contact; however,
it now has a scattered mix of prairie grass, native brush and several  mature trees and
native brush.  The preliminary TCP includes areas of restored “dry upland prairie” and five
(5) newly planted ROW trees (Doug Fir). 

20. The Hearing Examiner, upon recommendation of the PCD Director, may approve use of an
Alternative TCP upon showing to her/his satisfaction that:7

a. Due to the physical characteristics of the site, or those of contiguous
properties, and/or due to the design goals of a particular development (including
but not limited to preserving solar access or maintaining the character of open
grassland areas), strict adherence to the tree conservation standards set forth in
subsections A, B, D through G of this section would be inappropriate or
unnecessary to achieve the purposes of this title or would be unreasonably
burdensome upon the applicant;

b. The alternative plan is consistent with the purposes of this chapter expressed in
PTMC 19.06.010; and,

c. Alternative plans must provide environmental, recreational, agricultural, and/or
aesthetic benefits that are equal or greater to the tree retention standards
contained in the tables in this section. 

21. Staff recommends the Hearing Examiner find the Alternative TCP satisfies the code
provisions referenced in Findings of Fact (FOF) #20, above, and can be approved subject
to conditions.  The Alternative TCP aids in applicant’s prairie restoration goals for the
development.  Furthermore, it, is consistent with the purposes of tree conservation set
out in PTMC 19.06.010 in providing environmental and aesthetic benefits equal to or
greater than strict adherence to prescriptive tree standards.  In reviewing this Alternative
TCP, staff recommends that a minimum of one (1) tree unit credit (t.u.c.) be planted or 

6 PTMC 19.06. 
7 PTMC 19.06.120 
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retained on each lot that is <6,000 sf in size and two (2) t.u.c. be retained or planted on each lot 
that is >6,000 sf in size as part of the building permit review process.  An exception to the 
Plat’s TCP requirements is warranted for Lot C5 as it is already developed.  Future uses of Lot C5 
will remain subject to the city’s Tree Conservation or other landscaping requirements in effect at 
the time a development permit is sought.  As proposed, the Applicant shall propose a covenant for 
review and approval by city PCD staff which identifies those trees on the individual lots that are 
being retained in perpetuity.  Once language for the covenant is approved by the city, the terms 
will be executed during recording of the Final Plat.  Language that allows for removal of a retained 
tree in cases of disease, dying or hazardous circumstances are acceptable within the covenant but 
replanting is also required.  As a condition of Final Plat approval, a note will be placed on the 
face of the Plat map stating a TCP is in place for the development and tree planting may 
be required with future development.   

Project Specifics for: 
Homes and other structures 
22. Dwelling units at PAV will vary in size depending on resulting lot area, building envelope

allowance and owner decisions.  Home construction standards will be subject to a set of
private Covenants, Conditions and Restrictions (CC&R’s) governed by a Homeowners
Association (HOA).  HOA obligations, or equivalent organization acceptable to the City, is
necessary for long-term maintenance of all shared improvements (except as noted below)
with trails and stormwater facilities, and on-street vegetation.

Streets 
23. Interior access to PAV lots is provided via a combination of new and existing public roads 

and 1 private driveway in the 33rd St. ROW.   Primary access to most lots will be from a re-
aligned Landes St. right of way (ROW), between 35th St. and Woodland Ave.  Here, the
Applicant proposes a road section that combines various details from the city’s 
Engineering Design Standards (EDS)(Ex. C).  Its design provides on-street parking and 6’
wide concrete sidewalk alternating on opposite street sides with a pedestrian crossing at
Landes and 33rd Sts.  In general, these road sections are acceptable to Public Works staff
with the exceptions and conditions noted below. 

24. Public Works staff found the proposal is consistent with the planned housing density for
the area.  Anticipated traffic volumes are not expected to adversely impact adopted Levels
of Service (LOS) on connecting public facilities.  With only 17 lots, PAV falls below the 
threshold which requires a Traffic Impact Analysis (TIA).  Roads will be built to acceptable
Public Works standards and, subject to conditions, anticipated non-motorized connections
are made.



25. Final street parking locations will be determined as part of the subsequent Street and
Utility Development Permit (SDP) process.  Staff discussed with the Applicant and
recommended maintaining flexibility with driveway placement to allow occasional parking
on either side of the street for traffic calming.  Engineered raingardens are proposed at
PAV for street runoff stormwater along Landes St.

Water (including fire hydrants) and Sewer 
26. Water service to the PAV subdivision will be provided via new public and private

improvements.  New public water mains will be installed south of 35rd St. in the newly 
aligned Landes St. and eastward in 33rd St. to connect with an existing main in the Kuhn St.
ROW.  Final water system improvements and design will be determined by Public Works
staff during review of the subsequent Street and Utility Development permit (SDP) review.
Private service connections and side service lines leading to a meter box will be identified
and installed as part of the SDP process.  Fire flow is available adjacent to the site via water
main extensions within the site.  Fire hydrants will be installed in accordance with the City’s
EDS.

27. Sanitary sewer service can be provided to PAV via low-pressure improvements in Landes 
and 33rd Sts.  Individual lots will be connected to a 4” force main via individual on-site 
pumps.  The city has agreed to assume responsibility for the force main but all other
sewer-related improvements are an ongoing responsibility of the individual lot owner(s)
or the HOA.  Any public ROW used for private utilities may be required to acknowledge 
responsibility for their ongoing maintenance.  Final design and responsibilities for the low
pressure sewer infrastructure will be determined as part of the subsequent SDP process 
and shown on the final Plat. 

Stormwater drainage facilities. 
28. The submittal includes a preliminary engineered drainage plan and report (Ex. D).  The

design includes rain gardens in ROW to address stormwater flows.  Rain gardens have also
been conceptually sized for each individual lot based on allowable lot coverage.

29. Public Works staff have reviewed Ex. C and indicate it is acceptable for continuing with the 
Preliminary Plat/Plat Alteration process.

Comprehensive Plan Analysis 
30. Proposals like PAV are clearly contemplated and encouraged by the City’s Comprehensive

Plan. Overall, the chief basis for housing policies contained in these local plans originates
from Goal #4 of the Growth Management Act (GMA) itself, which states:



“Encourage the availability of affordable housing to all economic segments of the 
population of this state; promote a variety of residential densities and housing 
types; and encourage preservation of existing housing.” 

31. The 1996 Comprehensive Plan contains numerous references on the need for more and
varied housing types, including specific Goals and Policies on how to achieve it. A selection
of those most applicable to this proposal, along with other Goals and Policies not directly 
related to housing (including references from the Non-Motorized Plan) are below:

Residential Lands: 
Goal 7: To accommodate the population growth objectives for the City of Port Townsend 
and to further the objectives of the Housing Element of this Plan. 

Policy 7.1: Assure a wide range of housing opportunities throughout the 
entire community, while preserving and creating distinct residential 
neighborhoods. 
Policy 7.16: Ensure that each neighborhood is provided with adequate open 
space, natural buffers, and public recreational facilities.   

Goal 9: To accommodate the population growth objectives for the City of Port Townsend 
and to further the objectives of the Housing Element of this Plan. 

Housing Types 
Goal 4:  To promote a variety of housing choices to meet the needs of Port Townsend 
residents and to preserve and encourage socio-economic diversity. 

Transportation 
Goal 1:  To promote a balanced, affordable, reliable, convenient and efficient 
transportation system which supports the Land Use Element and Community Direction 
Statement of the Port Townsend Comprehensive Plan. 

Goal 4:  To develop a fully integrated local street system which accommodates various 
transportation modes depending upon individual neighborhood characteristics. 

Policy 4.3:  Encourage the use of "narrow streets" to help retain the City's small 
town atmosphere and to minimize the amount of paved area to reduce 
construction costs, storm water runoff and heat buildup. The level of service for 
collectors, local access roads or residential streets should reflect a balance 
between safety, efficiency, and the maintenance of small town character. 
Policy 4.8:  Encourage applicants for new subdivisions … to build streets on a grid 
or a modified grid pattern.  



Goal 5:  To create a safe and convenient environment for walking and bicycling through 
the construction of pedestrian and bicycle facilities which are integrated with roads and 
other transportation facilities. 

Policy 5.3: Provide pedestrians and bicyclists with a system of facilities, 
incentives, and services that fully support trip-making connections between 
residential areas, employment centers, shopping, recreational facilities, schools, 
public transit and other public services within the City.  The City should develop a 
safe and convenient environment for walking and bicycling by: 

a. Physically separating pedestrian and vehicle (including bicycles)
traffic: 

Policy 5.5: Walkways and bikeways should be required where appropriate in 
… subdivision and plat approvals. 

Non-Motorized Transportation Plan 
NMTP Policy 1.2: Require that public walkways and bikeways be located within 
dedicated public easements or rights-of-way. 
NMTP Policy 1.4: Where appropriate to mitigate the impacts of a development, 
require development to dedicate easements and/or construct portions of the 
Non-Motorized System which may include: neighborhood connectors, the Multi-
Use Trail, shortcuts, sidewalks or pathways. 
NMTP Policy 1.7: Require pedestrian and bicycle friendly design features to be 
incorporated into development so as to minimize the potential for pedestrian and 
vehicle conflicts. 
NMTP Policy 1.13: Where required, pedestrian and bicycle access to and through 
new subdivisions and Planned Unit Developments (PUDs) should be aligned in 
directions where future non-motorized connections are likely to occur. 

Analysis of PTMC 18.16.050, Preliminary Plat Approval Criteria 
32. Hearing Examiner approval is required to subdivide or alter any property into nine or

more parcels, lots, tracts or sites (i.e., a preliminary Plat/Plat alteration).8  The City’s
adopted criteria for preliminary plat approval are quoted in FOF #29 thru #34, below.
Each approval criteria are quoted (in italics) and followed by a staff response.

33. PTMC 18.16.060A (1) –The proposed subdivision conforms to all applicable city, state and
federal zoning, land use, environmental and health regulations and plans, including, but
not limited to, the following:

a. Port Townsend comprehensive plan;
b. Port Townsend zoning code;

8 PTMC 18.16. 



c. Engineering design standards;
d. Critical Areas Ordinance (Chapter 19.05 PTMC);

Conformance with Adopted Plans and Regulations. As the preceding Findings 
demonstrate, the proposed preliminary Plat/Plat Alteration conforms with, and is clearly 
contemplated by, the City’s Comprehensive Plan and zoning code.  

Preliminary utility and stormwater plans were submitted with the preliminary Plat/Plat 
Alteration. These preliminary plans have been reviewed by City staff and, subject to 
approval conditions, will comply with the City’s Engineering Design Standards (EDS) except 
where granted a city-initiated waiver.    

34. PTMC 18.16.060A (2) - Utilities and other public services necessary to serve the needs of
the proposed subdivision shall be made available, including open spaces, drainage ways,
streets, alleys, other public ways, potable water, transit facilities, sanitary sewers, parks,
playgrounds, schools, sidewalks and other improvements that assure safe walking
conditions for students who walk to and from school; 

Adequacy of Infrastructure and Utilities.  Per the preceding Findings, utilities and other
necessary public services are generally available, or can be reasonably made available
through conditions, to serve the needs of the proposed Plat/Plat Vacation.  Walkways will
be provided to enhance safe walking conditions to school, the closest of which is roughly
¼ mile to the north.

35. PTMC 18.16.060A (3) - Conservation of existing trees, and/or the planting of new trees,
shall be provided consistent with Chapter 19.06 PTMC, Article III, Standards for Tree
Conservation; 

Tree Conservation.  Per FOF #13 to #17, above, the applicant’s Alternative Tree
Conservation Plan (TCP) (Ex. B) is acceptable subject to conditions.  The Alternative TCP
meets the required showings for approval set out in PTMC 19.06.120C(2).; however, staff
recommends a minimum number of tree unit credits be retained or planted on each lot
depending on lot size as part of the building permit process.  During Final Plat approval, a
note on the face of the recorded Plat map will advise potential purchasers a TCP is in
place for the development and the preservation and/or planting of trees may be required
for future development.  Given the above, this criterion is satisfied.

36. PTMC 18.16.060A (4) –The probable significant adverse environmental impacts of the
proposed subdivision, together with any practical means of mitigating adverse impacts,
have been considered such that the proposal will not have an unacceptable adverse effect
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upon the quality of the environment, in accordance with Chapter 19.04 PTMC and Chapter 
43.21C RCW; 

SEPA Review:  The project is exempt from review under the State Environment Policy Act 
(SEPA). This criterion is satisfied. 

37. PTMC 18.16.060A (5) - Approving the proposed subdivision will serve the public use and
interest and adequate provision shall be made for the public health, safety, and general
welfare. 

Public Interest. Subject to conditions, the proposal serves the public use and interest by
increasing the quality and availability of Port Townsend housing.  PAV will create 17 new
residential lots for housing. The lots and other site amenities within the Plat/Plat
Alteration have been thoughtfully designed and arranged. An appropriate level of public 
services and utilities will be made available to the new lots prior to the time of final
Plat/Plat Alteration recording. Conditions to ensure the private maintenance of certain
facilities such as landscaping, buffer areas, non-hard-surfaced pathways and stormwater
infrastructure have been addressed. Therefore, this criterion is satisfied.

38. PTMC 18.16.060 (B):  Notwithstanding approval criteria set forth in subsection A, in
accordance with RCW 58.17.120, as now adopted and hereafter amended, a proposed
subdivision may be denied because of flood, inundation or swamp conditions. Where any
portion of the proposed subdivision lies within both a flood control zone, as specified by
Chapter 19.05 PTMC and Chapter 86.16 RCW, and either the one percent flood hazard
area or the regulatory floodway, the city shall not approve the preliminary plat unless it
imposes a condition requiring the applicant to comply with Chapter 19.05 PTMC and any
written recommendations of the Washington Department of Ecology. In such cases, no
development permit associated with the proposed subdivision shall be issued by the city
until flood control problems have been resolved.

Flooding. The FEMA Flood Insurance Rate Map (Panel 53031CO068C, dated 6/7/2019) 
indicates the subject property is not within the Special Flood Hazard Area.  Therefore, this 
criterion is satisfied.

Analysis of PTMC 20.01.235, Type III Review Approval Criteria: 
39. PTMC 20.01.235D (1):  The development is consistent with the Port Townsend

Comprehensive Plan and meets the requirements and intent of the Port Townsend
Municipal Code;
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As previously discussed, the project as conditioned is consistent with the Comprehensive 
Plan and with the Port Townsend Municipal Code (PTMC). 

40. PTMC 20.01.235D (2):  The development is not detrimental to the public health, safety and
welfare; 

As discussed above, the project as conditioned will not be detrimental to the public 
health, safety or welfare. 

41. PTMC 20.01.235D (3):  The development adequately mitigates impacts identified under
Chapters 19.04 (SEPA) and 19.05 (Environmentally Sensitive Areas) PTMC; 

The project is categorially exempt from review under SEPA and there are no known
Critical Areas on the site.

42. PTMC 20.01.235D (4):  For subdivision applications, findings and conclusions shall be
issued in conformance with PTMC Title 18 and RCW 58.17.110; 

FOF #32 thru #38, above, demonstrate PAV conformance with the City’s subdivision code
(PTMC Title 18).  The project also conforms to the applicable provisions of State
subdivision law (RCW 58.17), including RCW 58.17.110 which requires appropriate
provisions be made be made regarding the proposed subdivision.

City Required Permits 
1. Type III review and approval for the preliminary Plat/Plat Alteration;
2. Street and Utility Development permit, including (where applicable);

Clearing, Grading and Erosion Control;
Street Parking Plan Review and Approval; 
Street Lighting Plan Review and Approval; and, 
Non-Motorized Transportation Plan Review and Approval; 

3. Final Landscaping Plan and Tree Conservation Plan Review and Approval.

Once the above city approvals have been obtained: 
4. Type IV Final Plat/ Plat Alteration approval; and,
5. Individual Building Permits for each lot with associated Street and Utility Development

Permits for utility connections to each.

Conclusions 
1. The proposed residential Plat/Plat Alteration is a permitted use within the underlying R-II



zone, subject to a Type III review and approval. 

2. The project is categorically exempt from review under the State Environment Policy Act
(SEPA) as is proposing fewer than 20 lots and/or dwelling units.

3. Pursuant to PTMC 18.16, RCW 58.17.110, and RCW 58.17.215 and as conditioned below,
the proposed development includes appropriate provisions for the public health, safety 
and general welfare.

4. The Plat/Plat Alteration will not be materially detrimental to uses or property in the
immediate vicinity of the subject parcel. The project involves residential development
within an area designated for such.

5. As conditioned, Pods at the Vineyard has merit and value for the community as a whole.
It develops residential lands at a density and arrangement anticipated by the
Comprehensive Plan.  Development impacts are addressed by existing development
standards in effect  and the conditions of approval outlined below.

6. Pods at the Vineyard is consistent with the goals and policies of the 1996 Port Townsend 
Comprehensive Plan as well as all applicable criteria and standards of the Port Townsend
Municipal Code.

STAFF RECOMMENDATION 
Based on the foregoing Findings of Fact and Conclusions and the following recommended 
conditions, staff recommends approval of the Pods at the Vineyard Plat/ Plat Alteration permit, 
Application No. LUP22-019. 

RECOMMENDED CONDITIONS 
GENERAL 
1. Development shall be carried out in substantial conformance with the revised preliminary

Plat/Plat Alteration site plans and Stormwater Report (Ex. A - D), including the preliminary
Tree Conservation and Landscaping Plan (Ex. B), except where modified by these
conditions of approval or by the subsequent Street and Utility Development permit (SDP).
The Plat Alteration portion of this approval includes the lots and rights-of-way shown on
the preliminary plat map unless superseded by Condition No. 2, below.

2. As part of the Plat Alteration, the east ½ of Landes St. ROW lying south of 33rd St.,
together with the east ½ of Landes St. lying between the centerline of 33rd St. and the 
south line of 33rd St., does not automatically attach to the PAV site by law.  Unless the



abutting owner to these portions of platted Landes St. agrees in writing to transferring all 
of the subject Landes St. ROW to the PAV site, this portion of the proposed vacation area 
must be removed from the Plat Alteration request and the Final Plat/Plat Alteration map.  
If the abutting owner is willing to allow PAV to acquire all of platted Landes St., the 
transfer procedures  must be done in a manner acceptable to the city attorney.   

3. The subsequent SDP will determine which portions of the installed sewer infrastructure 
must be maintained by the individual lot owners and/or the Homeowners Association
(HOA) and which portions will have maintenance assumed by the city.   Any private 
maintenance obligation shall be placed into a set of Covenants, Conditions and Restriction
(CCR’s) and the documents establishing the HOA.

4. As with the sewer infrastructure at PAV, the resulting HOA is responsible for maintenance 
of all stormwater rain gardens installed within street rights-of-way per the approved SDP.
Individual lot owners are responsible for the rain garden(s) on their respective home sites.
All sidewalks within the project, the abutting lot owners are responsible for cleaning of
the non-motorized improvements per PTMC 12.12.030. 

5. The Applicant’s request for a slightly modified city road standard with sidewalk,
landscaping and on-street parking on alternating sides of the new 50 ft. wide rights of way 
is approved in concept as shown on the submitted plans (Ex. C).  Final locations for
sidewalks, plantings and on-street parking will be determined as part of the subsequent
SDP process.  Staff will work with the Applicant to maintain flexibility with driveway 
placement to facilitate these improvements.

6. Final Plat/Plat Alteration approval shall be presented by the Applicant as required by city
code and shall indicate the precise location of all required dedications and easements per 
these conditions of approval.  Interior streets, sidewalks and trails within public ROW or
public easements shall be open to the public and signed accordingly at all times.  All
required infrastructure improvements as set forth in these conditions and the subsequent
SDP must be installed or bonded for prior to final Plat/Plat Alteration approval.

7. The Applicant shall have applied for final Plat/Plat Alteration approval within five (5) years
of date preliminary approval.9

9 RCW 58.17.140(3)(a) 



PRIOR TO ISSUANCE OF BUILDING PERMITS 
8. The Applicant shall apply for and receive final Plat/Plat Alteration approval prior to the

issuance of any new building permits.  To receive final Plat/Plat Alteration approval, all
required improvements set forth in the subsequent Street and Utility Development permit
(e.g., street, driveway and utility improvements) and per an approved Final Landscaping
Plan must be installed (with conveyance and acceptance by the City as applicable) or
bonded for.  The amount of the performance security for any bonded items shall be based
upon the current cost estimate of all materials and construction costs, including 
applicable tax.  The performance security shall consist of a performance bond in a form
acceptable to the City Attorney and in an amount acceptable to the Director and
consistent with city code.  Cash deposited in an escrow account may also be accepted by
the city.  All required landscaping plantings shall be installed within six months of
approving the performance security unless a longer time period is agreed to by the PCD
Director.

OTHER LANDSCAPING-RELATED CONDITIONS 
9. Prior to issuance of a Street and Utility Development permit (SDP) for the project, the

applicant shall prepare and submit a Final Landscaping and Tree Conservation Plan (TCP)
for review and approval by the PCD Director.  The submitted Final Landscaping and TCP
must be prepared with sufficient detail on specific plant species, sizes, spacing and
quantities to allow for adequate review by PCD.  It must also include a proposed irrigation
plan that will be installed as part of the installation, a table of tree unit credits (t.u.c.)
assigned to each lot and details on tree protection measures to be used.  The submitted
plan must be prepared using a scale capable of being read without magnification of either
the plan text or planting area illustrations.  The Final TCP must include a commitment to
planting or retaining at least one (1) tree unit credit (t.u.c.) per residential lot that is
<6,000 sf in size.  Two (2) t.u.c. are required per residential lot >6,000 sf in size with the
exception of Lot C5 which is exempt from the approved tree conservation requirements of
the plat as is the lot is already developed. Future uses of Lot C5 remain subject to the
city’s Tree Conservation or other landscaping requirements in effect at the time a
development permit is sought.   As proposed by the Applicant, they shall propose a
covenant for review and approval by city PCD staff which identifies those trees on
individual lots that will be retained in perpetuity.  Once language for the covenant is 
approved by the city, the terms will be executed during recording of the Final Plat in a
manner acceptable to the city.  Language allowing for removal of a retained tree in cases 
of disease, dying or hazardous circumstances are acceptable within the covenant but 
replanting is also required.   A notation on the face of the final Plat/Plat Alteration map as
required by PTMC 19.06 will provide future purchasers with reference to the resulting TCP 
requirements. 



10. All required landscaping in street ROW’s shall be continually maintained in a healthy
growing condition by the Homeowner Association (HOA).  Dead or dying trees, shrubs or
groundcover shall be replaced immediately, and the planting areas shall be routinely
maintained.  Revisions to the approved Landscaping Plan may also be required if the
Director determines that the installed landscaping has failed to perform as designed.

11. For landscaping approved within the adjoining street rights-of-way including the in-street
rain gardens, the Applicant shall provide a 3-year financial guarantee for their
survivability.  Trees or other approved plantings that die or become diseased within the
guarantee period shall be replaced and shall initiate a subsequent 3-year period starting 
on the date of replacement.

PRIOR TO ROADWAY, PATHWAY AND INFRASTRUCTION CONSTRUCTION 
12. To ensure compliance with City Engineering Design Standards, together with the public 

and private street and utility installations required by this decision, the following plans
must be prepared, incorporated into and submitted with a completed application for a
Street and Utility Development Permit (SDP). These plans shall be in substantial in
conformance with the preliminary drawings submitted as part of the application (Ex. C)
except where modified by these approval conditions.  These plans must be reviewed and
approved by City engineering staff, and constructed or bonded for by the Applicant  prior
to final approval of any development phase.

a. Engineered plans for the public streets serving this project including but not limited to the 
location of all driveways, turn around areas, sidewalks , and drainage facilities; 

b. Engineered plans for water service and sewer service for the project including
provisions for fire hydrant(s);

c. A final engineered stormwater drainage plan and report including construction
drawings complying with the requirements of the Puget Sound Stormwater
Management Manual and the Port Townsend Engineering Design standards must be
submitted to PCD and approved by Public Works staff prior to issuance of any building
permits.  Said plan and report shall include detailed operation and maintenance (O &
M) provisions for the completed facilities which will become a responsibility of the PAV 
HOA to ensure.   Once approved by City engineering staff, the O&M provisions must be
formatted by the applicant (or their engineer) in a manner which facilitates their
incorporation into the required HOA documents and CC&R’s.

d. A final engineered non-motorized trail plan meeting all applicable requirements of
City-adopted plans (Non-Motorized Transportation and the EDS) and the plans
approved by this decision. 

e.Any Street lighting shall be dark sky compliant and minimized in conformance with the
City's Street lighting policy (Ordinance 3271).



CONDITIONS RELATED TO THE PLAT/PLAT ALTERATION 
13. The Applicant shall provide a mylar or other city-accepted reproduction of the Plat/Plat

Alteration to PCD for review and approval (5 paper copies and one electronic .pdf version)
as part of the final Plat/Plat Alteration approval process.  Said mylar shall contain the
acknowledged signatures of all parties having an ownership interest in the subject
property as evidenced by an A.L.T.A.  plat certificate prepared by a local title company.
Said plat certificate, or any update provided, shall be less than 30 days old.  The approved
Plat/Plat Alteration shall not become effective until the mylars required for recording
have been filed with the Jefferson County Auditor.  While the City will assist in recording 
the Plat/Plat Alteration mylar, the Applicant is responsible for all fees associated with
recording.  All property taxes due and owing on the subject property must be paid in full
prior to obtaining the signature of the Jefferson County Treasurer.

OTHER/ONGOING CONDITIONS 
14. Future occupancy of any units shall be subject to all applicable provisions of the Port

Townsend Municipal Code (PTMC), including zoning, subdivision and the Engineering
Design Standards.

15. If the Applicant proposes to add any development signage, it may be necessary to obtain 
a sign permit.  Please contact the PCD Department for signage requirements prior to
ordering, fabricating or installing any signs.

Appeal to Superior Court  
Pursuant to PTMC Chapter 20.01, Article V, Hearing Examiner decisions may be appealed by 
parties of record to Superior Court under the Land Use Petition Act of Washington (RCW 
36.70C).  Such appeal must be filed with the Jefferson County Superior Court within 21 calendar 
days after the date of the decision. 

Exhibits 
Exhibit A – Preliminary Plat application with cover letter, rain garden and prairie habitat source 

material, and revised Plat/Plat Alteration map 
Exhibit B – Site Plan, Shts. 1-4, including Tree Conservation and Landscaping, subject property 

deeds, topographic survey map 
Exhibit C - Revised Preliminary Civil Plans, dated Jan. 17, 2024 
Exhibit D – Revised Stormwater Plan and Report, dated Jan. 17, 2024 
Exhibit E –Notice of Application, dated May 4, 2023 
Exhibit F –Public Comments   
Exhibit G - Applicant’s Response to Public Comment, dated June 13, 2023.  



Exhibit H - Notice of Public Hearing, dated August 17, 2023.  
Exhibit I - Notice of Continued Public Hearing, dated April 17, 2024.  

DOCUMENTS/REFERENCES: 
City of Port Townsend Comprehensive Plan (1996) 
City of Port Townsend Zoning Ordinance - Title 17 (amended April, 1997) 
City of Port Townsend Engineering Design Standards (1997) 
City of Port Townsend Critical Areas Ordinance – Chapter 19.05 
City of Port Townsend Tree Conservation Ordinance – Chapter 19.06 



City0f po ft /�-­
Townsend 

250 Madison Street, Suite 3 I Port Townsend, WA 98368 I 360.379.5095 I www.cityofpt.us 

DEVELOPMENT 

SERVICES 
PRELIMINARY LONG PLAT APPLICATION 

Property address or general location (cross-streetsl_: AID3 c;ry ELoCKS" L--ocA n?.O /3-£7Wc""EIJ $2 
A-ND 35"f-� ST ND Is �G- - "to �v/1�

Existing Legal Description{s) {or Tax#): Parcel Number: 997 fDO MI 

Addition: H L. fl BRAL<; 2/JD, 
10/ 

. Block(s):_£-TI_7,.,..., _8�---,8-;-,-,-0+-/·
Lot(s): _____________________ 6_�_3

Please describe (attach additional pages if necessary): 

Office Use Only 
Permit 
# _____ _ 
Associated Permits: 

THE Ptcof OSA-l I� -n /2-E-f'tAT THESE 5 /sL.cJGk� to 
C,R-fA.rG A /,A..J/Dt;/4<. ,e,o.c.v

., 
Fof< LA/\JDE-5 ST (50' IAIST�AD tJP .2ttJ 

Af0 6 PP-u v I oe <3l--f GH r L-Y l-Af!.b€ R. L-ors- 77-1 Ar A!2e sv1T4� t.E 
pure A f-h)u)e + Aou.

Property Owner: 
Name: )} ,t-\/o S CA-f I T fH._,U 0 

Address: ? & . & I( CJ t :;-t:/' 
City!SUZip: >A-tv ,f'-9 r-c Ai M '81- � () 
Phone: �o 5" - t, & 0 - i' � l<,, b 
Email: c::<.h,otta.-n.-d. @ da.vos. us 

Contact/Representative (if different): 
Name: ]EBBA P1tJ AR.(fl( 7FCTl,ie£ fc

Address: 72 7 r/tt(U!<. Sr. 
City/St/Zip: PtJl<TTOtvt/ScN[} tVA C/83£8 
Phone: 3 6 D - 3 7'1 - g O 'l 0 
Email: r,cha.r� @fe,rc;... Dia -arch, c.

J 

Have any known wetlands or their buffers been identified on the property? }(No D Yes 
If yes, attach wetland report. 
Are there any steep slopes (greater than 15%) on the property? J4, No D Yes 
If yes, attach geotechnical report. 

Does the applicant, or anyone connected with the applicant or the development {any person, family 
member, firm, corporation), have an interest by reason of ownership, contract for purch e by 
agreement or option in any land within 200 feet of any portion of the subject property? No D Yes 
If yes, describe: 

I verify the property affected by this application is the exclusive ownership of the applicant(s), or that I have 
submitted the application with the written consent of all owners of the affected property. 
Print Name: V ( L.-C....A N t> C '-1,, C.

Date: /4w.4 2 MZ!Z-=:

See attache for details on plan submittal requirements and cost. 

12.20 
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3.2.2033 

Steve and Ann Raab grant permission to Davos Capital, LLC and David Holland to include lot 1 to 8 of 

Tibbals 2nd Addition Blk 6 in the Pods at the Vineyard subdivision proposal. 
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WHEN RECORDED RETURN TO:
DA Vos CAPITAL LLC
P. 0. BOX 9150
SANTA FE, NM 87504

Recorded at the request of:
JEFFERSON TITLE COMPANY 
68703 

Jefferson County Excise T� 
Aft# 1 0 6 6 9 4 Date 5la5lbu1 

Tax$ 7
)1 a_�.&) Sale� Ami$ '-\DO,@

By �- �()11,-'A( Deputy Tr�asurer

STATUTORY WARRANTY DEED 

Assessors Tax Parcel ID#997400803 

THE GRAN'l'OR, JOSEPH W. CLOUSE and DARCI J. CLOUSE, husband and

wife 
for and in consideration of TEN DOLLARS AND OTHER VALUABLE CONSIDERATION 

in hand paid, convey and warrant to DAVOS CAPITAL, LLC, A NEW MEXICO LIMITED 
LIABILITY COMP ANY 

the following described real estate, situated in the County of Jefferson, State of Washington: 

Lots 1 and 2, Block 8 in H. L. Tibbals, Jrs., 2nd Addition, as per plat recorded in Volume 1 of Plats, 
page 46, records of Jefferson County, Washington. 

SUBJECT TO: COVENANTS, CONDITIONS, RESTRICTIONS AND/OR EASEMENTS 
UNDER AUDITOR'S FILE NO. 410965. 

DA TED: MAY 17, 2006 

DARCI J. CLOUSE

ff ATS OP WABBI� � i- ...._ 

C001ft'Y OP ,, k 
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WHEN RECORDED RETURN TO: 
DA VOS CA PIT AL, LLC 
P. 0. BOX 9150
SANTA FE, NM 87504

I IIIIII IIIII IIIIIII Ill llllll llll 1111111111 11111 1111 llll :1;s ���
5

t 22A 
Jelfo,son County flvd JEFFERSON TIT\.E CO I SWO lJ OO 

Jefferson County Excise Tepe 
\ Aff # 1 Q 6 6 9 3 Date 5/as {)le

Tax$ 111'&:o Sale:,Amt$ l1000,6QD 
By.S. \\Ji.Evm 'A

r 

Dep�y Treasurer
Ree-0rded at the request of: 
JEFFERSON TITLE COMPANY 
68703 STATUTORY WARRANTY DEED 

Assessors Tax Parcel ID#997400601/701/801 

THE GRANTOR, JOSEPH W. CLOUSE and DARCI J. CLOUSE,husband and 

wife, SARAH E. CLOUSE, PERSONAL REPRESENTATIVE OF THE ESTATE OF 
ROBERT J. CLOUSE and SARAH E. CLOUSE, as her separate estate 

for and in consideration of TEN DOLLARS AND OTHER VALUABLE CONSIDERATION 

in hand paid, convey and warrant to DA VOS CAPITAL, LLC, A NEW MEXICO LIMITED

LIABILITY COMP ANY 

the following described real estate, situated in the C ounty of Jefferson, State of Washington: 
PARCEL A: 
Lots I through 8, Block 6 in H. L. Tibbals, Jrs. 2nd Addition, as per plat recorded in Volume 1 of 
Plats, page 46, records of Jefferson County, Washington. 

PARCELS: 
Lots I through 8, Block 7 in H. L. Tibbals, Jrs. 2nd Addition, as per plat recorded in Volume l of 
Plats, page 46, records of Jefferson County, Washington. 

PARCELC:
Lots 3 through 8, Block 8 in H. L. Tibbals, Jrs. 2nd Addition, as per plat recorded in Volume I of 
Plats, page 46, records of Jefferson County, Washington. 

SUBJECT TO: COVENANTS, CONDITIONS, RESTRICTIONS AND/OR EASEMENTS 
UNDER AUDITOR'S FILE NO. 410965. 

DATED: MAY 17, 2006 

� &i!oG??� 9---
THE ESTATE OF ROBERT J. CLOUSE, 
DECEASED 

= > I ,�\O c, i ,__ = 
sun or WU!Uf"71P)' ;; \��· ...,, ; c:, .:: 
CO!Jll'l'Y OP -fllK J'.,)11=,..., -;:. "' 

....
... PU� / � § � '#If
,. 
.................... •?�� 

on thie 4ay peraonally appeared befoi"� c' -9PN1 llt .-,.,,ttoon:, DMCZ J. CLO'DSZ AllD 8AJtAII z. a.oom: 
to - lalown to be th• indid�-■cd�1M>.,1Wlh� exaeut�• within Ud foN(IOiDg in■t,.,_,,t 
U>4 aclalowle4ge4 that 119/ ■h•� ■ill"ed thii'IJill.''a■ hh/here=r fr•• Ud volw,tary act Ud deell, 

for th• 11■-1 II.D4 P\l"l)OH■ therein aeDtioae4, 

OZVElf Wl4er SI/ han4 an.s official ■ul thi■ /C/r"-nay of _7;....;1..;;l_a"'",:;.,.Y" _____ , £1..c...., .

. / ,I-- ,) 
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When recorded return to: 

Mr. and Mrs. SteH D . Raab 
606 Roo seve lt St 
Po rt Townsend, WA 98368 

Filed for Record al Request of 
Jefferson Tit le Company, Inc. 
Escrow Number: 84063D F 

Statutory Warranty Deed 

THE GRANTOR Davos Capita l, LLC, a New Mexico Limited Liabil ity Company for and in cons1derauon 
of TEN D OLLA RS AND OTHER GOOD AND VALUABLE CONSIDERATION in hand paid, conveys 
and warrants 10 Steven D . Raab, as his separate estate and Ann S. Raab, as her separate estate the following 
described real estate, situated in the County of Jefferson, State of Washington. 

Abbreviated Legal: 1-8, Blk 6, HL Tibbal's 2nd 

Tax Parcel Number(s): 997 400 60 I 

Lots I through 8, Block 6 in H L. Tibbal's Jr., 2nd Addition, as per plat recorded in Volume I of
Plats, page 46, records of Jefferson County, Washington. 

Situate in the Count) of Jefferson, State of Washington. 

Subject to: As f ully described o n Exhibit "A" att a ched hereto and made a part hereof 

Grantees herein reserve a Right of First Refusal to purchase Block 7 in H.L. Tibbal's Jr.
2 °� Addition. 

Dated D ec ember 13, 2017 

Davos Capital LLC 

By: David Holland, Managing Member 

STA TE OF _W_a_ s_h_in_g�to_n _______ _ 
COUNTY OF __________ _ SS: 

I certify that I know or have satisfac tory evidence that -=.D.;.;.a_vic.cd
.,...,.

H�o""l
'c
l a..:.;n..:.d __ .,...,..-,------,-,--::

:----­
---------,--,-�--,-,---,---------:---,- is/are the person(s) who appeared before 
me, and said person(s) acknowledge that __ ,--.

,-_signed this instrument, on oath stated 
is/are authorized to execute the instrument and acknowledge that as the 
Man aging Member o f.:;D ___ a,_v

.:.,
os
:..,

C
,;....

a"-pi ... ta ... l _L_L_ C--,-----,---:---,--,--------
to be the free and voluntary act of such pany(ies) for the uses and purposes mentioned in this instrument 

Dated. 
--------------

Notary Public in and for the State of _\_\/.;._accsh-'-iccng.,_t ... o_n ____ _ 
Residing at _________________ _ 
My appointment expires: ____________ _ 

LPB I 0-05(,-1) 
Page I of2 
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EXHIBIT A 

I. Any claim to (a) ownership of or rights to minerals and similar substances, including but not
limited to ores, metals, coal, lignite, oil, gas, uranium, clay, rock, sand, and gravel located in,
on, or under the Land or produced from the Land, whether such ownership or rights arise by
lease, grant, exception, conveyance, reservation, or otherwise; and (b) any rights, privileges,
immunities, rights of way, and easements associated therewith or appurtenant thereto, whether
or not the interests or rights excepted in (a) or (b) appear in the Public Records.

Jnit� Initial� 
S.D.R.

Initial----4.e 
A.S.R. 

LPB 10-05(1-I) 
Pagt 2 of2 
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fftiese data are provided on 
an "AS-IS" basis, without 
warranty of any type, 
expressed or implied, including 
but not limited to any warranty 
as to th eir performance, 

-�
c:.= 

-�i',: Es,e,w.,jj:f!i'i;!r,�.,...., 
IJ5; fGN:-ap'ditl'ie 

Jefferson County, WA 

merchantability, or fitn ess for 1 :2,257 
an Y pa rti cul a r Purpose, l--.:...._ _______ -:;;Th-,-is_m_a_p

-:::
is-:no:-1

:--:
a-s-.ub:-:s:::tiM:-:e:-f;:-o:-, acc=u:-::ra:-,e:-:fi;:el;:;d-::su-=,v:::ev::::s:-:o:-::,-;:,a':--;1;::oca=1i11Q=. -:ac=,::ua:;-1 or=oo:::::er:::tv:-::,;:::ne::s-::an::d;:a::nv::-a::di.::•a::::cen�lf;;;-ea;:;:,u::;re::s:--. ----------------1

Date: 1/27/2022 
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T hurston County Government 

Prairie Plant Manual 

\ 

A visual guide to the Target Prairie Plants in the 
Critical Areas Ordinance. 

Prepared by Marisa Whisman 
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D ignln your land c p 
to prot ct our tr 
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wetland 

WASHINGTON STATE UNIVERSITY 

• • PIERCE COUNTY EXTENSION 
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LEGAL DESCRIPTIONS: 

THE FOLLOWING DESCRIBED REAL ESTA TE, SITUATED IN THE COUNTY OF 
JEFFERSON, STA TE OF WASHINGTON: 
PARCEL A: 
LOTS 1 THROUGH 8, BLOCK 6 IN H.L. TIBBALS. JRS. 2ND ADD/110N, AS PER 
PLAT RECORDED IN VOLUME 1 OF PLATS, PAGE 46, RECORDS OF JEFFERSON 
COUNTY, WASHINGTON. 
PARCEL B: 
LOTS 1 THROUGH 8, BLOCK 7 IN H.L. TIBBALS. JRS. 2ND ADD/110N, AS PER 
PLAT RECORDED IN VOLUME 1 OF PLATS, PAGE 46, RECORDS OF JEFFERSON 
COUNTY, WASHINGTON. 
PARCEL C: 
LOTS 3 THROUGH 8, BLOCK 8 IN H.L. TIBBALS, JRS. 2ND ADD/110N, AS PER 
PLAT RECORDED IN VOLUME 1 OF PLATS, PAGE 46, RECORDS OF JEFFERSON 
COUNTY, WASHINGTON. 
SUBJECT TO: COVENANTS, COND/110NS, RESTRICTIONS AND/OR EASEMENTS 
UNDER AUDITOR'S FILE NO. 410965. (REF. A.F.N. 511558) 

DUNDEE PLACE 
VOL. 2 PLATS, PG. 52 

FALLEN DOWN WOOD 
BOARD FENCE 

PODS AT THE VINEYARD 

PRELIMINARY PLAT MAP 
IN 

S.E. 1/4, N.E. 1/4, SECTION 3, TOWNSHIP 30 NORTH, RANGE 1 WEST, W.M. 
CITY OF PORT TOWNSEND, JEFFERSON COUNTY, WASHINGTON 

PREPARED FOR 

DAVOS CAPITAL LLC 
P.O. BOX9150 

SANTA FE, NM 87504 

PORT TOWNSEND ECOVILLAGE 
BINDNl SITE PLAN 

VOL. 1 B.S.P., PG. 107-111 

35THSIH:EI 

274.15' 
65.00 79.00' 0 

VICINITY MAP 
NOT TO SCALE 

PODS AT TH£ 
VINEYARD 

t-= 
Vl 

<(r.2�5TTHs-F:'"�i$iI!:!J:� 
w 
::c 
Vl 

EQUIPMENT: 

TRIMBLE S6 Y ROBOTIC TOTAL STATION 
TRIMBLE TSC2 DATA COLLECTOR 

5/8" DIAM. REBAR WITH 
PLASTIC SURVEY CAP 
MARKED "A. WOOD 23911" 
ALSO FND. 1/2" REBAR 
BOTH INSIDE STEEL CASE 

50' 
(ROW) � i - - - - -

7
[ � 

- -
� -SETBACK

�
,._ 7 10'

� I 
� \_LINE I 

I I 
24.3' 

(ROW) 

I PROCEDURES:
I 

1

THIS MAP IS BASED ON A GROUND SURVEY 
UTILIZING CONVENTIONAL TRAVERSE METHODS 
WITH CLOSURES THAT MEET OR EXCEED THE 
STANDARDS CONTAINED IN WAC 332-130-090. 

1/2" DIAM. 
REBAR 

BARB WIRE 
FENCE 

BARB WIRE 
FENCE 

6' TALL CHAIN 
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32NDSTREET 

6' TALL CHAIN 
LINK FENG£ 

w 

APPROVED BY THE CITY OF PORT TOWNSEND: 

DEVELOPMENT SERVICES DEPARTMENT DIRECTOR DATE 

AUDITOR'S CERT/FICA TE 

b 
,---­
/ 
I 

10·1 I 5J I g 
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I I I LOT C3 

I .... g ,.., I 
6,500 so. FT. 

I I 7,900 so. 
FT.

I C'lj 
� I I ...I I p / PROPOSED 10· [ I I 
C"'I I WIDE UTILITY 
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NOTES: 

1) FOR ADJOINING SURVEYS OF RECORD SEE:
BOOK 1 OF B.S.P., PG. 107-111
BOOK 6 OF PLATS, PG. 234-235
BOOK 4 OF SURVEYS, PG. 209
BOOK 15 OF SURVEYS, PG. 189-190
BOOK 36 OF SURVEYS, PG. 481-484 
BOOK 39 OF SURVEYS, PG. 375 
RECORDS OF JEFFERSON COUNTY, WASHINGTON. 

2) FRONT BUILDING ENVELOPE SETBACKS AS
SHOWN ARE 10'. GARAGE SETBACK REQUIRE
20' SETBACKS

,.., o I I 
� � I LOTB6 15

ROSEWftlD PLANNED 
lHT DEVELOPMENT 
VOL. 6 PLATS, PG. 234 Po[ I ;:::; .... 6,515 so. FT. ..., I 
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ROSEWIND WC.
VOL. 6 OF PLATS, PG. 234 

VOL. 39 OF SURVEYS, PG. 375 

6' TALL CHAIN 
LINK FENCE 

BASIS OF BEARINGS: 

AT THE INTERSECTION OF 
100.00· b SAN JUAN A VE. AND TREMONT ST.

274.15' 
5/8" DIAM. REBAR WITH 
PLASTIC SURVEY CAP 
MARKED "A. WOOD 23911" 

33RCISI�, 

212.15' 

7 24.3' 
(ROW) 
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LEGEND: (EXCEPT AS OTHERWISE IND/CA TED) 
------- ... BOUNDARY LINE

___ ... EDGE OF RIGHT OF WAY
_______ ... EDGE OF PROPOSED 

VACATED RIGHT OF WAY 
_ ... PROPOSED 10' WIDE 

UTILITY EASEMENT 
_______ ... BUILDING LINE
_______ ... BUILDING SETBACK LINE
_ _,.__ ___ ..,.__ ... FENCE LINE

0 . ..FND. A 1 /2" DIAM. REBAR 
VOL. 4 OF SURVEYS, PG. 29 (TIED 11/08/11) 

■ .. .FND. A 5/8" DIAM. REBAR WITH PLASTIC
SURVEY CAP MARKED "A. WOOD LS 23911"
SET PER VOL. 6 OF PLATS, PG. 234-235 
(TIED 11/08/11) 

S .. .FOUND CITY OF PORT TOWNSEND STREET 
MONUMENT PER THE UNRECORDED CITY OF 
PORT TOWNSEND STREET MONUMENTATION 
PROGRAM BY E.E. ANDERSON, L.S. 11520. 
(TIED 11/08/11) 

• ... SET 1/2" DIAM. REBAR WITH PLASTIC SURVEY
CAP MARKED "VAN ALLER PLS 35986"
(TO BE SET AT THE END OF THE 

CONSTRUCTION PHASE) 

FND. 2" DIAM. BRASS CAP 
INSIDE STEEL CASE 
AT THE INTERSECTION OF 

WASHINGTON COORDINATE SYSTEM OF 1983, ADJUSTMENT 1991, 
NORTH ZONE, NORTH AMERICAN DATUM (NAD 83/91). 
DETERMINED FROM FIELD MEASUREMENTS TO CITY OF 

SAN JUAN A VE. AND 32ND ST. 

Scale 

0 
1 ,, 

40' 
40'

80' 
PORT TOWNSEND GEODETIC CONTROL POINTS #0010311, 
#0010350 AND #0010351. 
SEE VOL. 19 OF SURVEYS, PAGES 61-70 FOR FURTHER 
INFORMATION REGARDING GEODETIC CONTROL POINTS. 

SURVEYOR'S CERT/FICA TE 

-40'

DISTANCES SHOWN HEREON ARE GROUND DISTANCES 

l.u 

120' 

FILED FOR RECORD AT THE REQUEST OF DAVOS CAPITAL LLC, THIS ____ DAY I, BRIAN L. VAN ALLER, REGISTERED AS A LAND SURVEYOR BY THE 
STA TE OF WASHINGTON, CERTIFY THAT THIS LAND SUBDIVISION IS BASED 
ON AN ACTUAL SURVEY OF THE LAND DESCRIBED HEREIN CONDUCTED BY 
ME OR UNDER MY SUPERVISION; AND DECLARE THAT THE DISTANCES, 
COURSES AND ANGLES ARE SHOWN HEREON CORRECTLY; AND THAT 

S.R.A. FILING DA TA 

SECTION INDEX 

OF ______ � 2023, AT ___ MINUTES PAST __ O"CLOCK _ ____.M., 

AND RECORDED IN BOOK ____ OF PLATS, AT PAGE --� UNDER 

AUDITOR'S FILE NUMBER ------� RECORDS OF JEFFERSON COUNTY, 
WASHINGTON. 

DEPUTY COUNTY AUDITOR 

ALL REQUIRED STAKES AND MONUMENTS HA VE BEEN PLACED ON THE 
GROUND AS DEPICTED ON THIS PLAT. 

BRIAN L. VAN ALLER LS 35986 DA TE 
SHEET 1 OF 2 

JOB NO: 00551 

T 30 N, R 1 W, W. M. 

VlnAltr&ne,tv 
P.O. Box 757 o Carlsborg, WA. o 98324 

PHONE: (360) 683-3438 FAX: (360) 683-3241 
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NORTH

TREE CONSERVATION AND LANDSCAPE PLAN:
TO MAINTAIN AND ENHANCE EXISTING PRAIRIE LANSDCAPE
AN ALTERNATIVE TREE CONSERVATION PLAN, PER PTMC
19.06.120 SECTION C, IS PROPOSED:
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PODS AT THE VINEYARD
MARCH 1, 2022

SHEET A5

PRELIMINARY LANDSCAPE GUIDELINES:

1. Upland Dry Camas Prairie:

For the most part, this landscaping strategy will be located within rights-of-way where the ground will be disturbed
by road and walkway construction.

a. Remove and discard/compost non-native plants and grasses
b. Preserve and stockpile existing topsoil
c. After installation of roadways, walkways, and drainage swales, spread the stockpiled prairie topsoil in the

remaining right-of-way areas.
d. Plant the prairie topsoil as a restored dry upland prairie, using the Greenpod Phased Development Plant

Assessment, prepared by Olympic Wetland Resources, LLC, as a resource.

All plant species chosen for the prairie are found in our local native prairie or on the Quimper Peninsula.  Initial
planting within the prairie should be completed once all roadways and swales are established, soils mounded in
garden beds, and invasive species are removed. Roemer's fescue is the main foundation of the prairie and should be
the dominant species with the other flowering species planted around this clump grass.

Scientific Name Common Name Kah Tai Prairie Type deer Resistant
Camassia leichtlinii Great camas Herb
Camassia quamash Common camas KTP Herb
Cerastrium arvense Field chickweed KTP Herb
Erigeron speciosus Showy fleabane KTP Herb
Festuca roemeri  Roemer's fescue KTP Herb R
Lomatium nudicaule Pestle parsnip KTP Herb R
Lomatium utriculatum Desert parsley KTP Herb R
Solidago canadensis Canada goldenrod KTP Herb

2. Roadside Drainage Swale

In roadside locations as shown on the Preliminary Site Plan

a. Shape the swales to direct roadway runoff to the Rain Garden at the southern end of the property
b. Partially fill the swales with a mix of excavated soil and compost
c. Use the Rain Garden Handbook for Western Washington as a resource

Swales are designed to retain water with excessive run-off and eventually flow to the rain garden at the bottom of the
slope.  Recommended plants include species that are now growing on site (yarrow and tall Oregon grape).  At the
bottom of the swale wetland species are recommended and include sedge, rush, and aster.

Scientific Name Common Name Kah Tai Prairie Type deer Resistant
Achillea millefolium Yarrow KTP Herb R
Aster subspicatus Douglas aster Herb
Camassia quamash Common camas KTP Herb
Carex obnupta Slough sedge Herb R
Eriophyllum lanatum Woolly sunflower KTP Herb
Juncus effusus Soft rush Herb R

3. Rain Garden

Rain garden size, depth, slopes, etc. to follow Civil engineering plans to achieve designed capacity.

a. Use the Rain Garden Handbook for Western Washington as a resource for shape and rain garden soil mix.
Unless directed otherwise by the Civil Engineer or a qualified designer or landscape architect, use plants suggested
by the Greenpod Phased Development Plant Assessment.

Scientific Name Common Name Kah Tai Prairie Type deer Resistant
Bottom of Rain Garden Zone 1
Carex obnupta Slough sedge Herb
Lonicera involucrata Black twinberry Shrub
Physocarpus capitatus Pacific ninebark Shrub
Rubus spectabilis Salmonberry Shrub
Lower part of slope Zone 2
Cornus sericea "Kelseyi" Dwarf redosier dogwood Shrub
Corylus cornuta Hazelnut Shrub R
ibes sanquineum Red flowering currant Shrub
Rubus spectabilis Salmonberry Shrub
Upper parts of slope Zone 3
Gaultheria shallon Salal Shrub R
Mahonia aquifolium *** Tall Oregon grape KTP Shrub
Oemleria cerasiformis Indian plum Shrub
Polystichum munitum Sword fern Shrub R
Ribes sanquineum Red flowering currant Shrub
*** Tall Oregon Grape is growing on site and will easily adapt to any restoration sites including swales and prairie

Recommended Trees Optional  (adapted to drying hot summers after established)
Quercus garryana Garry Oak
Pinus contortaShore  PineRecommended

Native Grasses (optional)
Deschampsia cespitosa Tall hairgrass
Danthonia californica California oatgrass
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8-inch PVCSS

Elevations and boundaries from Jefferson County On-line GIS

Sanitary sewer and water mains locations from ArcGIS.com
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Pods at the Vineyard Civil Engineering Sheet C1

Existing Conditions with Soil Evaluation Hole Locations
Preliminary Long Plat Application

H. L. Tibbals Jr. Second Addition Blocks 6 - 8

West of Kuhn Street, Between 32
nd

 St and 35
th
 St

Port Townsend, WA  98368

Jefferson County Parcels 997400601, -701 & -801 
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Scale Printed at 11x17 (100%):  1 inch = 100 ft (1:1,200)
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Project Location

Drawn by Everett A. Sorensen, P.E.
Evergreen Engineering Services

715 Grant St; Port Townsend, WA  98368-2405
ev_sorensen@hotmail.com   360-821-9960

February 3, 2023
Updated December 22, 2023
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Logged February 16, 2038:
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Logged November 22, 2023:
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Pods at the Vineyard Civil Engineering Sheet C2
Proposed Sanitary Sewer and Water Main Layouts

Preliminary Long Plat Application

H. L. Tibbals Jr. Second Addition Blocks 6 - 8

West of Kuhn Street, Between 32
nd

 St and 35
th
 St

Port Townsend, WA  98368

Jefferson County Parcels 997400601, -701 & -801 

Drawn by Everett A. Sorensen, P.E.
Evergreen Engineering Services

715 Grant Street
Port Townsend, WA  98368-2405

ev_sorensen@hotmail.com
360-821-9960

February 3, 2023
Revised May 8, 2023
Revised July 7, 2023

Revised December 22, 2023

Background Images:  Terrapin Architecture’s Proposed Sewer & Water 

Layout, March 1, 2022, with overlays from Brian Van Aller’s Topographic 

Surveys, November 2011 with Additional Area Added November 2022

B

B′ 

Proposed 8-inch Dia. SS Clean-
out Enclosed in Iron Ring with Lid

See Sheets C3, C4, & C5 
for Cross Sections

IE: 
32'

IE: 31'

IE: <31'

IE: <31'

IE: 
<31'

IE: 
<31'

IE: 
<32'

IE: 
<32'

IE: 
<32'

IE: 
<32'

IE: 
32'

IE: 
36'

IE: 
<39'

IE: 
<40' IE: 

48'

IE: 
34'

Example Rain Garden Footprint  
Each proposed parcel shown with 

Potential Rain Garden (RG) Footprint 
 Surface areas ranging from 200 to 300 SF
 Area based on lot size (5,000 to 7,500 SF)
 Maximum Lot Coverage:  35% in R(II)
 RG Areas Shown = ≥10% of Contributing

Roof Area
 Site soils consist of sands & gravels with

moderate-to-high estimated hydraulic
permeability

 RG Invert Elev (IE) typically 2 ft below grade
 Alternative Conventional Infiltration

Trenches can generally be sized smaller
than RGs

Proposed 8-inch C900 
PVC Water Main

Proposed 4-inch 
Forced SS Main W

W

W S
S

S
S

Proposed 8-inch C900 
PVC Water Main

Proposed Sanitary Sewer (SS) System Notes
 Proposed Lots will each require a private, on-site, SS lift

station to pump wastewater into the proposed low-pressure
forced main.

 This proposed forced main would discharge into the existing
gravity-flow SS main at Landes St. & Woodland Ave.

 All proposed private on-site sewage lift stations would be
owned & maintained by the respective lot owners.

Existing 1995 8-inch dia. 
PVC Gravity-Flow SS

0 120 18060 240 Ft

Scale Printed at 11x17 (100%):  1 inch = 60 ft (1:720)

W

Connects to Sheet 5

Proposed 16-ft wide street provides the minimum 
width for two trucks to pass each other

Proposed 4-inch 
Forced SS Main
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Pods at the Vineyard Civil Engineering Sheet C3
Proposed Street Sections:  Modified Public Works 

Street Standard T-6; Proposed Trail Cross-Section

Preliminary Long Plat Application

H. L. Tibbals Jr. Second Addition Blocks 6 - 8

West of Kuhn Street, Between 32
nd

 St and 35
th
 St

Port Townsend, WA  98368

County Parcels 997400601, -701 & -801 

Modified PW Standards T-6/T-9 for Local Access
Cross-Gradient & Pocket Parking 

Single-Lane Two-Way Edge Lane Road

 50' ROW 

16' Driving
Surface

6'

2-inch Class B Asphalt
2-inch Crushed Surfacing Top Course
≥8-inch Compacted Gravel Base

Final 
Grade

9-ft Pocket
Parking

Modified PW Standards T-6/T-9 for Local Access
Cross-Gradient  

Single-Lane Two-Way Edge Lane Road

 50' ROW 

16' Driving
Surface

6'

2-inch Class B Asphalt
2-inch Crushed Surfacing Top Course
≥8-inch Compacted Gravel Base

Final 
Grade

Modified PW Standards T-6/T-9 for Local Access
Symmetrical Gradient & Pocket Parking 
Single-Lane Two-Way Edge Lane Road

 50' ROW 

16' Driving
Surface

6'

Concrete 
Sidewalk 
One Side

2-inch Class B Asphalt
2-inch Crushed Surfacing Top Course
≥8-inch Compacted Gravel Base

Stormwater Swale
≤1.5 ft deep, ≤4 ft wide

9-ft Pocket
Parking

Final 
Grade

Drawn by Everett A. Sorensen, P.E.
Evergreen Engineering Services

715 Grant Street
Port Townsend, WA  98368-2405

ev_sorensen@hotmail.com
360-821-9960

January 12, 2022
Revised February 16 2023

Revised December 22, 2023

Concrete 
Sidewalk 
One Side

Concrete 
Sidewalk 
One Side

Notes: 
1. Sidewalks shall be constructed in accordance
with Public Works Standard Detail T-15.
2. Sidewalks shall be ramped at crosswalks per
Public Works Standard Detail T-16 Curb Ramps,
and shall be ADA-compliant.
3. Proposed Single-Lane Two-Way Edge Lane
Roads are designed to be shared by motorized
and non-motorized traffic, and to allow two large
vehicles to pass each other.
4. Right-of-Way shall be revegetated with native
shrubs, ground covering plants, grasses and trees.

Final 
Grade

Modified PW Standards T-6/T-9 for Local Access
Symmetrical Gradient 

Single-Lane Two-Way Edge Lane Road

 50' ROW 

16' Driving
Surface

6'

2-inch Class B Asphalt
2-inch Crushed Surfacing Top Course
≥8-inch Compacted Gravel Base

Concrete 
Sidewalk 
One Side

Proposed Pedestrian Pathway Cross-Section

Cross-Gradient
 ≤2% Cross-Slope
 Lateral drainage achieved without

crown, enhanced by well-draining soils
 ADA-Compliant

Symmetrical Gradient 
(Horizontal)

 Trail crowned for lateral drainage
 ≤2% Slope to each side
 ADA-Compliant

5' 5'
5-ft Wide Non-Motorized Trail
≥4 inches ¼”-minus  imported, 

compacted & graded (after 
removal of 2-3 inches of topsoil)

Sidewalk 
Separation
From Street 
Varies from 

8 to 20 ft

Sidewalk 
Separation
From Street 
Varies from 

6 to 12 ft

3-ft Gravel Shoulder
without Parking Stormwater Swale

≤1.5 ft deep, ≤4 ft wide

Stormwater Swale
≤1.5 ft deep, ≤4 ft wide

Stormwater Swale
≤1.5 ft deep, ≤4 ft wide

Stormwater Swale
≤1.5 ft deep, ≤4 ft wide

Stormwater Swale
≤1.5 ft deep, ≤4 ft wide

Sidewalk 
Separation
From Street 
Varies from 

6 to 12 ft

Sidewalk Separation
From Street Varies 

from 6 to 18 ft
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Pods at the Vineyard 

Civil Engineering Sheet C4
Proposed Sanitary Sewer & Water Main Cross-Sections

Preliminary Long Plat Application

H. L. Tibbals Jr. 2
nd

  Addition Blocks 6 - 8

West of Kuhn Street Between 32nd St and 35th St

Port Townsend, WA  98368

Jefferson County Parcels 

997400601, -701 & -801 

Drawn by Everett A. Sorensen, P.E.
Evergreen Engineering Services

715 Grant Street
Port Townsend, WA  98368-2405

ev_sorensen@hotmail.com
360-821-9960

December 7, 2022
Revised December 22, 2023

See Sheet C1 for Cross 
Section Locations
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Proposed Lot A3Proposed 

Lot B1

Proposed Lot B2

Proposed Lot B3

Proposed 
Lot B4

≥3' Cover Proposed 8-inch Diameter C900 Water Main (Non-uniform Grade, ≥3 ft cover) 
and 4-inch Diameter Forced Sanitary Sewer (Non-uniform Grade, 3-4 ft cover)

Proposed for N-S ROW through PUD 
10x Vertically Exaggerated Cross-Section

Existing Ground Surface

Proposed 4-inch Dia. 
Forced SS Main

Proposed 8-inch Dia. 
C900 Water Main

B B′ 
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Street Corner

Pods at the Vineyard 

Civil Engineering Sheet C5
Proposed Sanitary Sewer Forced Main Route 

to Existing MH at Landes & Woodland

Preliminary Long Plat Application

H. L. Tibbals Jr. 2nd  Addition Blocks 6 - 8

West of Kuhn Street Between 32
nd

 St and 35
th
 St

Port Townsend, WA  98368

Jefferson County Parcels 

997400601, -701 & -801 

Drawn by Everett A. Sorensen, P.E.
Evergreen Engineering Services

715 Grant Street
Port Townsend, WA  98368-2405

ev_sorensen@hotmail.com
360-821-9960
June 16, 2023

Revised December 22, 2023
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Forced SS Main

Existing SS Maintenance Hole 
at Landes & Woodland:
Rim Elevation:  37.91 ft

Invert Elevation:  32.82 ft

32.0

Screw-Capped Cleanouts 
Enclosed in Iron Rings with Lids 

at 90-degree Turns
Street Corner

Proposed Forced Main 
Serving Entire Development

Proposed SS Forced Main 
to Woodland & Landes

Proposed Forced Main 
Serving Entire Development

Proposed Forced SS Main 
Connects to MH with Outside Drop 

per Public Works’ Detail

0 120 18060 240 Ft

Scale Printed at 11x17 (100%):  1 inch = 60 ft (1:720)

Connects to Sheet 2

Proposed Clean-outs at SS 
Bends, enclosed in vaults  

with iron ring and lid
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Pods at the Vineyard 
Preliminary Plat Stormwater Report 
December 2023 

8i 

Tibbal's Second Addition Blocks 6, 7 & 8 
Parcel Numbers 997400601, -701 & -801 

Port Townsend, WA 98368 

There is no evidence of surface flow leaving sub-basin 8i into other identified basins or sub-basins, 

indicating that under current conditions, all stormwater infiltrates within the basin. 

In February 2018, during the wet season, we evaluated soil in 13 soil evaluation holes machine-excavated 

throughout Blocks 6 & 7 to depths ranging from 46 to 84 inches below grade. Soil logs were dominated 

by non-hydric medium-grained sandy soils with varying gravel content. No groundwater was encountered 

in any holes. We observed sporadic mottling, a secondary indicator of prolonged historical saturation, in 

only three of 13 holes, beginning at depths of 30, 42 and 66 inches below grade. Most holes showed no 

secondary indicators of repeated seasonal saturation to their full excavation depths, ranging from 46 to 84 

inches below grade. 

On November 22, 2023, we machine-excavated and logged an additional seven holes in Block 8, to 

excavation depths ranging from 45 to 66 inches below grade, and wide enough to enter and examine 

exposed soils. In all holes, we found soils very similar to Blocks 6 & 7, dominated by non-hydric medium­

grained sands with varying gravel content. Only in Soil Holes S16 & S18 did we encounter any restrictive 

material (likely to impede groundwater seepage), at 55 and 46 inches below grade, respectively. The 

shallower medium-grained gravelly soils in both holes were unrestrictive, easy to excavate and lacking any 

indicators of past saturation. 

Summarizing, site soils are very well suited for on-site stormwater infiltration. Soil evaluation hole 

locations are shown on Civil Engineering Sheet 1. 
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Pods at the Vineyard 
Preliminary Plat Stormwater Report 
December 2023 

Tibbal's Second Addition Blocks 6, 7 & 8 
Parcel Numbers 997400601, -701 & -801 

Port Townsend, WA 98368 

Summary of Stormwater Manual Minimum Requirements 

With greater than 5,000 ft2 of proposed impervious surfaces, all nine (9) of the Minimum Requirements 

(MRs) for stormwater management, as outlined in the Washington Department of Ecology's Stormwater 

Management Manual for Western Washington (the Manual), apply to the proposed project. Each of the 

nine MRs is addressed here, respective to the proposed project: 

Minimum Requirement (MR) #l: Preparation of Stormwater Site Plans: During the applicant's pending 

Street & Utility Development permitting process with Port Townsend Public Works, we will provide 

additional design details, specifications, and precise locations of proposed stormwater features, both 

temporary and permanent. These features include temporary erosion & sediment control measures, as 

well as permanent roadside filter strips, bioretention cells & bioretention swales (all discussed in 

subsequent sections). 

MR #2: Construction Stormwater Pollution Prevention and Temporary Erosion & Sediment Controls: 

Element 1 {E1): Preserve Vegetation/Mark Clearing Limits prior to clearing topsoil and vegetation -

No tree removal is needed. Weeds, short shrubs, ground-covering plants, and a minimal 

thickness of topsoil will require removal to accommodate the proposed development. 

E2: Establish Construction Access Construction access including a de-mudding area shall be 

established at the north end of the project area off existing 35th Street. Construction vehicles 

shall be free of excess mud upon leaving the site. 

E3: Control Flow Rates - There are no existing concentrated surface flows at the site. Stormwater 

run-off shall remain dispersed throughout the site. Highly permeable native soils readily infiltrate 

dispersed surface discharges. 

E4: Install Sediment Controls -- When additional surfaces are disturbed during construction, install 

a surface sod berm silt barrier or silt fence downhill of the area wherever ample vegetated 

downhill surfaces cannot be preserved or do not exist. 

ES: Stabilize Soils -- Stabilize temporarily exposed soils by hand-watering and establishing living 

cover with grass and ground-covering vegetation as quickly as possible. Hand-water soil piles as 

needed during dry season. Divert stormwater discharges away from soil piles during wet season. 

E6: Protect Slopes -- Not Applicable. There are no steep slopes on or near the subject properties. 

El: Protect Drain Inlets -- Not Applicable. There are no nearby stormwater drain inlets or catch 

basins needing protection. 

EB: Stabilize Channels and Outlets -- Not applicable for this site. 

E9: Control Pollutants -- Prevent discharge or release of all pollutants, including motor oil and 

construction debris. Instruct all personnel as to this policy. 

E10: Control De-Watering -- Not applicable for this site; no dewatering expected. 
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Pods at the Vineyard 
Preliminary Plat Stormwater Report 
December 2023 

Proposed 
Description 

TDA 

~100 ft westward extension 

1 of 35th Street at north end 

of Block 8 

~380-ft Segment of 

2 proposed street from N. 

end to middle of Block 6 

~200 ft segment of 

3 proposed street at south 

end of project 

Notes: 

Tibbal's Second Addition Blocks 6, 7 & 8 
Parcel Numbers 997400601, -701 & -801 

Port Townsend, WA 98368 

Proposed Street & PGIS Area Non-PG IS Area 

Sidewalk Dimensions (street) (sidewalk) 

~100 ft x 20 ft (average1) ~2,000 ft2 

~130 ft X 6 ft ~800 ft2 

380 ft x 20 ft (average2) 7,600 ft2 

380 ft X 6 ft 2,280 ft2 

200 ft X 16 ft 3,200 ft2 

160 ft X 6 ft 960 ft2 

Totals: 12,800 ft2 4,040 ft2 

1-Street width at beginning of extension (at west end of existing 35th St) is approximately 22 ft wide

tapering to 16 ft wide within development area.

2 -Average street width of 20 ft for TDA #2 includes nine pocket parking spaces measuring 9 ft wide by

20 ft long.

Proposed Permanent Stormwater Best Management Practices (BMPs) for Street Run-off 

In most circumstances, the Manual requires pre-treatment of pollution-bearing stormwater prior to 

infiltration. We propose to utilize the following treatment BMPs from Ecology's Stormwater Manual to 

treat stormwater run-off from the proposed street: 

BMP T9.40: Vegetated Filter Strips (Manual p. 875): Vegetated strip along street shoulder would receive 

disperse sheet flow from asphalt & gravel shoulder. Runoff Treatment is provided by passage of water 

over the vegetated surface, through grasses and other ground covering plants, and infiltration through 

soil. 

BMP T7.30: Bioretention (Manual p. 774): Bioretention features in street ROWs would retain, naturally 

treat & infiltrate stormwater. Bioretention Cells provide treatment and in-situ infiltration. Bioretention

Swales provide natural treatment, infiltration, flow control and conveyance. Both features may be utilized 

to receive street run-off. Treatment mechanisms include filtration, adsorption, and biological action. 

BMP TS.13: Post-Construction Soil Quality and Depth (Manual p. 927): Naturally occurring soil and 

vegetation provide the best natural stormwater treatment. However, when they cannot be preserved, 

"establishing post-construction soil quality and depth regains greater stormwater functions in the post 

development landscape, provides increased treatment of pollutants and sediments that result from 

Page 7 

Exhibit D 



2

3

2

3

Exhibit D 



Pods at the Vineyard 
Preliminary Plat Stormwater Report 
December 2023 

Tibbal's Second Addition Blocks 6, 7 & 8 
Parcel Numbers 997400601, -701 & -801 

Port Townsend, WA 98368 

Stormwater Management on Proposed Individual Lots 

Favorable soils found throughout the project area extend into each of the proposed 16 lots. As such, 100% 

on-site stormwater management for all proposed properties should be feasible, to manage roof 

downspout flow and driveway run-off. 

Roof Downspout Flow Control In some cases, direct downspout dispersion onto vegetated downhill 

flow paths extending at least 50 ft within the respective parcels may be feasible. Where 50-ft flow paths 

cannot be created within an individual lot, other options for managing downspout flow exist, including dry 

wells, infiltration trenches and rain gardens. In the Civil Set accompanying this report, example rain garden 

footprints are depicted in each proposed lot. These stormwater features are generally larger than similar 

capacity infiltration trenches or dry wells. Thus, the example rain gardens represent the likely highest 

required space within a given lot to accommodate any of the recommend stormwater infiltration features. 

Driveway Run-Off Treatment and Flow Control As described in the Manual's BMP TS.12: Sheet 

Flow Dispersion, driveways can be lined with adjacent vegetated strips, in the downhill direction, to 

dampen, treat and infiltrate driveway run-off. Individual property owners will be responsible for 

configuring their lots to accommodate driveway run-off within their parcel boundaries, using this BMP or 

another approved method. High level overflows may be configured to overflow into adjacent street 

swales. However, with highly permeable site soils, private property retention & infiltration features can 

be sized to minimize or essentially eliminate the chance of high-level overflows. 

Conclusions 

The proposed long plat is within a relatively enclosed basin without an overland discharge. The enclosed 

basin extends off-site to the southeast, into a lower elevation area within the neighboring Rosewind 

Community Commons that also shows no indications of overland discharges. 

Non-hydric sandy soils with varying gravel content occur ubiquitously throughout the project area. These 

highly permeable soils typically greater than 4-ft thick in the shallow unsaturated zone appear to absorb, 

infiltrate and convey all incident stormwater. 

Site soils and topography are well suited to manage stormwater on-site, with Manual-recommended BMPs 

to treat run-off from pollution generating impervious surfaces, and to control flows. 

Detailed designs of proposed roadside stormwater management features will be presented in the pending 

Street & Utility Development Permit application and are presented conceptually in the attached Civil Set. 
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Pods at the Vineyard 
Stormwater Report for Preliminary Plat 

Prepared for: 

Ann & Steven Raab and Davos Capital LLC 

Owners of Tibbals 2nd Addition Blocks 6, 7 & 8  

Jefferson County Parcel Numbers 997400601, -701, & -801 

And: 

Port Townsend Public Works 

250 Madison Street, Suite 2R 

Port Townsend, WA  98368  

Prepared by: 

Everett A. Sorensen, P.E. #32550 

Evergreen Engineering Services 

715 Grant Street 

Port Townsend, WA  98368-2405 

ev_sorensen@hotmail.com 

360-821-9960

December 2023 
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Pods at the Vineyard  Tibbal’s Second Addition Blocks 6, 7 & 8 
Preliminary Plat Stormwater Report Parcel Numbers 997400601, -701 & -801 
December 2023 Port Townsend, WA  98368 
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Introduction 

In this report, we discuss existing and proposed conditions that will affect stormwater management after 
development of the proposed plat.  We present conceptual plans for stormwater management based on 
these conditions, without presenting highly detailed designs.  In general, site conditions are very well 
suited for on-site stormwater management, including treatment where needed, and flow control, with the 
ulitmate goal of protecting water quality while providing 100% on-site infiltration. 

Project Overview 

The proposed Pods at the Vineyard project area is in central Port Townsend and is zoned R-II - Single Family 
Residential (5,000 ft2 minimum lot size).  The proposed Long Plat would create 15 individual parcels served 
by proposed utilities and a proposed street.  This long plat would occupy three blocks originally platted as 
part of Tibbal’s Second Addition and Recorded in Jefferson County in May of 1888.  Land area of the 
proposed individual lots would range from 5,007 ft2 to  10,900 ft2, with an average of about 7,160 ft2 per 
lot. 
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Preliminary Plat Stormwater Report Parcel Numbers 997400601, -701 & -801 
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Existing Conditions 

The three previously platted blocks comprising the proposed plat are currently undeveloped, excepting 

the southeast quadrant of Block 8, an existing 100-ft by 100-ft parcel at 409 35th St in Port Townsend with 

an existing single-family residence (Jefferson County parcel number 997400803).  Blocks 6 & 7 and the 

undeveloped portion of Block 8 were previously used as animal pasture.  These blocks are thickly 

vegetated with grasses, a few shrubs and several mature trees.  Locations of mature trees are shown on 

the various site plans.  

Ground Elevations in the proposed development range from about 32.5 ft above mean sea level 

(AMSL) in a location between Blocks 6 & 7, up to about 55 ft AMSL in the northeast corner of Block 8.  

Slopes range from very gradual, 0 to 2%,  in the central and south areas, up to 10% in the northern ends 

of Blocks 7 & 8.  

On-site Topographic Basin  A relative topographic basin exists toward the western end of the 33rd 

Street right-of-way (ROW) between Blocks 6 & 7.  The low elevation in this relative basin is about 32.5 ft 

AMSL.  Moving west from this low area into the existing vineyards, the ground elevation rises gradually 

but steadily at a couple percent in the first hundred ft outside the project area, before rising steeply.   

The ground elevation southeast of this on-site topographic low is located along the eastern edge of Block 

6. Here the ground elevation rises to about 33 to 34 ft AMSL before dropping off gradually to the east into

Rosewind Community Commons.

There is no evidence of standing water in this low area, consistent with the highly permeable soils found 

throughout the project area (discussed below). 

Offsite Analysis 

The project area is located immediately west and northwest from a relatively confined drainage basin that 

includes Rosewind Community Commons (Commons).  The low elevation point in the neighboring 

Commons, approximately 500 ft east-by-southeast from the southern extent of the proposed 

development, has an elevation of only about 26 ft AMSL.  This basin is labeled “8i” and outlined in purple 

in the map excerpt below taken from Port Townsend’s 2019 Stormwater Management Plan1.  The brown 

line depicts a theoretical central surface flow path through the sub-basin toward the local topographic low 

in Rosewind Commons. 

1 Map excerpted from Port Townsend’s 2019 city-wide Stormwater Management Plan prepared by Paramatrix of 
Seattle, Figure 11-Catchment Nodes, page 3-17 (PDF page 43). 
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There is no evidence of surface flow leaving sub-basin 8i into other identified basins or sub-basins, 

indicating that under current conditions, all stormwater infiltrates within the basin. 

Soils 

In February 2018, during the wet season, we evaluated soil in 13 soil evaluation holes machine-excavated 

throughout Blocks 6 & 7 to depths ranging from 46 to 84 inches below grade.  Soil logs were dominated 

by non-hydric medium-grained sandy soils with varying gravel content.  No groundwater was encountered 

in any holes.  We observed sporadic mottling, a secondary indicator of prolonged historical saturation, in 

only three of 13 holes, beginning at depths of 30, 42 and 66 inches below grade.  Most holes showed no 

secondary indicators of repeated seasonal saturation to their full excavation depths, ranging from 46 to 84 

inches below grade. 

On November 22, 2023, we machine-excavated and logged an additional seven holes in Block 8, to 

excavation depths ranging from 45 to 66 inches below grade, and wide enough to enter and examine 

exposed soils.  In all holes, we found soils very similar to Blocks 6 & 7, dominated by non-hydric medium-

grained sands with varying gravel content.  Only in Soil Holes S16 & S18 did we encounter any restrictive 

material (likely to impede groundwater seepage), at 55 and 46 inches below grade, respectively.  The 

shallower medium-grained gravelly soils in both holes were unrestrictive, easy to excavate and lacking any 

indicators of past saturation. 

Summarizing, site soils are very well suited for on-site stormwater infiltration.  Soil evaluation hole 

locations are shown on Civil Engineering Sheet 1. 
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Summary of Stormwater Manual Minimum Requirements  

With greater than 5,000 ft2 of proposed impervious surfaces, all nine (9) of the Minimum Requirements 

(MRs) for stormwater management, as outlined in the Washington Department of Ecology’s Stormwater 

Management Manual for Western Washington (the Manual), apply to the proposed project.  Each of the 

nine MRs is addressed here, respective to the proposed project: 

Minimum Requirement (MR) #1: Preparation of Stormwater Site Plans:  During the applicant’s pending 

Street & Utility Development permitting process with Port Townsend Public Works, we will provide 

additional design details, specifications, and precise locations of proposed stormwater features, both 

temporary and permanent.  These features include temporary erosion & sediment control measures, as 

well as permanent roadside filter strips, bioretention cells & bioretention swales (all discussed in 

subsequent sections). 

MR #2: Construction Stormwater Pollution Prevention and Temporary Erosion & Sediment Controls: 

Element 1 (E1): Preserve Vegetation/Mark Clearing Limits prior to clearing topsoil and vegetation — 

No tree removal is needed.  Weeds, short shrubs, ground-covering plants, and a minimal 

thickness of topsoil will require removal to accommodate the proposed development. 

E2: Establish Construction Access  Construction access including a de-mudding area shall be 

established at the north end of the project area off existing 35th Street.  Construction vehicles 

shall be free of excess mud upon leaving the site. 

E3: Control Flow Rates – There are no existing concentrated surface flows at the site.  Stormwater 

run-off shall remain dispersed throughout the site.  Highly permeable native soils readily infiltrate 

dispersed surface discharges. 

E4: Install Sediment Controls --  When additional surfaces are disturbed during construction, install 

a surface sod berm silt barrier or silt fence downhill of the area wherever ample vegetated 

downhill surfaces cannot be preserved or do not exist.  

E5: Stabilize Soils --  Stabilize temporarily exposed soils by hand-watering and establishing living 

cover with grass and ground-covering vegetation as quickly as possible.  Hand-water soil piles as 

needed during dry season.  Divert stormwater discharges away from soil piles during wet season. 

E6: Protect Slopes --  Not Applicable.  There are no steep slopes on or near the subject properties. 

E7: Protect Drain Inlets -- Not Applicable.  There are no nearby stormwater drain inlets or catch 

basins needing protection. 

E8: Stabilize Channels and Outlets --  Not applicable for this site. 

E9: Control Pollutants --  Prevent discharge or release of all pollutants, including motor oil and 

construction debris.  Instruct all personnel as to this policy. 

E10: Control De-Watering --  Not applicable for this site; no dewatering expected. 
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E11: Maintain BMPs --  All Temporary Erosion & Sedimentation Control Features must be inspected 

regularly and maintained & repaired as needed. 

E12: Manage the Project --  Assess conditions regularly and frequently and adjust construction 

stormwater management features as needed. 

E13: Protect Low Impact Development BMPs --  Avoid unnecessary ground disturbances. 

MR #3: Source Control of Pollution -- Prevent discharge or release of all pollutants, including motor oil and 

construction debris.  Instruct all personnel as to this policy.  After construction is completed, all 

unsurfaced ground shall be landscaped with vegetation and/or rockery.  Parking areas shall be 

maintained by immediately cleaning any releases of oil, other hydrocarbons, or chemicals and by 

collecting debris regularly. 

MR #4: Preservation of Natural Drainage Systems and Outfalls — There are no surface features that convey 

natural drainage, nor any stormwater outfalls.  Most stormwater transport from the site occurs by 

seepage downward and laterally through existing permeable site soils.  The natural soil structure shall 

be preserved in undeveloped areas to the maximum extent possible. 

MR #5: On-site Stormwater Management — Stormwater shall be dispersed, treated naturally and 

infiltrated on-site to the maximum practical extent. 

MR #6: Runoff Treatment -- Runoff from the proposed street and parking areas would be treated by sheet 

flow across vegetated surfaces to remove solids and encourage infiltration into >3 ft of medium sands. 

MR #7: Flow Control – Control of stormwater flow shall be achieved by routing run-off through existing 

vegetated surfaces which will dampen sheet flow, and into proposed infiltration features (rain gardens, 

dry wells or infiltration trenches). 

MR #8: Wetlands Protection --  Not applicable; no wetlands present. 

MR #9: Operations and Maintenance — Restore and maintain native vegetation to provide stormwater 

flow attenuation and natural treatment.  Proposed filter strips, bioretention features and catch basins, 

if any, shall be maintained per Manual guidance, or better. 

Water Quality Analysis & Design 

With greater than 5,000 ft2 of proposed street, considered a pollution generating impervious surface 

(PGIS), enhanced treatment of street run-off is required, per the Manual.  We propose to provide 

vegetated strips and bioretention swales along the proposed street, to dampen, cleanse and infiltrate 

stormwater run-off.  We propose at least three threshold discharge areas (TDAs) for the proposed street 

& sidewalk traversing the development.  Proposed retention & infiltration facilities for each TDA would be 

sized and configured for the TDA’s contributing area and topography.  The proposed TDAs are listed in the 

following table: 
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Proposed 
TDA 

Description 
Proposed Street & 

Sidewalk Dimensions 
PGIS Area 

(street) 
Non-PGIS Area 

(sidewalk) 

1 
~100 ft westward extension 
of 35th Street at north end 

of Block 8 

~100 ft x 20 ft (average1) 
~130 ft x 6 ft 

~2,000 ft2 

~800 ft2 

2 
~380-ft Segment of 

proposed street from N. 
end to middle of Block 6 

380 ft x 20 ft (average2) 
380 ft x 6 ft 

7,600 ft2 

2,280 ft2 

3 
~200 ft segment of 

proposed street at south 
end of project 

200 ft x 16 ft 
160 ft x 6 ft 

3,200 ft2 

960 ft2 

Totals: 12,800 ft2 4,040 ft2 

Notes: 

1 – Street width at beginning of extension (at west end of existing 35th St) is approximately 22 ft wide 

tapering to 16 ft wide within development area. 

2 – Average street width of 20 ft for TDA #2 includes nine pocket parking spaces measuring 9 ft wide by 

20 ft long. 

Proposed Permanent Stormwater Best Management Practices (BMPs) for Street Run-off 

In most circumstances, the Manual requires pre-treatment of pollution-bearing stormwater prior to 

infiltration.  We propose to utilize the following treatment BMPs from Ecology’s Stormwater Manual to 

treat stormwater run-off from the proposed street: 

BMP T9.40: Vegetated Filter Strips (Manual p. 875):  Vegetated strip along street shoulder would receive 

disperse sheet flow from asphalt & gravel shoulder.  Runoff Treatment is provided by passage of water 

over the vegetated surface, through grasses and other ground covering plants, and infiltration through 

soil. 

BMP T7.30: Bioretention (Manual p. 774):  Bioretention features in street ROWs would retain, naturally 

treat & infiltrate stormwater.  Bioretention Cells provide treatment and in-situ infiltration.  Bioretention 

Swales provide natural treatment, infiltration, flow control and conveyance.  Both features may be utilized 

to receive street run-off.  Treatment mechanisms include filtration, adsorption, and biological action. 

BMP T5.13: Post-Construction Soil Quality and Depth (Manual p. 927):   Naturally occurring soil and 

vegetation provide the best natural stormwater treatment.  However, when they cannot be preserved, 

“establishing post-construction soil quality and depth regains greater stormwater functions in the post 

development landscape, provides increased treatment of pollutants and sediments that result from 
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development and habitation, and minimizes the need for some landscaping chemicals, thus reducing 

pollution through prevention.”2 

Bioretention Sizing for Treatment   Using the Department of Ecology’s 2012 Western Washington 

Hydraulic Model (WWHM2012), a computational tool for modelling stormwater systems, proposed 

bioretention swales and cells can be analyzed for their treatment capacities and sized appropriately.  An 

alternative approach to sizing treatment features follows simplified guidance from the Rain Garden 

Handbook for Western Washington3.  Rain gardens, essentially bioretention cells, are sized as a percentage 

of contributing area and based on rainfall region, soil type (used to predict infiltration rates), and 

performance goals. 

Flow Control Analysis & Design 

In addition to water quality concerns, flow control is necessary to manage stormwater.  This section 

discusses aspects of flow control relevant to the proposed project. 

100-Year Predicted Storm Event Volume  The predicted 100-year storm event for Port Townsend is

2.5 inches in 24 hours.  With approximately 17,000 ft2 of impervious surface in the proposed street &

Sidewalks, this theoretical event would generate a stormwater volume of about 3,500 gals in 24 hours.

Proposed Sidewalk Drainage Design  The proposed impervious sidewalks and (essentially) 

impervious compacted gravel trails are impervious surfaces but will not generate pollution.  Vegetated 

surfaces adjacent to these pedestrian routes will receive and dampen dispersed run-off.  Trail & sidewalk 

surfaces will be elevated above adjacent ground elevations.  With their elongated configurations, these 

features do not need swales adjacent to them for flow control. 

Proposed Street Drainage Design  The natural site gradient will allow convenient positioning of 

roadside bioretention cells and bioretention swales.  Vegetated filter strips along these proposed 

impervious surfaces will dampen and direct sheet flow away from driving surfaces and into these 

bioretention features.  The bioretention swales will be constructed with high-level overflows connecting 

to rip rap-protected flow channels leading to downhill swales.  In this arrangement, the lowest elevation 

feature has the potential to receive additional flow and must be up-sized accordingly. 

Hydrologic Analysis for Flow Control Design.  Proposed bioretention swales that will retain, 

infiltrate and convey stormwater, can be sized for flow control using Ecology’s WWHM2012 computational 

model.  Alternately, as with treatment design, the Rain Garden Handbook provides a different method for 

flow control design, as discussed above3.   

2 BMP T5.13 Post-Construction Soil Quality and Depth description from the Washington Department of Ecology’s 
Stormwater Management Manual for Western Washington, Volume V, Chapter 11, Page 927. 
3 Rain Garden Sizing Chart, from the Rain Garden Handbook for Western Washington published by the Washington 
Department of Ecology and Washington State University Extension, Chapter 1, pages 21-22 (PDF pages 27-28).   
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Stormwater Management on Proposed Individual Lots  

Favorable soils found throughout the project area extend into each of the proposed 16 lots.  As such, 100% 

on-site stormwater management for all proposed properties should be feasible, to manage roof 

downspout flow and driveway run-off.   

Roof Downspout Flow Control  In some cases, direct downspout dispersion onto vegetated downhill 

flow paths extending at least 50 ft within the respective parcels may be feasible.  Where 50-ft flow paths 

cannot be created within an individual lot, other options for managing downspout flow exist, including dry 

wells, infiltration trenches and rain gardens.  In the Civil Set accompanying this report, example rain garden 

footprints are depicted in each proposed lot.  These stormwater features are generally larger than similar 

capacity infiltration trenches or dry wells.  Thus, the example rain gardens represent the likely highest 

required space within a given lot to accommodate any of the recommend stormwater infiltration features. 

Driveway Run-Off Treatment and Flow Control   As described in the Manual’s BMP T5.12: Sheet 

Flow Dispersion, driveways can be lined with adjacent vegetated strips, in the downhill direction, to 

dampen, treat and infiltrate driveway run-off.  Individual property owners will be responsible for 

configuring their lots to accommodate driveway run-off within their parcel boundaries, using this BMP or 

another approved method.  High level overflows may be configured to overflow into adjacent street 

swales.  However, with highly permeable site soils, private property retention & infiltration features can 

be sized to minimize or essentially eliminate the chance of high-level overflows. 

Conclusions 

The proposed long plat is within a relatively enclosed basin without an overland discharge.  The enclosed 

basin extends off-site to the southeast, into a lower elevation area within the neighboring Rosewind 

Community Commons that also shows no indications of overland discharges. 

Non-hydric sandy soils with varying gravel content occur ubiquitously throughout the project area.  These 

highly permeable soils typically greater than 4-ft thick in the shallow unsaturated zone appear to absorb, 

infiltrate and convey all incident stormwater. 

Site soils and topography are well suited to manage stormwater on-site, with Manual-recommended BMPs 

to treat run-off from pollution generating impervious surfaces, and to control flows. 

Detailed designs of proposed roadside stormwater management features will be presented in the pending 

Street & Utility Development Permit application and are presented conceptually in the attached Civil Set. 
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CITY OF PORT TOWNSEND 
NOTICE OF APPLICATION 

File No.  
LUP22-019 (Long Plat/Plat Alteration) 

Proposal: Pods at the Vineyard, a 17 lot Long Plat/Plat Alteration.  

Applicant(s): Greenpod Development  Davos Capital LLC 
c/o Anne & Steve Raab  c/o Dave Holland 
606 Roosevelt St.  PO Box 9150  
Pt. Townsend, WA  98368 Santa Fe, NW  87504 

Agent(s):  Richard Berg, Terrapin Architecture Everett Sorenson, P.E.  
360-379-8090  360-821-9960
richard@terrapin-arch.com everett@streamlineenv.com

Dates: Application: March 4, 2022 
Determined Complete: April 25, 2022 
Notice of Application:  May 4, 2022 

Location: Lots 1 through 8, inclusive, within Blocks 6, 7 & 8, Tibbals 2nd Addition.  Jefferson County tax 
parcels for the 3 Block project site are 997-400-601, 997-400-701, 997-400-801 and 997-400-
803. The site lies west of the Rosewind Planned Unit Development {PUD), between 35th and
32nd  Streets.

Description: Pods at the Vineyard is a Plat/Plat Alteration of a three (3) Block project site together with 
several intervening rights-of-way.  Overall, it will create 17 new residential lots, one of which 
already contains an existing single-family residence.  Most of the new lots will be served by a 
newly dedicated internal 50—ft. wide right-of-way (ROW); however, some lots would 
continue to be served via existing platted ROW’s in 33rd, 35th and Kuhn Streets.   Utilities 
would be extended from the north and east via these existing and proposed dedicated 
ROW’s.  Portions of the sewer service will require use of a shared force main.   

Special studies or plans supplied with the application include: a preliminary Plat/Plat Alteration site plan with 
a project narrative, proposed utility alignments, a preliminary storm drainage map and report from a 
licensed civil engineer, and a Tree Conservation Plan.  Other permits (including other agencies) required but 
not included in the application, to the extent known by the City may include a Street and Utility 
Development permit, building permit(s), and clearing and grading permit(s).   

As the project includes a partial street vacation, an open-record public hearing before the City’s Hearing 
Examiner is required.  The Hearing Examiner is the final decision maker on the proposal.   A date for the 
public hearing has not been set yet.  Once a hearing date is set, separate public Notice of the date, time and 
location will be provided.    If preliminary Short Plat and Minor Variance approvals are granted to the project, 
administrative (i.e., staff) approval of the final short plat will be necessary to demonstrate all conditions of 
the preliminary approvals have been satisfied.   
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Location of Documents Available for Review: City of Port Townsend 
Development Services Department 
250 Madison Street, Ste. 3 

Contact: John McDonagh, Senior Planner 
(360) 344-3070

Any person has the right to submit comments, receive notice of and participate in the public hearing, 
request a copy of the application, and appeal the decision.  The initial comment period expires May 24, 
2022; however, comments may be made up to the close of the open record public hearing.  Written 
comments received by the Development Services Department no later than 4:00 p.m. of the above date 
will be included with staff’s recommendation to the Hearing Examiner.  

A consistency statement will be made following review of the application with the density and use 
provisions of the underlying R-II zoning district (PTMC 17.16), the approval criteria for a short subdivision 
(PTMC 18.12) and Minor Variance (PTMC 17.86), the Tree Conservation Ordinance (PTMC 19.06), the 
Engineering Design Standards and the City’s Comprehensive Plan. 

A final decision on the applications will be made within 120 days of the date they were determined 
complete. 
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LUP22-019 

Why I'm against this McMansion Pods at the Vineyard Project on 35th St. 

- because my neighbors say they want safe, quiet streets with more

cycling and less cars and trucks.

- because my neighbors say they want a community not one-night

vacationers living in someone's backyard.

- because my neighbors say they want beautiful flora and fauna not

asphalt and cement.

- because my neighbors say they want affordable housing not

millionaire homes.

- because my neighbors say they want pedestrian-friendly sidewalks

and trails not dead end cutoffs.

- because my neighbors say they want a full SEPA review rather than

taking just the word of the architect.

- because my neighbors say they want older growth trees to remain and

also studies to evaluate the need to have additional trees planted that

are more resilient to climate change/global warming .

... and you should always listen to your neighbors. 

RECEIVED 

- Charlene & Charles Law

133 35th St. Port Townsend

CITY OF PORTTOWNSEND 
DSD 
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Date: 5/19/22 

To: City of Port Townsend 

Development Services Department 

Attn: John McDonagh 

From: Port Townsend EcoVillage 

RECEIVED MAY 2 0 2022 

Re: LUP22-019 Pods at the Vineyard, Preliminary Long Plat Application 

To whom it may concern, 

We have just reviewed in detail the plans submitted by Terrapin Architecture for the Pods 

At T he Vineyards (PAV) development. This is the first time that we have seen _any of the details 

of this development that is across the street from us, the Port Townsend EcoVillage, and that will 

have some major impacts on our community as well as the community of RoseWind, which is 

also across the street from us. We wish to express our concerns and ideas and provide the 

following input: 

1. Parking on 35th Street - Will it be prohibited? We have safety concerns!

We are seriously concerned about the safety for bikers, pedestrians and vehicles 

if PAV residents or their guests are allowed to park on 35th Street. 

Lots C1, C2, and C3 are all directly across from the main parking lot of the Port 

Townsend EcoVillage. This lot serves not only the residents and guests of about 15 

dwelling units, but also access to our common house. There are 6 EcoVillage dwelling 

units with frontage along 35th Street. T he most westerly of these is directly across from 

where Kuhn Street enters 35th Street. Although our PUDA with the city does not 

specifically prohibit those living along 35th Street from parking on the street, we 

encourage all of our residents to park in the lot as much as is practical. Because the 

street is fairly narrow, we never park on the south side of the street out of respect for 

those living in the two RoseWind lots on 35th. 

The PAV plans show driveways for lot C1 and C2 coming directly off 35th Street, 

where the road is only 20 feet wide. Lot C3 is on the corner of 35th and Kuhn Streets 

and has a driveway off Kuhn where the road is only 16 feet wide. City Engineering 

Design Standards specify "streets constructed less than 26 feet wide may be required to 

be posted with no parking if access for emergency vehicles becomes restricted."(p. 6-10) 

The fire lane for emergency vehicles to access our common house and 5 EcoVillage 

dwelling units is through our parking lot. Cars parked on the south side of 35th Street 

might well restrict access into the fire lane. 

These lots are from 7,000 to 7,200 square feet each, specifically "encouraging 

buyers to build both a residence and an ADU." (Letter from Terrapin Architecture to the 

City, 3/3/22) Thus, we can anticipate 6 dwelling units on those 3 lots. The city code 

regarding AD Us requires 2 on-site parking spaces for the primary residence and 1 

additional on-site space for the ADU. (PTMC 17. 72). 
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3. Tree Conservation Plan - We need more, not fewer trees to help mitigate the global

climate crisis.

Although it is a novel approach to revert part of Happy Valley to its native prairie 
condition, we have serious concerns about this strategy. This plan asks for fewer than 
the existing number of trees. The global climate crisis calls for more trees, not more 
native prairies. 

According to the proposed plan, there are 7 trees wider than 7" in diameter on 
what will become private lots. We should assume that there will not be a monitored and 
enforceable, legally recorded restriction on tree re·moval that will preserve trees on the 
private lots. None of them will be required to remain indefinitely and yet 6 of them are 
counted as "3R retained tree units", and 1 as a "2R retained tree unit". 

The six of equal to or larger than 20" in diameter represent a total of 18 tree units. 
The additional 10" diameter maple counts as 2 tree units. Our interpretation of the plan is 
that only 12, 3R trees and 5, 2R trees will be on public land. That means that of the 
currently present 66 tree units, only 46 units will actually be retained. Twenty (20) tree 
units will be lost and yet the proposed plan is to replace them with only 6 tree units. 

In the fall of 2007, Jefferson County and the City of Port Townsend made a joint 
commitment to achieve a community-wide standard of cutting greenhouse gas 

emissions to levels 80% lower than 1990 levels by the year 2050 (Appendix A, 
County Resolution No. 44-07; City Resolution No. 07-022). This was at the time the 
largest commitment by any city or county in the country to deal with the problem. It is 
currently seen by most experts as not enough to prevent the worst effects of climate 
disruption. 

In 2011 the city and the county adopted an ambitious Climate Action Plan. 
https://www.cakex.org/documents/climate-action-plan-port-townsendiefferson-county-wa 
shington. On Page 44 of the plan it encourages the development of "complete streets" 
as described in concern #3 above. Increase non-motorized transportation infrastructure 

by fully implementing existing plans in PT. Build "complete streets" with facilities for 

pedestrians and bicycles. 

On Page 46 it describes the continuing need to increase, rather than decrease 
trees. Increase tree planting requirements or incentives for all public and private projects, 

including transportation projects that incorporate the use of trees. Tree lined corridors 

provide a carbon sponge and increase the attractiveness of the area. This is especially 
true in urban areas where heat island effects can be significant and where cool shade is 
increasingly important given the climate change predictions for this region. The city 
website states: Climate change presents a significant challenge for communities and 

urban systems worldwide. Climate change impacts such as increased rainfall intensity, 

storm surges, flooding, and urban heat island effects are affecting communities 

worldwide. The effects of a disrupted climate will likely intensify over the coming 

decades. https:llcityof_pt.us/engagept/page/cljmate-change 

Exhibit F 



4. Public Paths and Bike Lane
The residents at the EcoVillage know that there is no public trail across Rosewind

at the end of Kuhn St. and always use the public trail further to the East. We can see that

there is only a 16-foot ROW at the very south end of the proposed Landes St. relocation

where it makes 2 right angle bends and temporarily runs East West. lf traffic were

restricted to one way, this short section of roadway could perhaps be only 10 feet wide,

allowing space for a path that does not encroach on Rosewind property. ln addition, this

would contribute to the complete street concept further described in concern #2 above.

S. Stormwater catchment and rain garden and native prairie at the end of 35th street
- How will it be affected and who will maintain it?

The EcoVillage installed the rain garden that is currently at the end of 35th street,

as well as the drainage system that captures street runoff on the north side of that street

and directs it into the rain garden on the south. lt is not clear how this stormwater

catchment system will be affected by the increased paving on 35th St. or if the rain

garden will need to be expanded. ln addition, will PAV now be responsible for future

maintenance of that rain garden and surrounding vegetation? Will they have an

association or some other form of organization that will take responsibility for things like

this long-term? \Mro will maintain the native prairie that is proposed if they are allowed to

do so? As described in #3 above (Tree Conservation Plan), we have serious concerns

about the community benefits of this alternative proposal as compared to a robust tree

conservation plan.

ln summary we have 5 serious concerns:

1. Potential parking on 35th street.

2. Two way traffic through the development.

3. The alternative tree conservation plan.

4. The lack of a public path along Landes Street.

5. Stormwater management at the end of 35th Street.

Some of these are definitely safety concerns. We believe that all of the recommendations

mentioned above will reduce the impact of this development on the Port Townsend community.

We would be happy to walk the area with city staff so that you can see the primary area of our

concern. Please contact Kees Kolff kkolf[@o.lympug.net if you have any questions or would like

to meet with us.

Respectfully,

Helen Kolff, President
Port Townsend EcoVillage

Cc:Anne and Steve Raab, Dave Holland and Richard Berg

L\{- zz-e\?. fr4
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City of Port Townsend 
Development Services Department 
621 Sheridan St, Port Townsend, WA 98368 

May 23, 2022 

Project: Pods at the Vineyard 
Project address: blocks 6, 7, 8 Tibbals second addition 

My name and address: Geralynn Rackowski. 311 33rd St PT 

Traffic, parking and sewer are my biggest concerns. 

Parking: 

RECEIVED MAY 2 4 2022 

Most homes in PT have 2 vehicles and many have RVs and/or trailers. With a house 
plus ADU there does not appear to be adequate parking on lot or on street. 

Traffic 
A. The blind intersection on 35th exiting to San Juan is currently a serious hazard.
1 . Blue Heron School kids walk and ride down the sidewalk and you can't see much of
the sidewalk until you pull into the crosswalk. Lots of other walkers and runners too.
Hedges could be cut down on the north side, but there is a tall rockery on the south.
2. 35th St is an ice sheet from the time it gets icy until the temperature rises above
freezing since it gets no sun. It is very steep the half block before the intersection
3. There is no sidewalk on most of 35th and lots of pedestrians.

B. Connecting the new Landes to the existing Landes is too narrow with poor sight lines
for two way traffic plus no room for a pedestrian path

A and B might be solved by making new Landes one way from 35th to the existing 
Landes. 

Sewer 
Can an 8" sewer line with the minimum slope handle up to 32 new units? 
Is one pumping station sufficient? 

Thank you, G
�

ralynn Rackowski - 360-385-1206 � ... 

>)l-14�/?�skt
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STATE OF WASHINGTON 

CITY OF PORT TOWNSEND 

In re the Matter of: 

GREENPOD DEVELOPMENT 

c/o Anne Raab and Steve Raab 

-and- File No. LUP22 -019 

DAVOS CAPITAL LLC 

c/o Dave Holland 

SWORN STATEMENT OF DOUG MILHOLLAND 

I, Douglas Milholland, declare under penalty of perjury that: 

1. I reside at 343 35
th 

St., Port Townsend, Washington.

2. I am a founding member of Rosewind, a nonprofit mutual corporation, hereinafter

referred to as "RW" and I have lived here since 1996. I am currently a member of

the RW community's board of directors.

3. RW is a consensus governed co-housing community. RW membership considers,

and comes to consensus to buy or sell property, install trails, etc. The board of

directors is the legal entity charged with responsibility of preserving the commons

for members who own the same as tenants in common. The board of directors

responded to this matter at the request of the community as a whole because:

a. Pods at the Vineyard, hereinafter referred to as "PATV," proposed trails through

RW were seen as takings.

b. The RW commons, though park-like and inviting, is not a public park.

c. Despite filing multiple site development plans with the city over the past few

years PATV has not presented any of its proposals to the RW board of directors.

d. The RW community and board of directors nominated a task force to monitor

progress of the PATV development. As part of that task force's work it did

regular document requests at the city to determine the status of the

development.

e. The RW community and board of directors has never received any plans,

descriptions, drawings, or technical language regarding the proposed

development from the city and/or the developers and their consultants until the

notice of filing of the pending application under review was mailed in May 2022.

f. As such neither the RW community nor its board of directors has ever been

requested to consider any proposals from PATV or the city.

4. In 1993 RW hired two of its members, Jim Rogers and myself, to be RW's liaisons

to City Inspectors and Shold Construction Inc. during their installation of roads,

water and sewer infrastructure at RW.
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5. Both Jim and I were licensed general contractors, part of Blue Heron Construction
lnc., familiar with building commercial and residential structures, from design, dirt
work, to final occupancy.

6. I participated in designing RW, hiring, advising and reviewing Polaris Engineering
and Surveying lnc's work that was required by the City of Port Townsend for
creating a Planned Unit Development.

7. We assisted RW throughout the city review process and infrastructure
development, We celebrated when RW was accepted as complete and satisfactory
by the City and Jefferson County.

8" I submitted a comment on this matter that is dated May 24, 2022. By way of this
affidavit, I wish to amend and supplement that comment by submitting the same
to the Hearing Examiner in this matter, specifically regarding PATV proposed
connection to the city sewer using the "Truck access lane" city ROW. (parcel
991100029).

a. PATV's document C-l's finding of fact states that the station 59 manhole has rim
elevation of 38.04 and an invert elevation of 30.84 (see my May ?4,2022
submission for my workup of C-1)

b. These numbers are the mathematical base for PATV's sewer calculations, proposed
heights of manhole covers, invert depths, pipe pitch, and finished grade.

c. Photocopies of sections of the Polaris Sewer Plan, the Polaris Sewer As-built
document and excerpts from the Port Townsend Engineering Standards and
www.cadepublishing.corn are part of this document.

d. Shold Construction did not install the sewer lines to lots 4, 5 and 6 per original
plan.

e. Because of steep up and down topography a substitute location for the sewer line
serving lot 4 was chosen to avoid the necessity of installing a lot 4 sewer pump.

f. The As-built shows that a 6" main supplied feeder lines to lots 4, 5 & 6.
g. These run on RW common land, not a city ROW.

h. No municipal request was made to reopen the PUD in order to relocate the Truck
Access Lane ROW to where the contractor placed the 6" line.

i. RW was required by the city to dedicate a truck access lane for sewer
maintenance trucks use, not for infrastructure burial.

j. The truck access lane was probably required to deal with sewage that might stall
on the 380' minim al 0.4% sewer grade section RW installed starting at Umatilla.

k. PATV's Document C-1 proposed a 203' A.45% section running under the Truck
access lane for carrying pulsed sewage from an additional 30 to 40
residences. This allowable but at low grade also might stall.

L My experience as a contractor and my knowledge of the sewer lines in question
suggest to me that a study of pulsed sewage flow characteristics in minimal sewer
grade sections would be appropriate under these circumstances.

m. ln all cases where a line is to be placed in an easement, "the easement is to be
shown with measurement information to accurately lay it out prior to
constructing the pipeline." {See city code excerpt below}. C-1 does not do this.
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n. Although I do not know how the city actually cleans a stalled sewer main, the

following https://www.codepublishing.com (extract below) describes how two

trucks are used for cleaning new sewer lines prior to acceptance. is probably how

dealing with stalled sewage is done: "Cleaning shall be done using "a high­

pressure jet cleaning machine, producing a minimum of 800 psi. Wastewater and

debris shall not be permitted to enter sewer lines in service but shall be removed

by a "sucker truck" at the lowest manhole of the extension."

o. While sheet C-1 describes "approximate ground heights" city codes require

"finished ground elevation" over the pipe be specified, pipe pitch noted. C-1

does not describe finished ground elevation or pipe pitch.

p. Since the required "finished ground elevation" language was not used, what is

meant is not clear.

q. Does PATV intend C-l's approximate ground surface will be, more or less,

finished ground elevation?

r. Or does PATV maintain this is the existing ground height, and will serve to safely

install their 203' 8" main?

s. Using of the Jefferson County's Laserfiche on-line surveying tool I found the

height of land on the truck access lane where PATV proposes placing the first 203'

of their 8" main averages 2.72' lower than C-1 declares is the "approximate

ground height." This is a significant difference.

t. Does PATV intend to change the existing truck access finished ground height by

an average of 2.72'? If so, it should be clearly stated. These grade changes would

negatively impact RW members use and enjoyment of the RW community

garden.

u. Sheet C-1 states rim elevation at their sewer maintenance hole at 203' is 34.3'.

Laserfiche found the current ground level at the 203' manhole was 32.87'. This is

a difference of 1.43'. C-1 showed 2' of cover where Laserfiche found 6".

v. If 2.72'+- of soil is added to the truck access in order to provide bedding and

cover for the pipe it will have to be compacted, then excavated for sewer main

installation, then recompacted.

w. The municipal codes specify "Backfill shall be compacted to 95% density under

roadways and traveled ways." This might be necessary for heavy sewer

maintenance vehicles.

x. PATV's preliminary long plat application states that minor cut and fill will not

exceed SEPA thresholds. Will this be true if the truck access lane finished ground

height changes by 3.42' in places?

y. To replace the 6" main that RW installed with a new 8" main would require

relocating the Truck Access Lane ROW, a RW PUD amendment. If this were to

occur the new 8" main could be buried with no additional backfill.

9. After further review of the sewer proposal I noticed that RW's sewer as-built

states that station 59 manhole cover elevation is 37.10' and invert out elevation is

is 28.24'.
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(a) Comparing these critically important numbers with PATV's C-l's numbers are

confusing since a 2.6' difference in height at the PATV's point of connection

between its sewer system and RW's sewer must be corrected in the application.
(b) I searched the source given on C-1 for station 59 information and found:

https://cityofpt.maps.arcgis.com/apps/webappviewer/index.html?id=c97326061f31

4c4d84lb12e829161a9b. A print from that city mapping service that focused on

station 59 Sewer Maintenance Hole is part of this document.

(c) This map has a technical detail box with six screens - but Rim elevation and Invert

elevation are not given on any of them. I was unable to confirm C-l's statement of

fact.

(d) Depending on which invert number is correct many decisions follow: ROW location

requirements, depth of cut and slope of pipe, types, compaction and volume of

backfill, finished ground elevation, SEPA review yes or no and any change of grade

remediation that might be required.

(e) If the RW C59 as-built invert height is correct, sheet C-1 must be

recalculated, redrawn, and replaced. All decisions coming from Cl would be

revisited.

I, Doug Milholland, declare on this 31st day of August 2022, under penalties for perjury under 

the laws of the state of Washington that the abov an foregoing are true and corre 

s r::s :$5 fl, '5f. ?! 
Address 
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Rosewind Sanitary sewer as-built
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https://cityofpt.us/sites/default/files/fileattachments/public works/page/6251/dsdengstandar 

ds.pdf 

WASTEWATER 

City of Port Townsend 3-7 April 1997 

Engineering Design Standards 

6. Gravity Sewer Mains

a. Size

(page 67) 

i. Sewer mains shall be sized for the ultimate development of the tributary area.

iii. The minimum pipe size for sanitary sewer mains shall be 8 inches in diameter, except that a

6-inch sewer may be approved in limited instances where the sewer has no potential to be

extended to serve future customers.

iv. The minimum size service connection lateral in the street right-of-way shall be 6 inches and

the minimum size for a service lateral on private property shall be 4 inches in accordance with

the Standard Details. The depth at the property line shall be 5 feet, except as approved by the

City

Engineer. Sewer connections to the main shall be made with a wye connection. All new main

connections to existing mains shall require the installation of a new maintenance hole if not

made at an existing maintenance hole.

v. All nonferrous pipe shall be installed with metal wire and tracer tape as shown on the

Standard Details and described in Chapter 1.

vi. Gravity sewer mains shall typically have a depth of 5 feet. Actual depth will be determined

by the slope, flow, velocity, and elevation of the existing system as proposed by the applicant

and approved by the City.

b. Slope

i. All sewers shall be designed and constructed to give mean velocities, when flowing full, of not

less than 2.0 feet per second, based on Mannings' formula using an "n" value of 0.013. The

following are minimum slopes which should be provided; however slopes greater than these

are desirable.

(1) 8-inch Mains: 0.40 feet per 100 feet.

{2} 10-inch Mains: 0.28 feet per 100 feet.

(3) 12-inch Mains: 0.22 feet per 100 feet.

(4) 15-inch mains: 0.15 feet per 100 feet.

(5) 18-inch mains: 0.12 feet per 100 feet.

(6) 21-inch mains: 0.10 feet per 100 feet.

WASTEWATER 

City of Port Townsend 3-6 April 1997 

Engineering Design Standards (page 65} 

vii. Plans shall include specific city standards for such items as maintenance holes, drop

connections, side sewers, etc.

viii. Plans shall show invert elevations of the main at the outlet and all inlets of each

maintenance hole, slope of the main, and surface elevations of the maintenance hole lid. In

the profile view, the finish ground elevation over the pipe shall be shown as well as crossings
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of other existing or proposed utilities. Stationing of side sewers from the downhill maintenance
hole is required. Drawings shall show mainline connection depth and distance from nearest
maintenance hole, the street that mainline connection is made in and the nearest cross street
shall be identified. Drawings will show and label all connections and pipe diameters.
ix. ln all cases where a line is to be placed in an easement, the easement is to be shown with
measurement information to accurately lay it out prior to constructing the pipe line.
e. lnspection: All sewer system installations shall be inspected and approved by the City. lt is
the responsibility of the developer or contractor to notify the city 24 hours in advance of
necessary inspections at the proper point in construction. All excavations must be left open
until inspection is complete.

iii. Backfill

{1) Backfill material shall be per WSDOT/APWA 7-08(3) and as

shown on the standard Drawings
(2) Backfill shall be compacted to 95% density under roadways and
traveled ways. Controlled density backfill may be proposed as an

alternate for road cuts. Compaction to 90% may be allowed where
no roadways, driveways or vehicular travel will occur.
(3) Backfill to the elevation necessary to apply required surface
treatment
City of Port Townsend 3-10 April 1"997

Engineering Design Standards

https:l/www.codepublishins.com/UTlEaeleMountain/htmllEasleMountain 15/EaeleMountain l-

545.html

1-5.45.090 Cleaning.
After the sewer lines have been laid and the trench backfilled, they shall be thoroughly cleaned
and tested for leakage and alignment in the presence of the city engineer or his/her designee
before acceptance by the owner. Cleaning shall be done using a high pressure jet cleaning
machine, producing a minimum of 800 psi. Wastewater and debris shall not be permitted to
enter sewer lines in service, but shall be removed by a "sucker truck" at the lowest manhole
of the extension.
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Screenshot from the City of Port Townsend Utilities ArcGIS 
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CERTIFICATE OF SERVICE: 

I declare under penalty of perjury of the laws of the State of 
Washington that on September _L, 2022, I caused to be served a
co of this document u on the followin : 

Applicant(s): 

Agent(s): 

Applicant(s): 

Agent(s): 

Greenpod Development 
c/o Anne & Steve Raab 
606 Roosevelt St. 
Pt. Townsend,WA 98368 

Richard Berg, Terrapin Architecture 
360-379-8090
richard@terrapin-arch.com

Davos Capital LLC 
c/o Dave Holland 
PO Box 9150 
Santa Fe, NW 87504 

Everett Sorenson, P.E. 
360-821-9960
everett@streamlineenv.com

John McDonagh, Senior Planner, 344-3070 
jmcdonagh@cityofpt.us 

Courtesy Copy to: 

Phil Olbrechts, Hearing Examiner 
olbrechtslaw@gmail.com 

NOTICE OF APPEARANCE ON BEHALF 

OF ROSEWIND -- 2 

ROBERTS JOHNS & HEMPHILL, PLLC 
7525 PIONEER WAY, SUITE 202 

GIG HARBOR, WASHINGTON 98335 
TELEPHONE (253) 858-8606 

FAX (253) 858-8646 
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Council meeting calendar. If, however, the Hearing Examiner allows the 

hearing to proceed as scheduled, Rosewind hereby advises the Hearing 

Examiner that the undersigned will not be able to attend the hearing due to 

previously scheduled travel. 

THE APPLICANT HAS FAILED TO PROVIDE THE REQUIRED NOTICE OF 
THE SEPTEMBER 2, 2022 HEARING 

PTMC 20.01 .190.A mandates that the notice of a public hearing must 

contain the date, time and place of the hearing. PTMC 20.01 .190.B.2 further 

mandates that notice of public hearing shall be mailed to all owners of property 

within 300 feet of any portion of the subject property and any person who 

submits written comments on an application, while PTMC 20.01 .190.C.1 

requires that the notice also be posted on the property as required by PTMC 

20.01 .160(A)(1). 

The Applicant failed to comply with the above requirements. The notice 

of hearing that it posted on its property stated that the date of the hearing was 

to be August 19, 2022, as did the notice of hearing that it mailed. (Exhibits A 

and B to the Declaration of Kathryn Taylor filed herewith). 

Washington courts have imposed qualitative due process notice 

requirements for zoning actions that extend beyond formal statutory notice 

requirements. In addition, the courts have held that notice must apprise 

interested citizens of the nature and purpose of the hearing so they can 

ROSEWIND COMMENTS AND OBJECTIONS 

TO PLAT APPLICATION - 2 

ROBERTS JOHNS & HEMPHILL, PLLC 
7525 PIONEER WAY, SUITE 202 

GIG HARBOR, WASHINGTON 98335 
TELEPHONE (253) 858-8606 

FAX (253) 858-8646 
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This failure to make the staff report available to interested parties is 

especially prejudicial in this case, because Rosewind has learned through its 

own efforts that substantial communications have passed between the 

Applicant and City staff without notice or copies being provided to other 

interested parties. For example, Rosewind has learned that the Applicant's 

project architect, Richard Berg, on June 13, 2022 submitted a lengthy 

memorandum to City staff. In this memorandum Mr. Berg responded to many 

of the comments raised by interested persons who had submitted written 

comments on the application, though neither Mr. Berg nor City staff sent copies 

of that memorandum to Rosewind or other persons who had submitted written 

comments, and the City did not make Mr. Berg's memorandum available in the 

electronic file for the Pods at the Vineyard plat application. 

Rosewind therefore requests that the currently scheduled hearing be 

continued until after the City staff report has been made available to the public. 

THE PROPOSED PLAT FAILS TO MEET THE REQUIREMENTS OF THE 

PTMC 

For all the reasons stated in the Comment filed by Rosewind on May 24, 

2022, and in the Sworn Statements of Doug Milholland and Kathryn Taylor filed 

herewith, the Pods at the Vineyard plat application does not meet the explicit 

requirements of the PTCM. 

ROSEWIND COMMENTS AND OBJECTIONS 

TO PLAT APPLICATION --4 

ROBERTS JOHNS & HEMPHILL, PLLC 
7525 PIONEER WAY, SUITE 202 

GIG HARBOR, WASHINGTON 98335 
TELEPHONE (253) 858-8606 

FAX (253) 858-8646 
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CERTIFICATE OF SERVICE: 

I declare under penalty of perjury of the laws of the State of 
Washington that on September _J_, 2022, I caused to be served a
co of this document u on the followin : 

Applicant(s): 

Agent(s): 

Applicant(s): 

Agent(s): 

Greenpod Development 
c/o Anne & Steve Raab 
606 Roosevelt St. 
Pt. Townsend, WA 98368 

Richard Berg, Terrapin Architecture 
360-379-8090
richard@terrapin-arch.com

Davos Capital LLC 
c/o Dave Holland 
PO Box 9150 
Santa Fe, NW 87504 

Everett Sorenson, P.E. 
360-821-9960
everett@stream lineenv. com

John McDonagh, Senior Planner, 344-3070 
jmcdonagh@cityofpt.us 

Courtesy Copy to: 

Phil Olbrechts, Hearing Examiner 
olbrechtslaw@gmail.com 

ROSEWIND COMMENTS AND OBJECTIONS 

TO PLAT APPLICATION -- 6 

ROBERTS JOHNS & HEMPHILL, PLLC 
7525 PIONEER WAY, SUITE 202 

GIG HARBOR, WASHINGTON 98335 
TELEPHONE (253) 858-8606 

FAX (253) 858-8646 
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RECEIVED }IAY 24 2022
STATE OF WASHINGTON

CITY OF PORTTOWNSEND

ln re the Matter of:

GREENPOD DEVELOPMENT

c/o Anne Raab & Steve Raab

-and- File No. LUP22-0L9

DAVOS CAPITAL LLC

c/o Dave Holland

COMMENT

ROSEWIND, a nonprofit mutual corporation, hereinafter referred to as "Rosewind," objects to
the above-captioned proposal LUP22*0L9 presented by GREENPOD DEVEIOPMENT, c/o Anne Raab and
Steve Raab, and DAVOS CAPITAL LLC, c/o Dave Holland, hereinafter referred to as "Applicant."
Rosewind's observations and objections are submitted in the form of comments pursuant to Port
Townsend Municipal Code {PTMC} 20.01.150{F)

A. Confusing references to name of development:

U The March 3,2022 "Preliminary Long Plat Application" is marked'PODS ATTHE
VINEYARD" that is signed by Dave Holland of Davos Capital and submitted by Richard
Berg.

2l Five plan sheets were submitted for "GREENPOD DEVELOPMENT" by Mr. Berg.

3) Rosewind submits that documents should uniformly identify the name of the
development being proposed to avoid confusion in these proceedings and those that
may follow.

B, Preliminary plat map fails to meet criteria contained in PTMC.

U PTMC 18.1"6.040 sets forth requirements for preparing the pre liminary plat map
(hereinafter referred to as "PPM").

2l PTMC L8.15.040C provides: A preliminary plat shall be 18 inches by 24 inches in size,

allowing one-half-inch borders, and if more than one sheet is needed, each sheet shall

be numbered consecutively and an index sheet showing the entire property and

orienting the other sheets, at any appropriate scale, shall be provided. ln addition to
other map submittals, the applicant shall submit one copy of each sheet reduced to 8-

L/2 inches bV tt-U2 inches in size. lf more than one sheet is required, an index sheet
showing the entire subdivision with street and highway names and block numbers {if
any) shall be provided. tach sheet, including the index sheet, shall be ofthe above
specified size.

3) The PPM submitted in relation to LUP?2-01"9 is part of the city record.
4l Said PPM is identified as page one of two. The PPM's index sheet is not in the file.
5) PTMC 18.16.050 is entitled "Preliminary plat - Contents;"

l
l
l
)

l
l
l
l
i
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6) PTMC 18.16.0S0(A)(3) provides that the PPM shall include "the name, address, stamp

and signature of the professional engineer or professional land surveyor who prepared

the preliminary plat ... "
7) The PPM is not signed.

8) PTMC(A)(S) provides that the PPM shall identify "all land, trees, and tree canopy

intended to be cleared; the trees or tree canopy intended to be preserved per PTMC

19.06.120, Tree conservation standards; and the location of the proposed access to the

site for clearing and grading during site development and construction ... "

9) The PPM does not meet the requirements of PTMC 18.16.0S0{A){S). There is no

indication on the PPM or elsewhere in the documents submitted as part of this project

which trees, if any, will be cleared. Canopies of existing trees are not defined, described,

or measured in this PPM. The PPM also does not identify how the developer will access

the site during grading and construction.

10) PTMC 18.16.050((2) provides that the PPM shall state the "names of all adjoining

property owners, or names of adjoining developers ... "

11) None of the property owners abutting Applicant's site are correctly identified.

12) PTMC 18:16.0S0C(S) provides that the PPM shall identify the "location, widths and

purposes of any existing easements lying within or adjacent to the proposed

subdivision ... "

13) The PPM filed by the Applicants specifically states that its does not even purport to

show the location of all easements that might affect this site.

14) PTMC 18.16.050((6) provides that the PPM shall show the "location, size and invert

elevations of sanitary sewer lines and stormwater management facilities lying within or

adjacent to the proposed subdivision or those which will be connected to as part of the

proposed subdivision ... "

15) The PPM does not show these locations, sizes, and invert elevations of sanitary sewer

lines and stormwater management facilities lying within and adjacent to the site, or

those with which the Applicant seeks to connect.

16) PTMC 18.16.050C{7) provides that the PPM shall show the "location and size of existing

water system facilities including all fire hydrants lying within or adjacent to the

proposed subdivision or those which will be connected to as part of the proposed

subdivision ... "

17) The PPM does not include the required information regarding existing water system

facilities.

18) PTMC 18.16.0S0C(lO) provides that the PPM shall set forth the "location, size and

description of all significant trees as defined in PTMC 18.04.060 lying within existing

public rights-of-way to be improved within or adjacent to the proposed subdivision ... "

19) The PPM makes no reference to trees.

20) PTMC 18.16.0S0(D)(4) provides that the PPM shall show the "boundaries, dimensions

and area of public and common park and open space areas ... "

21) The PPM makes no reference to areas of public and common park and open space

areas.

22) PTMC 18.16.0S0(D)(G) provides that the PPM shall show the "proposed final contour

lines at intervals of five feet for average slopes exceeding five percent, or at intervals of
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two feet for average slopes not exceeding five percent. Final contours shall be indicated
by solid lines. Cpntour lines shall be labeled in intervals not to exceed 20 feet..."

23) The PPM makes no reference and fails to show slopes andlor contours.
24) PTMC 18.16.050(D){9} provides that the PPM shall show "proposed location and

description of all water system improvements, including all proposed fire hydrants..."
25) The PPM fails to show water system improvements.
26) PTMC 18.16.050{d}{10} provides that the PPM shall show the "proposed location and

description of all sewer system improvements, including profiles, and, if needed, all
pump stations and their connections to the existing system..."

27) The PPM does not show any details regarding the sewer system improvement.
28) PTMC L8.1-6.050{D}{lli provides that the PPM shall show the "proposed location and

description of all stormwater management system improvements..."
29) The PPM does not show details regarding the stormwater management system.

30) PTMC 1"8.1"6.050{D){1"2) provides that the PPM shall show "proposed street cross-

sections, showing proposed bicycle and pedestrian pathways and sidewalks (if
applicable) ..."

31) The PPM does not show street cross-sections or pathways.

32) Despite repeated and numerous document reque$t$ and a full review of this file (LUP22-

019) Rosewind has not been able to find many of the facts and much of the information
that city ordinance requires be in the PPM.

33) Rosewind's ability to respond to the Applicant's proposal has been substantially
prejudiced because materials facts and/or key information missing from the PPM cannot
be ascertained from other documents in the file. For example, Rosewind does not know
what, if anything, the index sheet of the PPM shows. The same is true of Sheet #2 of the
PPM which is also unavailable for public inspection.

34) Rosewind ability to respond is also substantially prejudiced by way of misinformation in

the PPM including, but not limited to ROWs and site improvements:
i. the PPM identifies a 60-foot ROW on 33'd Street ROW east of Kuhn that does

not exist; and,

ii. the "pole shed" shown above Lot Cl" on the December 2021 PPM does not exist
even though it is marked with solid lines which pursuant to PTMC

1"8,16.050Ct14) is supposed to remain in place.

C. Rosewind objects to the trails proposed by the Applicant that traverse and cross the Rosewind

PUD. The basis of Rosewind's objection is contained in the comment letter prepared by Peter
Lauritzen, which is attached hereto and rnarked as Exhibit "A". Rosewind adopts said comment
letter and incorporates the same as part hereof"

n. Rosewind objects to the sewer system proposed by the Applicant. The basis of Rosewind's

objection is contained in the comment letter prepared by Douglas Milholland, which is attached
hereto and marked as Exhibit "8". Rosewind adopts said comment letter and incorporates the
same as part hereof.
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E. Rosewind objects to the "Proposed Landes Street" presented by the Applicant. The basis of
Rosewind's objection is contained in the comment letter prepared by Kathy Taylor, which is

attached hereto and marked as Exhibit "C". Rosewind adopts said comment letter and

incorporates the same as part hereof.

F, Rosewind objects to the Tree Conservation and Landscape Plan proposed by the Applicant. The

basis of Rosewind's objection is contained in the same comment letter prepared by Kathy

Taylor, which is attached hereto and marked as Exhibit "C". Rosewind adopts said comment
letter and incorporates the same as part hereof.

G. Rosewind objects to the overall site design presented by the Applicant for this location. The

basis of Rosewind's objection is contained in the comment letter prepared by Sandra Stowell,
which is attached hereto and marked as Exhibit "D". Rosewind adopts said comment letter and

incorporates the same as part hereof.

H. Additional comments marked as Exhibit "E" are from Rosewind members and they are included
herewith and included as part of the Rosewind Comment

Rosewind invites representatives of the city of Port Townsend to visit the Rosewind Co-Housing

Community to discuss concerns raised herein.

Rosewind respectfully requests that the city deny the pending application for the joint and several
reasons stated in this Comment.

This Comment has been approved by the Board of Directors of Rosewind on the 24th day of May 2022.

The undersigned certifies that she is the properly elected and qualified Secretary of the books, records,

and seal of Rosewind, a nonprofit corporation duly conformed pursuant to the laws of the state of
Washington, and that said meeting of the Rosewind Board of Directors was held in accordance with
state law and with the Bylaws of the above-named corporation.

l, as authorized by Rosewind, hereby execute, and file this Comment with the city of Port Townsend,
Washington.

Certificate of Service

The undersigned has prepared a true and accurate copy of this Connment and then mailed the
same on the 24il' of May 2022, to the following persons:

Anne and Steve Raab

606 Roosevelt 5t.
Port Townsend WA 98368
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Dave Holland 

PO Box 9150 

Santa Fe NM 87504 

Richard Berg 

727 Taylor St. 

Port Townsend WA 98368 

Everett Sorenson 

715 Grant St. 

Port Townsend WA 98368 
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City of Port Townsend
Development Services Depa rtment
250 Madison Street, Ste. 3

ExurBrT ft

Date: May 24,2022
Subject: Pods at the Vineyard LUP22-0L9 Long Plat Alteration

I would like to comment on the trails proposed in the above development plan. I

served on the city's Non-Motorized Transportation Advisory Board for eight years,

was chair for five years and for my service received the city's Barbara Marseille
Volunteer Award in 2009. For 22 years I have lived at RoseWind Cohousing, which
is situated adjacent to the proposed new development.

During my time on the Non-Motorized Board, many development plans were
reviewed by the Board, and never can I remember a new trail being proposed

across a neighbor's private property. Yet this is what the above development
proposes just north of the east-west section of the proposed Landes St. This
would necessitate the removal of several large trees and a thicket as well as

violate a private portion of RoseWind. Note that RoseWind already offers many
trails open to the public. RoseWind walk is a relatively wide trail that is carefully
maintained by RoseWind members, with packed gravel fines that allow it to be

used by a variety of wheeled vehicles. This trail is placed so that it goes all the
way from Umatilla St. to 35th street, crossing only one driveway. Four other trails
uossing RoseWind land and connecting to street ends are also available to the
public.

The east-west portion of the proposed Landes St., with a !7'6" ROW is too narrow
for safe two-way vehicle traffic plus trail traffic even with traffic calming added.
Fences will probably exist on both sides, eliminating use of the shoulders for
passing. Sight lines are poor around the corners and bypassing large trucks will be

impossible.

The new trail proposed along the 33'd 5t. ROW as currently routed goes right
through the clustered parking places assigned to RoseWind lots 4,5 and 6 at the
southeast corner of the 33'd St. ROW. The trail needs to be routed further north in
the ROW to miss these parking places and several trees. Also, this trail needs to
terminate at Kuhn St. rather than meander somewhat ambiguously around the
clustered parking area at the south end of Kuhn St., which is RoseWind land.
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The proposed development plan indicates a RoseWind public trail going southeast 

from the south end of Kuhn St. along the sewer ROW. No such trail exists, and the 

area is signed as private land. 

Please consider these concerns in reviewing and correcting the planning 

documents. 

��� 
325 33rd St 

Port Townsend, WA 98368 

360-379-2987 (Home)

206-799-0727 (Cell)
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ExHrgtT B
May 24,2022
343 35tt'Street
Port Townsend, WA 98368

City of Port Townsend Hearing Examiner

I used the Public Land Records Laserfiche open data portal to study the Pods at the Vineyard
(PAV) sewer proposal where the 203' section of their 594' 8" diameter gravity Sanitary Sewer is

proposed on parcel 991L00029.
I created laserfiche map(x1) and a sewer study graph (*2) comparing the Pods at the

Vinyard's Civil Engineering Sheet C1 data. (*3) I also transferred data onto PAV's Sheet CL) cross

sectional graph to provide clarity for the Port Townsend Public Works department's review.

The proposed sewer line needs added soilto have a depth of fill of 1'over t25' of the run. To

have 2' of soil will require fill for approximately L75'

Sincere ly,

Douglas Milholland
Project supervisor during installation of RoseWind's infrastructure in L995.

*L Laserfiche map
t2 Sewer study graph
*3 Pods at the Vinyard's Civil Engineering Sheet CL
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Evergreen Engineering Services 

715 Grant Street 
Port Townsend, WA 98368-2405 
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360-821-9960 

January 12, 2022 
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Comparative of' Pods at the Vineyard Evergreen Engineering Sheet Cl" and Public Land Records Laserfiche open data portal 

sewer line location as found on Sheet Cl POV proposed 203' Sewer main on parcel# 991100029 -

ROW@ 12' se frorr 

height of ground Kuhn MHC59 

distance 203' 175' 150' 125' 100' 75' 50' 25' O' 

sheet Cl 34.3 34.8 35.2 35.8 36 36.5 37 37.5 ? 

laserfiche 32.87 33.13 32.6 32.38 32.73 33.47 33.67 34.5 35.9 

difference 1.43 1.67 2.6 3.42 3.27 3.03 3.33 3 

Sheet Cl 

approximate ground surface 34.3 34.8 35.2 35.8 36 36.5 37 37.5 ? 

.4% pitch // .8 1 over 203' 31.6 31.465 31.37 31.275 31.18 31.085 30.99 30.895 30.8 

depth of pipe 2.7 3.335 3.83 4.525 4.82 5.415 6.01 6.605 

laserfiche open data portal 

approximate ground surface 32.87 33.13 32.6 32.38 32.73 33.47 33.67 34.5 35.9 

.4% pitch// .8 1 over 203' 31.6 31.5 31.4 31.3 31.2 31.1 31 30.9 30.8 

depth of pipe 1.27 1.63 1.2 1.08 1.53 2.37 2.67 3.6 5.1 

top of pipe 32.35 32.25 32.15 32.05 31.95 31.85 31.75 31.65 31.55 

fill height to existing grade 0.52 0.88 0.45 0.33 0.78 1.62 1.92 2.85 4.35 

depth of fill needed to have 1' cover 0.48 0.12 0.55 0.67 0.22 

depth of fill needed to have 2' cover 1.48 1.12 1.55 1.67 1.22 0.38 0.08 

length of fill needed to have 4' cover 3.48 3.12 3.55 3.67 3.22 2.38 2.08 1.15 

5/24/22 data by Doug Milholland 
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City of Port Townsend
Development Services Department
250 Madison Street, Ste. 3

ATTN: John McDonagh, Senior Planner

EXHIBIT C

Date: .May 24,2022

Subject: LUP22-019 "Pods at the Vineyard", a 17 lot Long Plat/Plat Alteration

To whom it may concern,

Having reviewed many of the plans and documents pertaining to LUp22-019, I want to provide

comments, express concerns and present some questions pertaining to just several aspects of the
development proposal

Proposed Landes Street (50' ROW, 16'paved driving surface) -

1. Conflicting Street Standards information:

Per the "Pre-Application Conference Report" (PRE21-003, signed by Lance Bailey, DSD Director and

dated 07123 /zAZLl;, under INFRASTRUCTURE 1". Streets and Driveways {pg 4 of report) --

o "The road section ts be buitt wilt be a T-8 with packets of an-street parking and a 6' sidewolk."

Perthe letter dated March 3,2022from Richard Berg/Terrapin Architecture and David Holland/Davos
Capital, LLC (applicantlsubmitied with the Preliminary Long Plat Application --

o " PAV is therefare propasing a T-9 street for vehicular and bike traffic"

Per "Pods at the Vineyard Civil Engineering Sheet C2" submitted with the Preliminary Long Plat

Application, the Proposed Street Sections are " Modified Public Works Street Standard T-6"; and the 4
details provided on that sheet all state "Modified PW Std T-5 for Local Access'! showing road sections

with 50'ROW.

Questions -

a. Why does the Civil Engineering sheet C2 provide details for Modified T-6 when the applicant's letter
states that they are proposing a T-9 street for vehicular and bike traffic?

b. What sections of the proposed Landes Street are to be T-9 (as stated in the March 3 2}L2letter) if any,

and where are the corresponding engineering details for the T-9 section?

c. Why does the PAV plans not conform to the City's review statement that the road section to be built will
be a T-8, when the plat/plat alteration plans are essentially the same design as was reviewed by the City

duringthe pre-app process in2A2I?

d. How am l, or anyone else, supposed to comment on the proposed road having different t types of
streets proposed but no definitive plans to review?

2. Conflicting Street Design Standards and Details * Civil Engineering Sheet C'2

Per City of PT Engineering Design Standards Table 6-1 Minimum Street Standard, for a T-6 street the

pavement width is 22 f eet, without any stated allowance for reduction in pavement width. The PAV's

a

a
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Civil Engineering Sheet C2 shows a 16-foot paved driving surface, rather than the minimum 22-foot. 

The proposed street details are nonconforming to the T-6 design standards. 

a. Note - The T-8 Standard Detail states a minimum pavement width of 26 feet, but allows for

pinch points, bulbs, pocket parking, etc. to be used to reduce pavement width. Table 6-1

Minimum Street Standard Summary does not provide for a reduction in pavement width for

the T-6.

b. The T-9 Standard Detail states a minimum pavement width of 16 feet. T-9 is what the

March 3 2022 letter states the PAV is proposing, but the Civil Engineering sheets do not

provide any details for a T-9.

• How am I, or anyone else, supposed to comment on the proposed road having conflicting types of
street standards proposed but no definitive plans to review?

3. Conflicting number of lots served by the proposed Landes Street:

a. Per the letter dated March 3, 2022 from Richard Berg/Terrapin Architecture and David Holland/Davos

Capital, LLC (applicant) submitted with the Preliminary Long Plat Application, the "proposed portion of

Landes Street will serve just 11 lots". However, the accompanying plans (Sheets 1-4) from Terrapin

Architecture show 12 lots with driveway access on Landes St (Lots B1-B7, and Lots Al-AS).

o It is unclear if one of the 12 lots might have the option of driveway access from a street other

than Landes. As it is uncertain, how am I supposed to comment other than to point out the

conflicting number of lots between the project documents?

4. Roadway extension westward from the existing 35th Street hammerhead turnaround, and relocation of

the sidewalk/path from the driveway of the PT EcoVillage (PTEV) parking lot:

• The applicant's plans do not explain nor illustrate how the new roadway extens.ion will impact the
existing stormwater catchment system and rain garden at the western street end of the current
hammerhead turnaround on 35th. 

a. Question - How will this system be affected and who will be responsible for the on-goin·g
maintenance?

• The plans show a relocation of the existing pathway from the western end of the existing

hammerhead turnaround in order to pave the new roadway. Note that this pathway, as well as

the remainder of 35th Street is designated as a Safest Route to School and shown on the

Non-Motorized Transportation Plan.

a. Concern - The proposed relocated path appears to be extremely close to the north edge of the

proposed roadway, lacking in minimum safe distance between motorized and non-motorized

travel.

5. Proposed Pathway along Landes Street - crossing near Lots B2 and B7

• We are concerned that the location of the proposed pathway crossing Landes Street in front of Lots

B2 and 87 - where driveways are indicated for both of these lots - may result in unsafe conditions.
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a. Question - Willthese driveways loop within the lot or have adequate turnaround within the lot

so that vehicular traffic from these lots enter the street forward rather than via backward

movement at the crossing?

5. Proposed 16'Street in 17.5' ROW {32"d Street RoW}

The existing 32nd Street ROW is only 17.5' wide, with an existing metal fence along the south side (PT

Vineyard fencing). PAV is proposing a L6'-wide two-way street within that ROW.

a Concern - This is too narrow of a ROW width to safely support vehicle traffic, compounded by

two limited-visibility curves.

b. Concern * The proposed 16'-wide street curves to join the existing 20'-wide Landes Street at the

same junction point that the PT Vineyard driveway is entering the exiting Landes Street.

L. Question - What will be the impact to the existing culve rt that runs under the PT

Vineyard gravel driveway within the existing Landes St ROW? Who will be

responsible for maintaining the culvert?

7. Traffic lmpact on 35th Street and San Juan Avenue

Concern - PAV replat will create 1"7 lots ranging in size from -5,000sf to -10,000 and per the March

3 2022letter from the applicants they will encourage buyers to build both a residence and an ADU.

The potential is therefore 34 Dwelling Units. This will increase the traffic on 35th Stieet as well as

at the intersection at San Juan Avenue. We encourage the City to require some form{s) of traffic

calming be put in place as part of this development.

Proposed Tree Conservation Plan

8. The "Tree Conservation and Landscape Plan" {Sheet 4} is insufficient to meet application requirements and

PTMC requirements.

The Preliminary Long Plat Application Submittal Requirements {revised 7/19/20211states: "Tree

Conservation plan - ldentification of all land, trees and tree canopy intended to be cleared; the trees

or tree canopy intended to be preserved and trees to be planted per PTMC 1"9.06.1^20, Tree

Conservation Standards; and the location of the proposed access to the site for clearing and grading

during site development or construction. The plan the required Tree Conservation plan should be

combined with the preliminary Landscaping Plan and must be prepared by a landscape design

professional, arborist or tree service professional. The site must be marked or flagged to show the

centerline of all proposed roadways as well as the project boundaries. {See PTMC 1-9.06.11.0 for

specific requirements for all Tree Conservation Plans)."

a

a

a Concern * The Tree Conservation Plan submitted by Terrapin Architecture {Sheet 4) has

no acknowledgement or indication that it was prepared by a landscape design professional,

arborist or tree service professional.
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b. Concern - The submitted plan does not include the location of the proposed access to the

site for clearing and grading during site development or construction, as required

c. Concern - The lubmitted plan does not include the Calculation of net site area IPTMC

1e.05.1L0{A}7(a}l

d. Concern * The submitted plan does not include the site topography at a contour interval

of 10 feet IPTMC 19.06.1"]^0(A]91

e. Concern * The submitted plan does not include the required watering plan for the

proposed nelv tree plantings [PTMC 19"06.110(A]141

f. Concern * required Field Marking of Site Features {PTMC 1"9.06.110{C} has not been

performed.

9. Tree Sizes and Canopies

Concern - The identification/size/dimensions of the existing trees appears to be based on a

topographic survey performed in 2011; which means that the information being relied upon for the

Tree Conservation Plan is more than a decade old.

10. Proposed New Tree Plantings

Concern - The submitted plans state that "SlX NEW DOUGLAS FIR TREES" (equivalent of 6 units) will

be planted, 5 of which are proposed to be planted in Rights-of-Ways (1" in 3Sth St ROW, 2 in 33'd St

ROW, 2 in Landes St ROW). However, Douglas Fir Trees are not on the Street Tree List for the City

of Port Townsend {Engineering Design Standards Chapter 6 - Appendix D),

Concern - Who will be responsible for the watering of the new trees proposed to be planted in the

33'd ROW, where RW is the adjoining parcel to the south and Lot C4 is the adjoining parcel to the

north?

Other Concerns

11. Proposed Rain Garden * according to the plans on Sheet 1", the proposed rain garden area is approximately

L,100 sf., and a listing of possible plants on Sheet 5. However, we are concerned that there is relatively no

other details provided as to depth, slopes, soil mix, overflow design, etc.

12. Roadside drainage swale at the southwest corner of the proposed Landes St ROW (near Lot A3) appears to

be lower in elevation than the proposed Rain Garden. Concern - how will the swale at that area be able to

direct runoff to the Rain Garden.

13. Sheet 2 "Proposed Sewer & Water Layout" - this sheet indicates a new Maintenance Hole just south of the

existing Kuhn Street, but does not provide any details as to Ground Elevation, SS lnvert Elevation, etc. as are

provided for the other proposed new maintenance holes. Also, the proposed Water Line does not extend

in proximity to Lot A3.

a

a

a
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14. Sheet 3 "Preliminary Power/Cable Layout" - this sheet indicates two new Transformers in the 33rd Street

ROW, north of Lot AS, that will deliver power to all but 4 of the new lots. However, the plans do not

identify the electrical power extensions necessary to those two new transformers.

I hope that these comments, concerns and questions will be taken under consideration by staff when reviewing 

this application and drafting their recommendation to the Hearing Examiner. 

Respectfully submitted, 

Kathy Taylor 
335 7 Pettygrove St 
Port Townsend, WA 98368 
512.585.5284 
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'Io: City of Port Tbwnsencl
From: Sandra Stowell, 316 33'd St, Port Ton'nsend
Date: 24May 2422

EXHIBIT D

COMMENT

The land adjacent to the proposed development is owned and used b-v three entities: the Port Townsend

Vineyard, the Port Townsend EcoVillage" and Rosewind Cohousing. Each of these has been dcveloped
with k:ng-term environmental considerations. And each offers real benefits to the broacJer Port
Townsend community, not just to the landowrrers. Any new development here has excellent role models
in these immediate neighbors

Unfortunately. the proposecl development, PorJs at the Vineyarcl, does not make use of these good

examples. Instead, Pods' developers propose making t'ull use of evcry sqlrare foot of land for nerv

residents while taking public street ROW to meet drainage, tree conservation. and other requirements.

The ad.iacent landowners have built homes and community with healthy open green space, have legal
commitments to growing food organically, without poisons, and have maintained existing trees and

added new ones.ll'he Vineyard is a local business Port'Itrwnsend can be proud of.'l'he EcoVillage
members have gone out o{'their \,vay to live lightly on the land and ofller a{lbrdable residences.

RoseWind maintains a multi-blocl< public trail to a high standard and even invites immediate neighbors
to enjoy parts of their comrnonly owned green space fcrr special events anc{ occasions. All three respect
a healthy nighttime environment with a commitment to rcsporrsible lighting (Dark Sky).

Howevero the developers for Pods at the Vineyard appear to be offering all the neighboring benefits as

aclvantages lbr their own subdivision. They'have appropriated the Vineyard's name as a marketing tool.
They propose using RoseWind private propefty, cumently a wild hcdgerow, for a Pods trail, and

changing existing informal footpaths into heavier use public trails. At the same time they offer nothing
in return; ther:e are just no beneiits to the wider community in their proposal!

The Pods development has no green space of its own but instead takes public spaces in order to
maximize buildable lots. lt seems likely that there will be l7 large expensive homes, in an institutional
suburban-style development. There is nothing to crrfbrce building any affordable ADtJs on these

slightly larger lots without real constraints in the fonn of covenants. The new developnrent will add car
traffrc rvithout improving existing sub-par roads, while those residents who walk or bicycle would be

dir"ected east onto RoseWind private propert5z by proposed new trails on adjacent land.

This clevelopment. as proposecl, is out of character with the neighboriroocl and with Port'IbwnseniJ
development goals.

Port Townsend is in the rniddle of a struggle to combine environmentally sustainable development with
creating more affordable homes fcrr real working people.'I'he proposed development contributes
nothing tow'ard either of these critical goals.
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ADDITIONAL COMMENTS 
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City of Port Townsend
Development Services Department
25U Madison Street, Ste" 3

EXHIBIT E-T

RE: LUP22-109 Fods at the Vineyard

May 24, 2S?2

In asking for opproval of their proposed dev*lopment, Raab and Hnlland seem to implicitly and

expticitly color their request with suggestions of ecological and soclal virtue" Alth*uEh the
develcpers ma,y personally hold such values, I find na evidence of such values in their proposed

plans, and wnuld rauticn against letting such implications influ*nce the evaluation.

Use of thE ter:ms *pods'n and "greenpcd" c*uld imply that "green" constructio* will characterize the

housing on the site, I see no indication that -'greenpod" construction witl be reguired. As far as I
can tell, they plan to sell }ots, and buyers will be able to build anything legat"

Affordable housing is very much needed in pT, but this will ,not be inexpensiv*, Developers need to
come nut ahead after buying thc land and installing the infrastructure, both costly in this case. {As
are Greenpod houses, if used.)

What does lt mean that *'marketing"'*encourages" building ADUs? This seems meaningless, as any

single family r€sidence in PT is allowed to have an ADU. And.presumably anyone buyinE a lot there

will havp theirown reasoRs for wanting or not.wanting an ADU. Constructing sn '{DU is a signtficant

expense* an extra bathroom, kitchen appliances, etc" Plus maintaining it. Sound-insulating, and

sound infiltration anyway. If rented, landford-tenant relations and responsibilities. i see ,no reasoR

ts count on this "encouragement't as adding to the supply of affordable housing in PT.

It sounds goad that there is a "tree canservation ,plan". However, the description of the existing

trees is ten years cut of date, and walkinE the site it appears there may be numerous very targe

trees in areas slated for building, It also sounds good that there is to be a'"rain gard@n" and a

"prairie." But whe will maintain these areas? Without diligent upkeep such areas will rapidly

becsme overgrown patches of invasive weeds. The plants referenced may be difflcult to obtain and

maintain: they may be just *xpensive deer food- It seems highly unlikely that the propased

landscaping would become legitimate "'prairie.'

I hop* the evaluation of this project wilt not be confused hy any implication thst it wottld add to
Port Townsend's stock of affordable housing, or be significantty "green", but will recognize it as the

comrnercial venture it is,

Susan Wallace
3357 Pettygrove St
Port Townsend WA 98368

sus*n v\{a I lace. au(a gmfr iJ.isq m
5t2.626.7872'
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'Ib: City of Port'Ibwnsend
From: Ceralynn Rackowski, 311 33"i SL Port Townsend
Date: 24May 2422

EXHIBIT 8.2

COMMENT

Project: Pods at the Vineyard

Project address: blocks 6,7,8 Tibbals second addition

I have several concerns.'lraffic, parking and sewer are my biggest concerns.

Parking:

Most homes in P'I.have 2 vehicles ancl many have RVs ancl/or trailers. With a house plus ADU there

does not appear to be adequate parking on lot or on street

Traffic:

A. The blind irrtersection on 35th exiting to San Juan is cumently a serious hazard.

l. Blue Hercln School kicls walk and ride clown the sidewalk and you can't see much of the sidewalk
until you pull into the crosswalk. Lots o1'other walkers and runners too. Hedges could be cut down on

the north side, but there is a tall rockery on the south.

2.35th St is an ice sheet from the time it gets icy until the temperature rises above freezing since it gets

no sun. It is very steep the half block before the intsraetion.

3. There is no sidewalk on most of 35th and lots of pedestrians.

B. Connecting the new Landes to the existing Landes is too narrow with poor sight lines fbr two*way
trafhc and no pedestrian path

Sewer:

Can an 8" sewer line with the minimum slope handle ap ta 32 new units?

Is one pumping station sullicient?
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May 24, 2022 

To: City of Port Townsend 
Development Service Department 

Page 1 of3 

re: LUP22-019 (Long Plat/Plat Alteration) for Pods at the Vineyard Proposal 

The developers making this proposal have provided inadequate notice and information. One clear 
example of this is the single Public Notice posted near the NW comer of the proposed new subdivision. 

The single posted notice is located on a dead end section of Kuhn St., only just momentarily visible to 
those passing on 35th St., if they happen to look in that direction! 

Only four neighboring households actually pass this posted sign in order to reach their homes. However 
the proposed development will have a significant impact on many other neighbors. 

There is no sign posted anywhere near the south end of the proposed development, where a problematic 
intersection is proposed. 

I include photos taken at the north end of "Pods at the Vineyard" from 35th St, and also photos take on 
Landes at the south end. 

This is just one example of the incomplete and confusing information provided by the developers for 
this proposed subdivision. 

Thank you, 
Sandra Stowell 
sjstowell 1 OOO@gmail.com 
(360)554-8071

31633 rd St. 
Port Townsend 

RECEIVED 

MAY 2 4 2022 

Cl1YOF PORTTOWNSEND
DSD 
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Photos taken 5n0n2 from 35th St,
of the single posted public notice for
LUP22-019 which proposes several
street vacations"

The sign shown at left is on Kuhn St.
It can be brlefly glimpsed from 35th
by passing traffic, but is easy to miss.

There is no sign on 35St wfrere the
street is proposed to be extended to
a relocated new section of Landes.

The photo at lower right shows Kuhn
from 35th. The only posted public
notice sign is largely obscured by
overgrown shrubs at this angle, and is
not visible from 35th by drivers
traveling east from the EcoVillage
community parking lot.
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Photos taken 5/12/22, from the 
3100 & 3200 blocks of Landes St. 

There was and is no pubUc notice 
sign posted. 
This is within a block of one 
partial street vacation of the 
32ndSt ROW. 

Photos show the location of a 
problematic new intersection at 
Landes and 32nd St (labeled as 
"proposed Landes St" on the 
developer's documents). 

The proposal would create a very 
narrow 2-way street alongside the 
existing Vineyard driveway, and 
appears to open a public trail thru 
what is now a signed courtesy 
footpath, all at one intersection. 
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STATE OF WASHINGTON 
CITY OF PORT TOWNSEND 

In re the Matter of: 

GREENPOD DEVELOPMENT 
c/o Anne Raab and Steve Raab 

-and-  File No.  LUP22 -019 

DAVOS CAPITAL LLC 
c/o Dave Holland 

SWORN STATEMENT OF KATHRYN TAYLOR 

I, Kathryn Taylor, declare under penalty of perjury that: 

1. I reside at 3357 Pettygrove St., Port Townsend, Washington.

2. I currently serve as a member of the Board of Directors of Rosewind, a nonprofit mutual corporation,

hereinafter referred as “RW”.

3. The RW community and board of directors nominated a task force to monitor progress of the Pods At The

Vineyard (PATV) proposed development.  I have been a member of that task force since May 2021.

4. As part of that task force’s work it submitted regular open records requests to the City of Port Townsend

to stay apprised of the progress of the PATV proposed development, determine the status of such

development, and to report those findings to the RW board of directors and community.

5. I have submitted 4 open records requests specific to the PATV proposed development, spanning from

12/15/2021 to 08/22/2022.

6. On August 22, 2022 I received in the mail a Notice of Public Hearing for The Plat of Pods at the Vineyard,

which notice stated that the hearing on the application would take place on August 19, 2022.  A true and

correct copy of that Notice is attached hereto as Exhibit A.

7. On August 22, 2022 I also observed the Notice of Public Hearing for The Plat of Pods at the Vineyard that

was posted at 32nd St. ROW and Landes St. and which also stated that the hearing on the application would

take place on August 19, 2022.  True and correct copies of photographs of that Notice are attached hereto

as Exhibit B.

8. On August 22, 2022 I submitted an open records request via the City’s online Public Records Request

portal (https://cityofporttownsendwa.nextrequest.com/) asking to schedule a time to come in to review

the file for LUP22-019.

9. On August 23, 2022 the City responded to that request by providing a link to the Development Services

Department’s webpage that contains selected documents related to LUP22-019

(https://cityofpt.us/development-services/page/pods-vineyard), the same set of documents that were

made available on that webpage in May 2022.  No appointment time(s) were provided.  Refer to Exhibit C.

10. Between July 2021 and June 28 2022, I reviewed the files associated with Pre-Application Meetings PRE19-

003 (2019) and PRE21-003 (2021) in person, at city hall, as well as the Preliminary Long Plat Application

LUP22-019 (2022) of the PATV development.

11. I submitted a comment on this matter that is dated May 24, 2022.  By way of this sworn statement I wish

to amend and supplement that comment for purposes of submitting the same to the Hearing Examiner in

this matter.

12. On June 19 2022, I submitted Request 22-256 that stated “I would like to review in person all the

documents in the file for LUP22-019, including all comments received to date in response to the Public

Notice of this project, as well as any email correspondence between DSD staff and any of the applicants

related to LUP22-019 since 05/13/2022.”
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13. In response to the second portion of my request for any email correspondence, the city produced a file

containing internal and external email correspondence.  Included in this was an email with an attached six

(6) page responsive document from the PAVT applicants’ representative, Richard Berg, to the city planner,

John McDonagh.

14. This email, dated 06/14/2022, was not copied and placed in the LUP22-019 file that I reviewed in person

on June 28 2022.  A copy of said email and the responsive document is attached hereto, incorporate as

part hereof, and marked as Exhibit “H”.

15. Mr. Berg’s response includes numerous material representations of fact and related factual arguments

that do not appear in the application deemed complete by the city on April 25 2022. Said responsive

document was never served upon RW or any of its members who had already commented of-record as a

party to this matter. Nor was it ever served upon the PT EcoVillage or other commenters in this matter.

16. Neither the general public nor other keenly interested stakeholders were on notice of Mr. Berg’s

communication with the city after notice of the application was served and comments were filed.

17. PATV proposes to move the currently platted Landes Street 24’ ROW to the west and establish a new ROW

between 32nd Street and 35th Street.

a. PATV’s project narrative dated May 3, 2022 and signed by Richard Berg and David Holland,

submitted with the Preliminary Long Plat Application, proposes a T-9 street for vehicular and bike

traffic, with a separate compacted gravel fines pathway.

b. PATV’s “Pods at the Vineyard Civil Engineering Sheet C2” drawn, stamped and signed by Everett A.

Sorrensen, P.E., states “Proposed Street Sections: Modified Public Works Street Standard T-6”.

Each of the four street sections drawn on Sheet C2 state “Modified PW Std T-6 for Local Access”.

c. In five (5) places on the Civil Engineering Sheet C2 the proposed Landes Street is incorrectly

identified as a modified street standard T-6.

d. On Sheet 1 of the “Greenpod Development” plans, stamped and signed by Richard Berg, principal

architect with Terrapin Architecture PC, the proposed Landes Street has four cross sections labeled

“A”, “B”, “C” and “D”.  Cross section “A” is located between Lot B4 and Lot B5; cross section “B” is

located between Lot B3 and Lot B6; cross section “C” is located between Lot A1 and Lot A5; cross

section “D” is located between Lot A3 and Lot A4.

e. PATV’s Civil Engineering Sheet C2 contains details for four street cross sections labeled “A”, “B”,

“C” and “D”.

f. Typically, each of these labeled street cross section details would correspond to the associated

labeled sections on Sheet 1 of the site plan.

g. The street section detail drawn and labeled “A” on Sheet C2 is not an accurate drawing of the

section of Landes Street drawn and labeled “A” on Sheet 1 of the Greenpod Development site

plan.  The section detail on Sheet C2 shows two stormwater swales whereas the site plan Sheet 1

only shows one stormwater swale.

h. The street section detail drawn and labeled “B” on Sheet C2 is not an accurate drawing of the

section of Landes Street drawn and labeled “B” on Sheet 1 of the Greenpod Development site

plan.  The section detail on Sheet C2 shows two stormwater swales whereas the site plan Sheet 1

only shows one stormwater swale.

i. The street section detail drawn and labeled “C” on Sheet C2 is not an accurate drawing of the

section of Landes Street drawn and labeled “C” on Sheet 1 of the Greenpod Development site

plan.  The section detail on Sheet C2 only shows one stormwater swale whereas the site plan

Sheet 1 shows two stormwater swales.

j. Additionally, the section detail drawn and labeled “C” on Sheet C2 shows a 6’ pathway on the west

side of the street whereas the site plan Sheet 1 shows the pathway on the east side.

k. The street section detail drawn and labeled “D” on Sheet C2 is not an accurate drawing of the

section of Landes Street drawn and labeled “D” on Sheet 1 of the Greenpod Development site
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plans.  The section detail on Sheet C2 only shows one stormwater swale whereas the site plan 

Sheet 1 shows two stormwater swales.   

l. Additionally, the section detail drawn and labeled “D” on Sheet C2 shows a 6’ pathway on the west

side of the street whereas the site plan Sheet 1 shows the pathway on the east side.

m. None of the four street section details drawn by the professional engineer on Sheet C2 are

accurate drawings of the corresponding sections of Landes Street on Sheet 1 of the Greenpod

Development site plans.

n. PATV is proposing a 16’ paved driving surface for two-way traffic for the new Landes Street,

including 140’+- length of roadway within the existing 32nd Street ROW that is only 17.5’ wide.

o. This stretch of ROW has an impenetrable 6’ tall chain-link fence on the south boundary, erected by

the owner of the property adjacent to the ROW on the south -  PT Homestead LLC (aka Port

Townsend Vineyards).

p. RW has concerns about constructing a two-way 16’ wide street in such a limited ROW, as there

will only be 1.5’ (18”) of available “shoulder” and the south side of the street will be restricted by

the existing impenetrable chain-link fence.

q. City of Port Townsend Public Works has experimented with Edge Lane Roads (ELR), performing a

temporary test installation on two blocks of Blaine Street (for approximately 4 weeks) and plans to

install on portions of three selected existing streets in September 2022.  This was presented to City

Council during their July 5th 2022 meeting.

r. ELRs are not recommended for streets having below 20’ in available width (per the 2020-02-

11_edge_lane_road_design_guide.pdf available the Advisory Bike Lanes’ Design Guidance

webpage https://www.advisorybikelanes.com/design-guidance.html, which the City is using as a

resource for design and implementation of ELRs).

18. PATV’s “Greenpod Development” site plan Sheet 4, stamped and signed by Richard Berg, principal

architect with Terrapin Architecture PC, is labeled as a “TREE CONSERVATION AND LANDSCAPE PLAN”.

Sheet 5, stamped and signed by Richard Berg, principal architect with Terrapin Architecture PC, is titled as

“Preliminary Landscape Guidelines”.

a. The Submittal Requirements Checklist, that is part of the Preliminary Long Plat Application form in

the Tree Conservation Plan item on page 3 that the “the required Tree Conservation plan should

be combined with the preliminary Landscaping Plan and must be prepared by a landscape design

professional, arborist or tree service professional.”

b. On page 3 of the Pre-Application Conference Report for Pre-App # PRE21-003, in the section “TREE

CONSERVATION REQUIREMENTS (PTMC)”, it is stated “A qualified arborist, landscape design

professional, or tree service professional must prepare the plan”.

c. PTMC 19.06.110 B stipulates “Tree conservation plans shall be drawn to scale and include a north

arrow.  For residential subdivisions, public projects, multifamily, mixed use, and commercial

projects, tree conservation plans shall be prepared by a landscape design professional, arborist,

or tree service professional.”

(https://www.codepublishing.com/WA/PortTownsend/html/PortTownsend19/PortTownsend1906

.html#19.06.110)

d. PAVT’s proposed “TREE CONSERVATION AND LANDSCAPE PLAN”, Sheet 4, is not in compliance

with the requirements of PTMC 19.06.110.

e. PAVT’s proposed “TREE CONSERVATION AND LANDSCAPE PLAN”, Sheet 4, is not in compliance

with the Submittal Requirements in the Preliminary Long Plat Application.

f. PAVT’s proposed “TREE CONSERVATION AND LANDSCAPE PLAN”, Sheet 4, does not adhere to the

Tree Conservation Requirements specified in the Pre-Application Conference Report.
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g. As such, the PAVT’s proposed Tree Conservation and Landscape Plan should not be considered as

meeting the preparation requirement.

h. Per PTMC 19.06.110 (Tree conservation plans – Contents) A.2, the approximate location of

construction staging areas should be shown on the tree conservation plan.

i. PAVT’s proposed “TREE CONSERVATION AND LANDSCAPE PLAN”, Sheet 4, does not show any

construction staging areas.

j. Per PTMC 19.06.110 (Tree conservation plans – Contents) A.7a, the Calculation of net site area

determined by subtracting the area of public and private road rights-of-way should be shown on

the tree conservation plan.

k. PAVT’s proposed “TREE CONSERVATION AND LANDSCAPE PLAN”, Sheet 4, does not show any such

calculation.

l. Per PTMC 19.06.110 (Tree conservation plans – Contents) A.7b, the Calculation of tree unit credits

should exclude existing trees in adjacent opened or unopened rights-of-way.

m. PAVT’s proposed “TREE CONSERVATION AND LANDSCAPE PLAN”, Sheet 4, calculation of tree unit

credits appears to include existing trees in adjacent opened or unopened rights-of-way.

n. Per PTMC 19.06.110 (Tree conservation plans – Contents) A.9, the tree conservation plan shall

show the site topography at a contour interval of 10 feet.

o. PAVT’s proposed “TREE CONSERVATION AND LANDSCAPE PLAN”, Sheet 4, does not show

topography at a contour interval of 10 feet.

p. Per PTMC 19.06.110 (Tree conservation plans – Contents) A.14, “A watering plan is required for

tree conservation plans that propose new tree plantings. The plan must provide for the adequate

watering of the newly installed trees at the time of planting and through the dry periods (typically

May through September) for a minimum of three years.”

q. PAVT’s proposed “TREE CONSERVATION AND LANDSCAPE PLAN”, Sheet 4, indicates that Six New

Douglas Fir Trees (equaling 6 tree units) will be planted – five in existing ROWs and one on Lot C2.

r. Neither the proposed “TREE CONSERVATION AND LANDSCAPE PLAN”, Sheet 4, nor the

“Preliminary Landscape Guidelines”, Sheet 5, provide any watering plan, and therefore is not in

compliance with section PTMC 19.06.110 of the municipal code.

s. PAVT’s proposed “TREE CONSERVATION AND LANDSCAPE PLAN”, Sheet 4, states that 18 trees @>

20” DIA are to be retained, equivalent to 54 tree units.

t. PAVT’s “PROPOSED SEWER & WATER LAYOUT” Sheet 2, stamped and signed by Richard Berg,

principal architect with Terrapin Architecture PC, shows the proposed pressurized sewer line to

run extremely near or through the Critical Root Zone of two (2) existing trees – a 36” Cedar

between Lot B2 and Lot B7) and a 28” Fir near the proposed north cleanout in the 35th St ROW.

u. Placement of the proposed pressurized sewer line puts these two retained trees (totaling 6 tree

units) at risk of surviving the infrastructure development.

v. PAVT’s “PROPOSED SEWER & WATER LAYOUT” Sheet 2 shows the proposed new water line to run

extremely near or through the Critical Root Zone of the 22” Cedar just east of Lot B1 at the tee of

the proposed waterline.

w. Placement of the proposed water line puts this retained tree (totaling 3 tree units) at risk of

surviving the infrastructure development.

x. PTMC 19.06.150 (Protection of trees before and during development) C. states “Tree protection

area shall be clearly shown on all applicable site development, preliminary plats, and construction

drawings.”

https://www.codepublishing.com/WA/PortTownsend/html/PortTownsend19/PortTownsend1906.

html#19.06.150

y. Tree Protection Area is not shown on any of the PAVT’s site plans or preliminary plat documents,

and therefore is not in compliance with this section of the municipal code.

Exhibit F 

https://www.codepublishing.com/WA/PortTownsend/html/PortTownsend19/PortTownsend1906.html#19.06.150
https://www.codepublishing.com/WA/PortTownsend/html/PortTownsend19/PortTownsend1906.html#19.06.150


Page 5 of 23 

z. PAVT’s proposed “TREE CONSERVATION AND LANDSCAPE PLAN”, Sheet 4, states that six new

Douglas Fir Trees (= 6 Units) will be planted, five of these in existing and newly dedicated ROW’s.

aa. City of Port Townsend Public Works publishes an “Approved List of Trees in the ROW”.  Douglas Fir 

tree is not included in the approved list.   

bb. PAVT’s “Preliminary Landscape Guidelines” Sheet 5, under 3. Rain Garden, states “Rain garden 

size, depth, slopes, etc. to follow Civil engineering plans to achieve designed capacity.” 

cc. PAVT’s Preliminary Long Plat Application documents do not include any civil engineering plans for

the proposed rain garden.

19. PATV’s “Greenpod Development” site plan Sheets 1 through 4, stamped and signed by Richard Berg,

principal architect with Terrapin Architecture PC, indicates a series of proposed trails and presumed trails

available to the public.

a. The “NEW ROSEWIND TRAIL?” (on PATV’s “Greenpod Development” Sheets 1 through 4 site plans)

drawn east-west through an existing barb wire fence and continuing along the south portion of

RW privately owned common land.

b. RW community nor its board of directors has never ever entertained the prospect of an east-west

trail through that area of common land, nor have we ever been requested to consider such a

proposal by PATV or the City of Port Townsend.

c. The “NEW ROSEWIND TRAIL?” is erroneous and misleading, and should be removed from PATV’s

Sheets 1 through 4 prior to any form of approval of these plans and the Preliminary Long Plat

Application.

d. PATV’s “Greenpod Development” Sheets 1 through Sheet 4 mistakenly identify two “ROSEWIND

TRAILS AVAILABLE TO THE PUBLIC”.

e. RW, per the approved Planned Unit Development Application, created and maintains one north-

south public path known as “RoseWind Way” from 35th Street at the north to Umatilla at the

south.  Additionally, short trails connecting from Haines St to RoseWind Way and from Woodland

St to RoseWind Way.

f. These public trails are shown on the City of Port Townsend’s Trails Directory webpage

(https://cityofpt.us/parksites?tid=All&tid_1=821&keys=) and a screenshot of the City’s designated

public trails in and around the RW area is provided in Exhibit D following this statement.

g. These public trails are shown on the City of Port Townsend’s “Street and Trail Map (January 2016)

available online at

http://weblink.cityofpt.us/WebLink/0/edoc/85821/Street%20and%20Trail%20Map%2011x17%20(

January%202016).pdf   and a screenshot of the City’s designated public trails in and around the

RW area is provided in Exhibit E following this statement.

h. The “ROSEWIND TRAILS AVAILABLE TO THE PUBLIC” is misleading and erroneous and be removed

from PATV’s Sheets 1 through 4 prior to any form of approval of these plans and the Preliminary

Long Plat Application.

i. PATV’s Sheets 1 through 4 contain a new proposed trail in the 33rd St ROW, from the proposed

new Landes St ROW to Kuhn St.

j. RW has three parking spaces designated on the south portion of the 33rd St ROW west of Kuhn St

(south of the existing hammerhead turnaround).

k. On December 6 1993, City Council adopted the findings, conclusions and conditions and granted

RW’s Planned Unit Development Application #9106-04. (pages 7-27 of the pdf of the 12/06/1993

minutes available online http://weblink.cityofpt.us/WebLink/0/doc/7202/Page1.aspx)

l. Included in the listed findings was “Exhibit C Planned Unit Development Site Plan and Plan of

Roads, Parking and Paths, dated November 22, 1993”.  (This plan designated the 51 parking spaces

that the City required of the RW PUD.)  See Exhibit F following this statement.

m. Three of those City-approved 51 parking spaces in the PUD Site Plan are located in the 33rd St ROW

west of Kuhn St and south of the hammerhead turnaround. See Exhibit G following this statement.

Exhibit F 

https://cityofpt.us/parksites?tid=All&tid_1=821&keys
http://weblink.cityofpt.us/WebLink/0/edoc/85821/Street%20and%20Trail%20Map%2011x17%20(January%202016).pdf
http://weblink.cityofpt.us/WebLink/0/edoc/85821/Street%20and%20Trail%20Map%2011x17%20(January%202016).pdf
http://weblink.cityofpt.us/WebLink/0/doc/7202/Page1.aspx
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n. Today, that area is mowed and maintained by RW and is used not unfrequently as parking for RW

members, their guests and contractors.

o. PAVT should relocate that portion of their proposed trail in the 33rd St ROW, and Sheets 1 through

4 redrawn prior to any approval of these plans and the Preliminary Long Plat Application.

I, Kathryn Taylor, declare on this 1st day of September 2022, under penalties for perjury under the laws of the state 

of Washington that the above and foregoing are true and correct. 

Kathryn Taylor _
Print Signature 

3357 Pettygrove St, Port Townsend WA 98368 
Address 
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Exhibit A  - mailed Notice of Public Hearing (received August 22, 2022) 
Exhibit F 
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Exhibit A (cont.)  - mailed Notice of Public Hearing (received August 22, 2022) 
Exhibit F 
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Exhibit A (cont.)  - mailed Notice of Public Hearing (received August 22, 2022) 
Exhibit F 



Page 10 of 23 

Exhibit B  - posted Notice of Public Hearing (located at 32nd St ROW & Landes St) 
Exhibit F 
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Exhibit C – Open Records Request 22-350 
Exhibit F 
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Exhibit C (cont) – Open Records Request 22-350 
Exhibit F 
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Exhibit D – City of Port Townsend – Trails Directory screenshot of RW area 

(https://cityofpt.us/parksites?tid=All&tid_1=821&keys=) 

Exhibit F 

https://cityofpt.us/parksites?tid=All&tid_1=821&keys=
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Exhibit E – City of Port Townsend – 2016 Street and Trail Map – screenshot of RW area 

(http://weblink.cityofpt.us/WebLink/0/edoc/85821/Street%20and%20Trail%20Map%2011x17%20(January%20

2016).pdf) 

Exhibit F 

http://weblink.cityofpt.us/WebLink/0/edoc/85821/Street%20and%20Trail%20Map%2011x17%20(January%202016).pdf)
http://weblink.cityofpt.us/WebLink/0/edoc/85821/Street%20and%20Trail%20Map%2011x17%20(January%202016).pdf)
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Exhibit F – City Council Minutes – 12/06/1993 – “Exhibit C Planned Unit Development Site Plan and Plan of 

Roads, Parking and Paths, dated November 22,1993.” 

(http://weblink.cityofpt.us/WebLink/PDF/b5n3znzxeghvadeeti4nzcc0/1/12061993.pdf) 

Exhibit F 

http://weblink.cityofpt.us/WebLink/PDF/b5n3znzxeghvadeeti4nzcc0/1/12061993.pdf
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Exhibit G – Screenshots of 3 parking spaces in 33rd St ROW from “Exhibit C Planned Unit Development Site Plan 

and Plan of Roads, Parking and Paths, dated November 22,1993.” Approved by City Council. 
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Exhibit H – June 14th Email and six(6) page responsive document, from Richard Berg 
Exhibit F 
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Exhibit H (cont.) - June 14th Email and six(6) page responsive document, from Richard Berg 

June 13, 2022 

This memo from the proponents of Pods at the Vineyard (PAV) is in response to public comments received 

during the comment period for the subdivision application for the “Pods at the Vineyard” development on blocks 

6, 7, and 8 of the H.L. Tibbals Jr.’s 2nd Addition in the City of Port Townsend, LUP22-019. 

I. COMMENTS FROM PORT TOWNSEND ECO VILLAGE, dated 5/19/22

1. Parking on 35th Street

PAV comment: 35th Street is a public street. PAV will have no say over whether public users, whether they be 
guests at PAV residences or not, park on the edges of 35th Street. PAV has no specific intention for use of the 
35th Street ROW for parking. As required by code, there will be at least 2 on-site parking spaces on each PAV 
lot, and 3 on-site spaces if there is an ADU on the lot. There are 9 street parking spaces provided on Landes St. 
that are intended for use by guests to the neighborhood. 

If the City determines that either 35th Street west of Kuhn, or Kuhn Street itself, are too narrow to provide street 
parking plus emergency vehicle access, then per the Engineering Design Standards, the City will make a 
decision about posting “No Parking” signs in those locations. 

PAV intends that the eventual owners of all lots in the development will provide on-site parking as required by 
the City zoning code. Providing more than what is required will be up to each individual property owner. 

Providing more on-site parking than what is required will cover more of each site with impervious surface, 
degrading the ability of the property to absorb runoff and intensifying stormwater management issues for the 
property. 

2. One-way street with a bike lane

Landes Street has been conceived as a narrow, multi-modal street, with use shared by pedestrians, bicycles,
scooters and skateboards, and slow-moving vehicles, without any striping. This type of street is typical of most
residential streets in Port Townsend, (those that are not designated as any level of thoroughfare), and Port
Townsend residents are mostly used to driving, walking, and biking on these back- and side- streets without
incident. In this case, the narrow street and meandering shape are recognized traffic-calming measures, and
are intended to function as such for the proposed Landes Street.

To borrow from information prepared for the San Juan Discovery project also currently under review for
development in the City of Port Townsend, the following are excerpts from the Terra Soma Memo submitted
with that project’s PUD application:
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Exhibit H (cont.) - June 14th Email and six(6) page responsive document, from Richard Berg 

“People have always lived on streets. They have been the places where children first learned about the world, 

where neighbors met, the social centers of towns and cities.” - 

Donald Appleyard, Livable Streets, 1981 

These words by Donald Appleyard remind us that streets are for people, not just cars. They should be places where 

we come together to play, socialize, and build community, and where young and old alike improve physical, social 

and creative health. In addition, streets by design should help restore our climate. Thus, the guiding design 

principle for neighborhood residential streets should be livability, i.e. streets that prioritize people walking, biking, 

playing and socializing, first. 

THE MODEL 

The shared street—known as woonerfs or residential yards in the Netherlands— is a place where people walking, 

biking, and playing share the same space as people driving. Shared streets are also called living streets or home 

zones. The choreography of movement is strongly influenced by street design where traffic speed is engineered to 

be slow— 10 mph— both through physical and visual treatments. 

Thus, PAV has no interest in painting a line down the middle of the street, creating a bike lane on one side and 
one-way traffic on the other side. The rationale for both one-way streets and bike lanes is to separate, and by 
virtue of separation, allow both the cars and bikes to move faster. That is antithetical to PAV’s conception of 
Landes Street. 

3. Tree Conservation Plan

The Port Townsend EcoVillage’s assertion that the PAV Tree Conservation Plan “asks for fewer than the existing 
number of trees” is in error. The Tree Conservation Plan calls for all of the existing trees on the site to be 
preserved, and for 6 additional trees, which will eventually grow large like the existing trees, be added. 
Preservation of the existing trees located on what will become private property can be achieved through 
covenants on the property at the time of the sale. 

Preserving the look and feel of the existing landscape on the site, as part of the historic Happy Valley dry upland 
prairie, is important to the proponents of PAV, and is consistent with the Port Townsend Tree Conservation 
code, PTMC 19.06. See the following excerpt: 

C. Alternative Tree Conservation Plans. (PTMC 19.06.120)

1. Some lots, sites or land uses provide valuable open space functions, including but not limited to maintaining

view corridors, that may conflict with the planting dense stands of trees. Examples include portions of town

that historically have had few trees, such as Happy Valley; or, some land uses, such as crop or tree farming or

gardening, small animal husbandry, recreational play fields, etc., which are dependent upon open space and solar

access. Alternative tree conservation or planting plans that do not meet the strict requirements of the tables of this

section may be proposed in such circumstances.

Generally, the tree conservation ordinance calls, on property that initially has few trees, to plant two new trees for each 
tree to be removed. The PAV plans call for all existing trees to be maintained, so no new trees are required under that 
provision. However, PAV will voluntarily plant 6 new Douglas Fir trees that will eventually grow to the size of the 
existing trees, while maintaining the character of the site, which is characterized by small groupings of 2-3 large 
evergreens, or single large evergreens, scattered throughout a grassland environment. 
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PAV will not have much say or control over how the eventual property owners will landscape their own properties, 
other than the convenants to maintain the large evergreen trees. But PAV can take the step of restoring the pre-1850’s 
prairie ecosystem in the public rights-of-way. This may be a recipe for a weed patch in the eyes of some, but PAV feels 
that it can be easily maintained in exactly the same manner as the remaining patch of original prairie at the Port 
Townsend golf course is currently maintained. That is, the prairie vegetation bursts into exquisite blue and yellow color 
in the May-June part of every year, and can be periodically mown throughout the rest of the year. This should not be 
atypical for ROW maintenance anywhere in Port Townsend. 

4. Public Paths and Bike Lane

The provision of a path across the southern corner of Rosewind property, labeled on the PAV site plan as “New 
Rosewind Trail?” is a suggestion, not a required part of a path network proposed by PAV. The PAV proponents 
understand, per comments received from Rosewind, that they have no interest nor intention of providing such a 
path. However, the conception of Landes as a slow- speed, multi-modal “living Street”, with narrow width and 
meandering turns used as time-tested traffic-calming measures, applies to the southern end of the street as well as 
the north-south section, and we believe that pedestrian traffic on the south S-curve will be safe. 

5. Stormwater catchment at current west end of 35th Street

Plans for the extension of 35th Street to the new location of Landes should not affect the current drainage of 35th 
Street runoff into the existing rain garden in any way. The newly extended portion of 35th Street will drain into 
Landes and into the roadside swales along Landes. 

The existing rain garden is located in the 35th Street ROW and it is the City of Port Townsend’s responsibility to 
maintain the rain garden, unless there is an agreement with PT EcoVillage with regard to its maintenance. If such an 
arrangement exists, we are unaware of it. 

II. COMMENTS FROM ROSEWIND COHOUSING, received by City of PT 5/24/22

A. Sometimes materials are labeled by the project name, and sometimes they are labeled by the client
name. In this case, both conventions were used as the project ideas developed, and at the point of
the subdivision application,Terrapin failed to label all of the documents consistently. Although it
does not take a great deal of intelligence to conclude that all of the documents in the subdivision
submittal refer to the same project, Terrapin can re-label and re- submit the drawing sheets, if that is
deemed necessary by the City of PT.

B. PTMC 18.16.040 states that “a preliminary plat shall be submitted on one or more sheets”. PTMC
18.16.050 C states that the “preliminary plat” shall contain a long list of required information. It
does not state, as far as we can tell, that the information must all be on the contained on the
Preliminary Plat Map. In fact, if it were all shown on the Preliminary Plat Map, the map would be
so full of information that it would essentially be unreadable.

PAV attempted to provide all of the pertinent information requested under 18.16.050, some of it on the
Preliminary Plat Map, and other information on other drawings and documents that were submitted.

So essentially, the PAV proponents think we are correct in contending that Rosewind’s
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laundry list in Item B, of what should be included on the PPM, is misguided, and largely irrelevant. 
However, the list in Item B does contain some legitimate questions. So, this memo addresses some of those 
questions, and also for the sake of clarity, we will point out where various parts of the project information can 
be found. 

4) Terrapin can add an overall index to all the sheets submitted, if required by the City of PT.

7) The Preliminary Plat Map can be signed by Brian Van Aller and re-submitted, if required by
the City of PT.

8) The wording is that the canopy of trees to be cleared shall be shown. PAV does not intend to
clear any tree canopy. Also, it seems obvious to the proponents that the construction entrances will
be at the two ends of the proposed street, however Terrapin can add notes that identify these two
locations, if required by the City of PT.

9) The tree conservation plan identifies all of the significant trees, and states clearly that all of the trees
identified on the plan will be preserved.
11) PT EcoVillage is correctly identified on Sheet 1. Rosewind Inc. is identified as Rosewind PUD. PT
Homestead LLC to the west and Madeline Nelson to the east are not identified. We can add this information
and resubmit the plans.

13) Per the title reports, there are not easements that affect the site.

15) Sizes and invert elevations of the sanitary sewer lines that are affected by this development are shown on
the Utility plan, Sheet 2, and on the preliminary civil plans.
17) Water system facilities and proposed fire hydrant are shown on the Utility Plan, Sheet 2.
19) Existing and proposed trees are shown on the Landscape Plan, Sheet 4.

21) This is a simple subdivision, it is not a PUD, and there are no public or common open space areas other
than street Rights of Way, which are clearly shown.
23) Final contours have not been established at this time. Existing contours on the site survey that was
submitted with the Subdivision application, at an interval of 1 foot.
29) Stormwater system improvements are shown on the Site Plan, Sheet 1, and the Landscape Plan, Sheet 4, as
well as on the preliminary Civil Sheet C2.
31) Street cross sections are shown on preliminary Civil Sheet C1.

33) Sheet 2 of the PPM, if it exists and is not a typo on Sheet 1, can be made available.
34) The PPM can be revised so that it does not show the nonexistant 33rd St. ROW east of Kuhn
Street. Also the “pole shed” in the 35th St. ROW that no longer exists can be deleted from the
plan.

C. The trail shown on Rosewind property, labeled ‘New Rosewind Trail?” is a suggestion only and is not
proposed as a part of the PAV development. Since Rosewind objects to the idea of this trail, the proponents
will happily remove it from the plans and re-submit. The proposed Landes Street meets the City of Port
Townsend T-9 development standard for its entire length. We do not understand the comment about the
proposed trail in the 33rd St. ROW going through clustered parking spaces “assigned” to Rosewind lots 4,5,
and 6. As far as we are aware, parking in public rights-of-way belongs to the public and cannot be assigned
to specific homeowners. We are certainly willing to revise the map so that the trail ends at Kuhn Street, and
in general to work with Rosewind representatives to integrate proposed trails in the PAV development with
their network in a way that is acceptable to them.

D. The proposed sanitary sewer line is located in a public easement and ties into a City-owned sewer

main. The preliminary engineering for routing and design have been done in collaboration with
City of Port Townsend public works personnel. We believe that our invert and grading information
is correct, and it can certainly be verified at the time of detailed
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design. If changes need to be made at that time, it will be an engineering issue to be reconciled. 

E. Although the Pre-app conference report suggested a T-8 street with a 6-foot sidewalk, the PAV
proponents disagree that a 26’ foot street with a 6’ sidewalk is either appropriate or necessary for
this minor side street serving 12 lots. Instead, similar to many side streets in Port Townsend, PAV
proposes a 16’, narrow meandering street that meets the City’s T-9 standard, supporting a street
concept which is discussed previously in this memo. There will be a gravel path alongside the
street to provide a pedestrian route through the site. The T-9 street will have pocket parking as
suggested in the pre-app conference report. The reference on Sheet C1 to a “Modified T-6 Street”
was made in error, it should say “Modified T-9” instead and it can be revised and resubmitted.

Kathy Taylor’s comment with regard to the number of lots served by Landes Street is correct. The cover letter 
submitted with the Subdivision application mistakenly says 11 lots, but should have said 12 lots. This can be 
revised and resubmitted. 

The existing drainage and rain garden in 35th Street will not be affected by the development. The relocated trail 
on the north side of 35th Street in the area of the street extension will be constructed in a safe manner. Many 
sidewalks in Port Townsend are directly adjacent to roadways, separated only by a curb, or in many cases, not 
separated at all, and people use these sidewalks without incident. 

See previous comments about Landes Street. Traffic will be slow and careful. We do not think that the 
driveway configuration shown poses a safety hazard, although both driveways could be relocated to the north 
ends of the two lots, if there is concern from City Public Works. The size of this development, and resulting 
traffic impacts, are below the level where a traffic analysis is required. The PAV proponents do not believe that 
the additional traffic on 35th Street will be significant. 

F. The architect of record is allowed under Washington State law to take responsibility for disciplines
that are typically sub-consultants to the Architect. In this case, the Architect has taken
responsibility for this preliminary phase of the landscaping and tree conservation planning.
Detailed landscape plans for the permitting stage of this project will likely be sub- contracted to a
Landscape Design Professional. We can add up the lot area and include the calculation for the Net
site area if the City feels that it is important to do so. The PAV proponents did not determine that a
watering plan or field marking of site features is necessary at this preliminary stage of approval and
development, but will be provided during final design for permitting. However, those can be
provided at this time if requested by the City.

The rain garden and swale design is preliminary. The southern end of the site is basically as flat as a pancake, 
so the end of the swale will not be lower than the rain garden. Detailed design will be done at the permitting 
phase of the project. The utility design is preliminary as well. Detailed design will be done for the permitting 
stage. The PUD will provide planning for how the new transformers will be served. PUD service lines will be 
located within public rights-of-way. 

G. Sandra Stowell’s letter contains lovely sentiments about the best way to develop property in
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Port Townsend. It also contains assumptions about how PAV will develop, which may or may not turn out 
to be the case, and insulting assumptions about the motivations of the developers of PAV. Both Rosewind 
and the PT Ecovillage are Planned Unit Developments, and public benefits were required by City ordinances 
in order for those PUDs to be approved. By contrast, PAV is simply a subdivision. All that is required for a 
subdivision is to create public rights-of-way containing circulation and utilities, and residential lots, and that is 
what is being proposed. The sentiments in the letter would be more applicable in the case of a PUD 
application, but for this project they are largely irrelevant. The objection to the overall site design by the 
entire Rosewind entity, based on the sentiments expressed in Ms. Stowell’s letter, is inappropriate. 

H. Susan Wallace is correct in her assertion that this subdivision may result in all 17 lots being sold
to individuals who will all build McMansions, and nobody will build an ADU, and no
affordable housing stock will be added in Port Townsend. That is indeed the case with any
residential lot anywhere in Port Townsend.

That kind of development is certainly not the intention of the PAV proponents, but decisions about how and to 
whom the lots will be marketed, and how PAV may be able to influence the way in which the lots will be 
developed and built out, is not part of this application for a subdivision. That has to do with vision, marketing, 
and community building, and those aspects of this development are not part of this City process. 

With regard to Geralynn Rackowski’s comments, the City has zoning standards for on-site parking, and the 
individual lot owners will have to meet those standards when they develop the lots. If the intersection of 35th 
Street and San Juan Avenue is problematic, then perhaps the City of Port Townsend needs to consult with the 
neighbors and study the situation, and perhaps some improvements can be proposed. If, in fact, current 
residents on 35th Street dislike that intersection, particularly in icy conditions, then PAV will provide a way for 
those residents to leave the neighborhood via a link to Umatilla Avenue. It seems like that would be 
considered an improvement. 

In closing, the proponents of PAV would like to reiterate that the way in which the residential lots in PAV will be 
developed is not a part of this subdivision application, and public benefits are not required by the City of Port 
Townsend, because this is not a Planned Unit Development. That being said, the proponents’ vision for Pods at the 
Vineyard is that they will be able to begin development by building out at least some of the lots as model homes, or 
built for Greenpod clients that are already interested in living at the development. These properties will feature small-to-
medium sized, environmentally sustainable Greenpod homes, and will include another Greenpod ADU on the same 
property. There is certainly no guarantee, but the hope is that starting in this way will encourage a community of like-
minded homeowners to inhabit this development, with the intention of becoming good neighbors with the folks at 
both Rosewind and the EcoVillage. 
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June 13, 2022 

This memo from the proponents of Pods at the Vineyard (PAV) is in response to public comments 
received during the comment period for the subdivision application for the “Pods at the Vineyard” 
development on blocks 6, 7, and 8 of the H.L. Tibbals Jr.’s 2nd Addition in the City of Port 
Townsend, LUP22-019. 

I. COMMENTS FROM PORT TOWNSEND ECO VILLAGE, dated 5/19/22

1. Parking on 35th Street

PAV comment:  35th Street is a public street.  PAV will have no say over whether public users,
whether they be guests at PAV residences or not, park on the edges of 35 th Street.  PAV has no
specific intention for use of the 35th Street ROW for parking.  As required by code, there will
be at least 2 on-site parking spaces on each PAV lot, and 3 on-site spaces if there is an ADU
on the lot.  There are 9 street parking spaces provided on Landes St. that are intended for use
by guests to the neighborhood.

If the City determines that either 35th Street west of Kuhn, or Kuhn Street itself, are too narrow
to provide street parking plus emergency vehicle access, then per the Engineering Design
Standards, the City will make a decision about posting “No Parking” signs in those locations.

PAV intends that the eventual owners of all lots in the development will provide on-site
parking as required by the City zoning code.  Providing more than what is required will be up
to each individual property owner.  Providing more on-site parking than what is required will
cover more of each site with impervious surface, degrading the ability of the property to
absorb runoff and intensifying stormwater management issues for the property.

2. One-way street with a bike lane

Landes Street has been conceived as a narrow, multi-modal street, with use shared by
pedestrians, bicycles, scooters and skateboards, and slow-moving vehicles, without any
striping.  This type of street is typical of most residential streets in Port Townsend, (those that
are not designated as any level of thoroughfare), and Port Townsend residents are mostly used
to driving, walking, and biking on these back- and side- streets without incident.  In this case,
the narrow street and meandering shape are recognized traffic-calming measures, and are
intended to function as such for the proposed Landes Street.

To borrow from information prepared for the San Juan Discovery project also currently under
review for development in the City of Port Townsend, the following are excerpts from the
Terra Soma Memo submitted with that project’s PUD application:
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“People have always lived on streets. They have been the places where children first learned about the world, where 
neighbors met, the social centers of towns and cities.”       - Donald 
Appleyard, Livable Streets, 1981  

These words by Donald Appleyard remind us that streets are for people, not just cars. They should be places where we 
come together to play, socialize, and build community, and where young and old alike improve physical, social and 
creative health. In addition, streets by design should help restore our climate. Thus, the guiding design principle for 
neighborhood residential streets should be livability, i.e. streets that prioritize people walking, biking, playing and 
socializing, first. 

THE MODEL 
The shared street—known as woonerfs or residential yards in the Netherlands— is a place where people walking, 
biking, and playing share the same space as people driving. Shared streets are also called living streets or home zones. 
The choreography of movement is strongly influenced by street design where traffic speed is engineered to be slow—
10 mph— both through physical and visual treatments.  

Thus, PAV has no interest in painting a line down the middle of the street, creating a bike lane 
on one side and one-way traffic on the other side.  The rationale for both one-way streets and 
bike lanes is to separate, and by virtue of separation, allow both the cars and bikes to move 
faster.  That is antithetical to PAV’s conception of Landes Street. 

3. Tree Conservation Plan

The Port Townsend EcoVillage’s assertion that the PAV Tree Conservation Plan “asks for fewer
than the existing number of trees” is in error.  The Tree Conservation Plan calls for all of the
existing trees on the site to be preserved, and for 6 additional trees, which will eventually
grow large like the existing trees, be added.  Preservation of the existing trees located on what
will become private property can be achieved through covenants on the property at the time
of the sale.

Preserving the look and feel of the existing landscape on the site, as part of the historic Happy
Valley dry upland prairie, is important to the proponents of PAV, and is consistent with the
Port Townsend Tree Conservation code, PTMC 19.06.  See the following excerpt:

C. Alternative Tree Conservation Plans.  (PTMC 19.06.120)

1. Some lots, sites or land uses provide valuable open space functions, including but not limited to
maintaining view corridors, that may conflict with the planting dense stands of trees. Examples include
portions of town that historically have had few trees, such as Happy Valley; or, some land uses, such as
crop or tree farming or gardening, small animal husbandry, recreational play fields, etc., which are
dependent upon open space and solar access. Alternative tree conservation or planting plans that do not
meet the strict requirements of the tables of this section may be proposed in such circumstances.

Generally, the tree conservation ordinance calls, on property that initially has few trees, to plant two 
new trees for each tree to be removed.  The PAV plans call for all existing trees to be maintained, so 
no new trees are required under that provision.  However, PAV will voluntarily plant 6 new Douglas 
Fir trees that will eventually grow to the size of the existing trees, while maintaining the character of 
the site, which is characterized by small groupings of 2-3 large evergreens, or single large 
evergreens, scattered throughout a grassland environment. 
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PAV will not have much say or control over how the eventual property owners will landscape their 
own properties, other than the convenants to maintain the large evergreen trees.  But PAV can take 
the step of restoring the pre-1850’s prairie ecosystem in the public rights-of-way.  This may be a 
recipe for a weed patch in the eyes of some, but PAV feels that it can be easily maintained in exactly 
the same manner as the remaining patch of original prairie at the Port Townsend golf course is 
currently maintained.  That is, the prairie vegetation bursts into exquisite blue and yellow color in 
the May-June part of every year, and can be periodically mown throughout the rest of the year.  This 
should not be atypical for ROW maintenance anywhere in Port Townsend. 

4. Public Paths and Bike Lane

The provision of a path across the southern corner of Rosewind property, labeled on the PAV site 
plan as “New Rosewind Trail?” is a suggestion, not a required part of a path network proposed by 
PAV.  The PAV proponents understand, per comments received from Rosewind, that they have 
no interest nor intention of providing such a path.  However, the conception of Landes as a slow-
speed, multi-modal “living Street”, with narrow width and meandering turns used as time-tested 
traffic-calming measures, applies to the southern end of the street as well as the north-south 
section, and we believe that pedestrian traffic on the south S-curve will be safe. 

5. Stormwater catchment at current west end of 35th Street

Plans for the extension of 35th Street to the new location of Landes should not affect the current 
drainage of 35th Street runoff into the existing rain garden in any way.  The newly extended 
portion of 35th Street will drain into Landes and into the roadside swales along Landes. 

The existing rain garden is located in the 35th Street ROW and it is the City of Port Townsend’s 
responsibility to maintain the rain garden, unless there is an agreement with PT EcoVillage with 
regard to its maintenance.  If such an arrangement exists, we are unaware of it. 

II. COMMENTS FROM ROSEWIND COHOUSING, received by City of PT 5/24/22

A. Sometimes materials are labeled by the project name, and sometimes they are labeled by the
client name.  In this case, both conventions were used as the project ideas developed, and at
the point of the subdivision application,Terrapin failed to label all of the documents
consistently.  Although it does not take a great deal of intelligence to conclude that all of the
documents in the subdivision submittal refer to the same project, Terrapin can re-label and re-
submit the drawing sheets, if that is deemed necessary by the City of PT.

B. PTMC 18.16.040 states that “a preliminary plat shall be submitted on one or more sheets”.
PTMC 18.16.050 C states that the “preliminary plat” shall contain a long list of required
information.  It does not state, as far as we can tell, that the information must all be on the
contained on the Preliminary Plat Map.  In fact, if it were all shown on the Preliminary Plat
Map, the map would be so full of information that it would essentially be unreadable.

PAV attempted to provide all of the pertinent information requested under 18.16.050, some of
it on the Preliminary Plat Map, and other information on other drawings and documents that
were submitted.

So essentially, the PAV proponents think we are correct in contending that Rosewind’s
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laundry list in Item B, of what should be included on the PPM, is misguided, and largely 
irrelevant.  However, the list in Item B does contain some legitimate questions.  So, this 
memo addresses some of those questions, and also for the sake of clarity, we will point out 
where various parts of the project information can be found. 

4) Terrapin can add an overall index to all the sheets submitted, if required by the City of PT.
7) The Preliminary Plat Map can be signed by Brian Van Aller and re-submitted, if required
by the City of PT.
8) The wording is that the canopy of trees to be cleared shall be shown.  PAV does not intend
to clear any tree canopy.  Also, it seems obvious to the proponents that the construction
entrances will be at the two ends of the proposed street, however Terrapin can add notes that
identify these two locations, if required by the City of PT.
9) The tree conservation plan identifies all of the significant trees, and states clearly that all of
the trees identified on the plan will be preserved.
11) PT EcoVillage is correctly identified on Sheet 1.  Rosewind Inc. is identified as Rosewind
PUD.  PT Homestead LLC to the west and Madeline Nelson to the east are not identified.  We
can add this information and resubmit the plans.
13) Per the title reports, there are not easements that affect the site.
15) Sizes and invert elevations of the sanitary sewer lines that are affected by this
development are shown on the Utility plan, Sheet 2, and on the preliminary civil plans.
17) Water system facilities and proposed fire hydrant are shown on the Utility Plan, Sheet 2.
19) Existing and proposed trees are shown on the Landscape Plan, Sheet 4.
21) This is a simple subdivision, it is not a PUD, and there are no public or common open
space areas other than street Rights of Way, which are clearly shown.
23) Final contours have not been established at this time.  Existing contours on the site survey
that was submitted with the Subdivision application, at an interval of 1 foot.
29) Stormwater system improvements are shown on the Site Plan, Sheet 1, and the Landscape
Plan, Sheet 4, as well as on the preliminary Civil Sheet C2.
31) Street cross sections are shown on preliminary Civil Sheet C1.
33) Sheet 2 of the PPM, if it exists and is not a typo on Sheet 1, can be made available.
34) The PPM can be revised so that it does not show the nonexistant 33rd St. ROW east of
Kuhn Street.  Also the “pole shed” in the 35th St. ROW that no longer exists can be deleted
from the plan.

C. The trail shown on Rosewind property, labeled ‘New Rosewind Trail?” is a suggestion only
and is not proposed as a part of the PAV development.  Since Rosewind objects to the idea of
this trail, the proponents will happily remove it from the plans and re-submit.  The proposed
Landes Street meets the City of Port Townsend T-9 development standard for its entire length.
We do not understand the comment about the proposed trail in the 33rd St. ROW going
through clustered parking spaces “assigned” to Rosewind lots 4,5, and 6.  As far as we are
aware, parking in public rights-of-way belongs to the public and cannot be assigned to
specific homeowners.  We are certainly willing to revise the map so that the trail ends at
Kuhn Street, and in general to work with Rosewind representatives to integrate proposed trails
in the PAV development with their network in a way that is acceptable to them.

D. The proposed sanitary sewer line is located in a public easement and ties into a City-owned
sewer main.  The preliminary engineering for routing and design have been done in
collaboration with City of Port Townsend public works personnel.  We believe that our invert
and grading information is correct, and it can certainly be verified at the time of detailed
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design.  If changes need to be made at that time, it will be an engineering issue to be 
reconciled. 

E. Although the Pre-app conference report suggested a T-8 street with a 6-foot sidewalk, the PAV
proponents disagree that a 26’ foot street with a 6’ sidewalk is either appropriate or necessary
for this minor side street serving 12 lots.  Instead, similar to many side streets in Port
Townsend, PAV proposes a 16’, narrow meandering street that meets the City’s T-9 standard,
supporting a street concept which is discussed previously in this memo.  There will be a
gravel path alongside the street to provide a pedestrian route through the site.  The T-9 street
will have pocket parking as suggested in the pre-app conference report.  The reference on
Sheet C1 to a “Modified T-6 Street” was made in error, it should say “Modified T-9” instead
and it can be revised and resubmitted.

Kathy Taylor’s comment with regard to the number of lots served by Landes Street is correct.
The cover letter submitted with the Subdivision application mistakenly says 11 lots, but
should have said 12 lots.  This can be revised and resubmitted.

The existing drainage and rain garden in 35th Street will not be affected by the development.
The relocated trail on the north side of 35th Street in the area of the street extension will be
constructed in a safe manner.  Many sidewalks in Port Townsend are directly adjacent to
roadways, separated only by a curb, or in many cases, not separated at all, and people use
these sidewalks without incident.

See previous comments about Landes Street.  Traffic will be slow and careful.  We do not
think that the driveway configuration shown poses a safety hazard, although both driveways
could be relocated to the north ends of the two lots, if there is concern from City Public
Works.  The size of this development, and resulting traffic impacts, are below the level where
a traffic analysis is required.  The PAV proponents do not believe that the additional traffic on
35th Street will be significant.

F. The architect of record is allowed under Washington State law to take responsibility for
disciplines that are typically sub-consultants to the Architect.  In this case, the Architect has
taken responsibility for this preliminary phase of the landscaping and tree conservation
planning.  Detailed landscape plans for the permitting stage of this project will likely be sub-
contracted to a Landscape Design Professional.  We can add up the lot area and include the
calculation for the Net site area if the City feels that it is important to do so.  The PAV
proponents did not determine that a watering plan or field marking of site features is
necessary at this preliminary stage of approval and development, but will be provided during
final design for permitting.  However, those can be provided at this time if requested by the
City.

The rain garden and swale design is preliminary.  The southern end of the site is basically as
flat as a pancake, so the end of the swale will not be lower than the rain garden.  Detailed
design will be done at the permitting phase of the project.  The utility design is preliminary as
well.  Detailed design will be done for the permitting stage.  The PUD will provide planning
for how the new transformers will be served.  PUD service lines will be located within public
rights-of-way.

G. Sandra Stowell’s letter contains lovely sentiments about the best way to develop property in
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Port Townsend.  It also contains assumptions about how PAV will develop, which may or 
may not turn out to be the case, and insulting assumptions about the motivations of the 
developers of PAV.  Both Rosewind and the PT Ecovillage are Planned Unit Developments, 
and public benefits were required by City ordinances in order for those PUDs to be approved. 
By contrast, PAV is simply a subdivision.  All that is required for a subdivision is to create 
public rights-of-way containing circulation and utilities, and residential lots, and that is what 
is being proposed.  The sentiments in the letter would be more applicable in the case of a 
PUD application, but for this project they are largely irrelevant.  The objection to the overall 
site design by the entire Rosewind entity, based on the sentiments expressed in Ms. Stowell’s 
letter, is inappropriate. 

H. Susan Wallace is correct in her assertion that this subdivision may result in all 17 lots being
sold to individuals who will all build McMansions, and nobody will build an ADU, and no
affordable housing stock will be added in Port Townsend.  That is indeed the case with any
residential lot anywhere in Port Townsend.

That kind of development is certainly not the intention of the PAV proponents, but decisions
about how and to whom the lots will be marketed, and how PAV may be able to influence
the way in which the lots will be developed and built out, is not part of this application for a
subdivision.  That has to do with vision, marketing, and community building, and those
aspects of this development are not part of this City process.

With regard to Geralynn Rackowski’s comments, the City has zoning standards for on-site
parking, and the individual lot owners will have to meet those standards when they develop
the lots.  If the intersection of 35th Street and San Juan Avenue is problematic, then perhaps
the City of Port Townsend needs to consult with the neighbors and study the situation, and
perhaps some improvements can be proposed.  If, in fact, current residents on 35 th Street
dislike that intersection, particularly in icy conditions, then PAV will provide a way for those
residents to leave the neighborhood via a link to Umatilla Avenue.  It seems like that would
be considered an improvement.

In closing, the proponents of PAV would like to reiterate that the way in which the residential lots in 
PAV will be developed is not a part of this subdivision application, and public benefits are not 
required by the City of Port Townsend, because this is not a Planned Unit Development.  That being 
said, the proponents’ vision for Pods at the Vineyard is that they will be able to begin development 
by building out at least some of the lots as model homes, or built for Greenpod clients that are 
already interested in living at the development.  These properties will feature small-to-medium sized, 
environmentally sustainable Greenpod homes, and will include another Greenpod ADU on the 
same property.  There is certainly no guarantee, but the hope is that starting in this way will 
encourage a community of like-minded homeowners to inhabit this development, with the intention 
of becoming good neighbors with the folks at both Rosewind and the EcoVillage. 
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NOTICE OF PUBLIC HEARING  
The Plat of Pods at the Vineyard 

File No.    LUP22-019, Preliminary Plat and Plat Alteration. 

On Friday, August 19, 2022, beginning at or about 2:00 p.m., the Port Townsend Hearing 
Examiner will hold an open-record Public Hearing to consider the above referenced 
application involving a new residential development described below.  

The Hearing will be held virtually, but based at 540 Water Street, 2nd Floor in Council 
Chambers. The public may also attend in person.  For your convenience, the Hearing 
Examiner’s Rules of Procedure are enclosed and may be found at 
http://weblink.cityofpt.us/WebLink/0/doc/120437/Page1.aspx 

Hearing Details:  As noted above, this Public Hearing will be held virtually by webinar 
but interested parties can attend in person. Persons wanting to participate virtually 
have the following options:  

• View via computer or tablet at http://joinwebinar.com enter the 9-digit Webinar
ID 578-066-435. Members of the public are unmuted at the time for public
comment.

• Listen by phone only (muted) United States: +1 (914) 614-3221
Access code: 942-105-283# Local Dial in (360) 390-5064
View via live

• Submit public testimony at least two hours prior to the hearing (by 12:00 pm) to
have the written testimony included into the hearing record. Send those emails
to: publiccomment@cityofpt.us.

• Live streaming (listen only) is available from the following link. Agendas and
documents are linked for attendees and the public. Once the meeting has been
started, click on the link to the meeting when it says “In Progress/View Event.”
https://cityofpt.us/citycouncil/page/agendasminutesvideos.

The staff report will be made available electronically via the City Council meeting 
calendar (www.cityofpt.us) or in the Development Services Department at 250 Madison 
Street, Suite 3, Port Townsend.  All interested parties may join the virtual Hearing and 
provide oral or written testimony.   

Project Description:  Pods at the Vineyard is a Plat/Plat Alteration of a three (3) Block 
project site together with several intervening rights-of-way. Overall, it will create 17 
new residential lots, one of which already contains an existing single-family residence.  
Most of the new lots will be served by a newly dedicated internal 50—ft. wide right-of-
way (ROW). Some lots will continue to be served via existing platted ROW’s in 33rd, 35th 
and Kuhn Streets. Utilities will be extended from the north and east via these existing 
and proposed dedicated ROW’s. Portions of the sewer service will require use of a 
shared force main.   
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Applicant(s): Greenpod Development  Davos Capital LLC 
c/o Anne & Steve Raab  c/o Dave Holland 
606 Roosevelt St.  PO Box 9150  
Pt. Townsend, WA  98368 Santa Fe, NW  87504 

Agent(s):  Richard Berg, Terrapin Architecture Everett Sorenson, P.E.  
360-379-8090  360-821-9960
richard@terrapin-arch.com everett@streamlineenv.com

Location/Legal Description: Lots 1 through 8, inclusive, within Blocks 6, 7 & 8, Tibbals 
2nd Addition.  Jefferson County tax parcels for the 3 Block project site are 997-400-601, 
997-400-701, 997-400-801 and 997-400-803.  The site lies west of the Rosewind Planned
Unit Development {PUD), between 35th and 32nd Streets. Complete legal descriptions for
the site are in the project file available at the City's Development Services Department.

Staff Contact:  John McDonagh, Senior Planner, 344-3070 

Date: August 17, 2022 
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NOTICE OF CONTINUED PUBLIC HEARING  
The Plat of Pods at the Vineyard 

File No.    LUP22-019, Preliminary Plat and Plat Alteration. 

On Monday, April 29, 2024, beginning at or about 3:00 p.m., the Port Townsend Hearing 
Examiner will hold an open-record Public Hearing to consider the above referenced 
application involving a new residential development described below.  

The Hearing will be held virtually, but based at 540 Water Street, 2nd Floor in Council 
Chambers. The public may also attend in person.  For your convenience, the Hearing 
Examiner’s Rules of Procedure are enclosed and may be found at 
http://weblink.cityofpt.us/WebLink/0/doc/120437/Page1.aspx 

Hearing Details:  As noted above, this Public Hearing will be held virtually by webinar 
but interested parties can attend in person. Persons wanting to participate virtually 
have the following options:  

Public Accommodations for this meeting: 
• The public may attend in person or virtually via computer or
tablet
at https://zoom.us/j/98187633367 (enter the Webinar ID 981 8763
3367)
• Phone only (muted listen-only mode) United States: Local Dial In
– 1(253)215-8782,,98187633367#
• Live stream (listen only):
https://cityofpt.us/citycouncil/page/agendasminutesvideos.
• Submit public comment to be included in the meeting record to:
https://publiccomment.fillout.com/cityofpt

The staff report will be made available electronically via the City Council meeting 
calendar (www.cityofpt.us) or in the Planning and Community Development (PCD) 
department at 250 Madison Street, Suite 3, Port Townsend.  All interested parties may 
join the virtual Hearing and provide oral or written testimony.   

Project Description:  Pods at the Vineyard is a Plat/Plat Alteration of a three (3) Block 
project site together with several intervening rights-of-way. Overall, it will create 17 
new residential lots, one of which already contains an existing single-family residence.  
Most of the new lots will be served by a newly dedicated internal 50—ft. wide right-of-
way (ROW). Some lots will continue to be served via existing platted ROW’s in 33rd, 35th 
and Kuhn Streets. Utilities will be extended from the north and east via these existing 
and proposed dedicated ROW’s. Portions of the sewer service will require use of a 
shared force main.   
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Applicant(s): Greenpod Development  Davos Capital LLC 
c/o Anne & Steve Raab  c/o Dave Holland 
606 Roosevelt St.  PO Box 9150  
Pt. Townsend, WA  98368 Santa Fe, NW  87504 

Agent(s):  Richard Berg, Terrapin Architecture Everett Sorenson, P.E.  
360-379-8090  360-821-9960
richard@terrapin-arch.com everett@streamlineenv.com

Location/Legal Description: Lots 1 through 8, inclusive, within Blocks 6, 7 & 8, Tibbals 
2nd Addition.  Jefferson County tax parcels for the 3 Block project site are 997-400-601, 
997-400-701, 997-400-801 and 997-400-803.  The site lies west of the Rosewind Planned
Unit Development {PUD), between 35th and 32nd Streets. Complete legal descriptions for
the site are in the project file available at the City's Planning and Community
Development (PCD) department

Staff Contact:  John McDonagh, Senior Planner, 344-3070 

Date: April 17, 2024 
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