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Responses to Letter No. 1—Community Transit 
 
Comment 1:  Your comments are acknowledged and hereby incorporated in the Final 
EIS. 
 
Comment 2:  Your comments are acknowledged and hereby incorporated in the Final 
EIS. 
 
Comment 3:  The City has an adopted Commute Trip Reduction (CTR) Plan (Lynn-
wood Municipal Code Chapter 11.14) that will be applied to the affected businesses of 
the proposed development.  The goals of the plan are to reduce the proportion of drive-
alone commute trips and vehicle-miles traveled per employee by affected employers.  
―Affected employer‖ means an employer that employs 100 or more full-time employees 
at a single worksite who are scheduled to begin their regular workday between 6:00 
a.m. and  9:00 a.m. (inclusive) on two or more weekdays for at least 12 continuous 
months‖ (LMC 11.14.010.3).  Specific goals for affected employers are set forth in the 
CTR Plan; CTR program requirements will be applied to employers that meet the crite-
ria for CTR.  The City contracts with Community Transit for CTR services. 
 
Comment 4:  The City acknowledges the desirability of providing pedestrian connec-
tions to transit facilities.  The proposed site plan for the Preferred Alternative (Alternative 
2) indicates a north-south connection will be provided between the Costco Warehouse 
and 184th Street SW through the center of the site.  No connection is shown to Alder-
wood Mall Parkway.  However, pedestrian connections to public right-of-way and 
through parking areas are required by the City, and will be evaluated as part of the de-
sign review process. 
 
A possible mitigating measure listed in the Parks and Recreation section of the Draft 
EIS indicates that a trail for walking and jogging should be incorporated in the design of 
the proposed development, and that a connection be made to the Interurban Trail.  If 
such mitigation is to be implemented, the City will consider pedestrian connections to 
transit in coordination with the design of this mitigation. 
 
Comment 5:  Your comments are acknowledged and hereby incorporated in the Final 
EIS. 
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Responses to Letter No. 2—Muckleshoot Indian Tribe 
 
Comment 1:  The existing and proposed conditions of Tunnel Creek are as follows: 
 
Current Condition  
The total length of Tunnel Creek located on (or just north of) the project site is approx-
imately 675 linear feet (lf), measured from the outlet of the offsite pond (to the north), to 
the northeast corner of the site.  Approximately 425 lf is conveyed in an underground 
pipe, and 250 lf is in an open channel.   
 
Proposed Condition 
The total proposed length for Tunnel Creek on the site is approximately 650 lf, meas-
ured from the outlet of the offsite pond (to the north) to the northeast corner of the site. 
This slightly shorter overall proposed length is due to a realigned orientation necessary 
for the design of access roads and tie-in to the stormwater system.  Of that proposed 
650 lf, approximately 425 lf of Tunnel Creek will be piped (the same length as the exist-
ing condition) and 225 lf will be located in open channel. 
 
We understand the concern regarding 250 lf of new pipe; however, most of this new 
pipe is replacement / upgrade (necessary for the realigned orientation).  With the pro-
posed alignment of the creek, 25 lf is lost – but the length of stream contained within a 
pipe remains unchanged. 
 
Proposed Mitigation 
The project proposes to mitigate this impact by restoring on-site portions of Tunnel 
Creek with native plantings and habitat features, as appropriate.  The goal is for 
the project to have no net loss of water quality and habitat functions associated with 
Tunnel Creek.  The Critical Areas Report will be revised accordingly in support of con-
struction permits.  The proposed mitigation will address the concerns raised in your 
comments. 
 

Text revisions to the Draft EIS are provided below. 
 
Plants and Animals Section, Page 3-49, third paragraph under Impacts is replaced 
with the following two paragraphs: 
 
Approximately 250 linear feet of Tunnel Creek that is currently open channel east of the 
existing access driveway would be placed into a culvert in order to accommodate the 
new roadway.   The pipe will be designed to accommodate the flow from Tunnel Creek 
and some on-site and off-site bypass storm runoff.  The design will be in conformance 
with the City of Lynnwood standards and the Washington Department of Fish and Wild-
life standards.  The City of Lynnwood permits culverting a stream when it is necessary 
to provide access to a lot when no other feasible means of access exists.  It has been 
determined by the City of Lynnwood that the proposed new roadway is necessary to 
access the site under any of the Alternatives.  The proposed alignment has been de-
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signed to have the minimum number of road crossings and to avoid intersections to en-
sure that maintenance of the new roadway will occur.  
 
Overall, the total length of Tunnel Creek that is currently located on (or just north of) the 
project site is approximately 675 linear feet (lf), measured from the outlet of the offsite 
pond (to the north), to the northeast corner of the site.  Of that existing length, approx-
imately 425 lf is conveyed in an underground pipe, and 250 lf is in an open channel. The 
total proposed length for Tunnel Creek on the site is approximately 650 feet, measured 
from the outlet of the offsite pond (to the north), to the northeast corner of the site. This 
slightly shorter overall proposed length is due to a realigned orientation necessary for 
design of access roads and tie-in to the stormwater system.  Of that proposed 650 lf, 
approximately 425 lf of Tunnel Creek will be piped (the same length as the existing con-
dition) and 225 ft. will be located in open channel.  Therefore, Tunnel Creek will be lo-
cated in open channel for approximately 25 ft. less with the proposed project than under 
existing conditions. 
 
Plants and Animals Section, Page 3-51, first paragraph under Impacts is replaced 
with the following two paragraphs: 
 
Compensatory mitigation is proposed on the site in the form of daylighting a portion of 
Tunnel Creek west of the new roadway currently contained in a pipe.  Final design for 
this area has not yet been completed; however, it is anticipated that the new stream 
channel would be one to two feet deep and two to three feet wide.  The stream buffer 
would be planted with a mix of native indigenous woody species and a seed mix appro-
priate to the specific conditions of the site.  
 
Overall, Tunnel Creek will be located in open channel for approximately 25 lf less 
with the proposed project than under existing conditions.  In addition to the buffer resto-
ration described above, the project proposes to mitigate for this minor impact by restor-
ing onsite portions of Tunnel Creek with native plantings and habitat features, as appro-
priate.  The goal is for the project to have no net loss of water quality and habitat func-
tions associated with Tunnel Creek. 
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Responses to Letter No. 3—Costco Wholesale (Comments made by Pacific Crest 
Environmental on behalf of Costco) 
 
Comment 1:  The suggested edits to adding and/or amending the references are ap-
propriate as outlined in the letter.  The page references in the following paragraphs refer 
to the Draft EIS. 
 
Comment 2:  Page 3-2, Paragraph 3, first and second sentences, an amended report 
was issued by AESI.  The sentences should be amended to read:  A Phase II report 
was prepared by Associated Earth Sciences, Inc. (AESI) in January 2011, with an 
amendment in May 2011, that found contaminated soils exceeding Model Toxics Con-
trol Act (MTCA) clean up levels in the area of the northern portion of the former main 
school building near the elevator shaft (Associated Earth Sciences, Inc., 2011a)  A 
strong hydrocarbon-like odor was observed in the fill soils encountered in exploration 
pits EP-3, EP-6, EP-7, EP-8, EP-11, EP-12, EP-16 and EP-18, all located in the vicinity 
of the elevator shaft. 
 
Comment 3:  Page 3-2. Paragraph 4, second sentence should be revised to read:  
Contaminant concentrations in two locations exceeded the MTCA Method A groundwa-
ter cleanup levels for TPH.  These two samples were collected from surface water (with-
in one foot below ground surface), and are not representative of groundwater conditions 
in the unconfined (groundwater table) aquifer. 
 
Comment 4:  In reviewing the May 23, 2011 addendum prepared by AESI, Page 10, 4th 
paragraph, it states ―It appears that the contamination is associated with fill that was 
used in the past to backfill to a topographic low on the property.‖  It is still the opinion of 
AESI that some of the contamination is related to the historic fill on the property; there-
fore, no change is warranted. 
 
Comment 5:  Page 3-2, paragraph 4, fifth sentence should be revised to read:  A volun-
tary clean-up plan (VCP) has been submitted to the Washington State Department of 
Ecology (Ecology) (VCP Project No. NW2418) to allow Ecology the opportunity to input 
in the remediation process.  A Draft Cleanup Action Plan (DCAP) outlining the cleanup 
approach has been submitted to Ecology and is currently under review. 
 
Comment 6:  Page 3-70, first sentence under ―Soil Contamination‖ should be revised to 
read:  Soil and ground water cleanup levels in Washington State are regulated under 
the Model Toxics Control Act (MTCA) – Chapter 173-340 WAC. 
 
Comment 7:  Page 3-71, 3rd paragraph under ―Affected Environment‖, first sentence 
should be revised to read:  The soil samples were collected at or near the depth at 
which surface water infiltration accumulations were first encountered, where odors or 
other unusual characteristics were observed, or in the case of the auto shop tank, in 
close proximity to the UST. 
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Page 3-71, 4th paragraph under ―Affected Environment‖, first sentence should be mod-
ified to read:  The soil sampling results indicated that contaminant concentrations ex-
ceeding the MTCA Method A cleanup levels were present in soil samples collected from 
exploration pits EP-3, EP-6, EP-7 and EP-8. 
 
Page 3-71, 4th paragraph under ―Affected Environment‖, third sentence should be mod-
ified to read:  A strong hydrocarbon-like odor was observed in the fill soils encountered 
in exploration pits EP-3, EP-6, EP-7, EP-8, EP-11, EP-12, EP-16 and EP-18, all located 
in the vicinity of the elevator shaft. 
 
Page 3-72, 1st paragraph, first sentence should be modified to read: Contaminant con-
centrations in two locations exceeded the MTCA Method A ground water cleanup levels 
for TPH.  These two samples were collected from surface water seepages (within one 
foot below ground surface), and are not representative of groundwater conditions in the 
unconfined (groundwater table) aquifer. 
 
Page 3-73, 2nd paragraph, second sentence under ―Mitigating Measures for Impacts of 
Alternative 1‖ should be modified to read:  It is likely that the removal of the contami-
nated soils would correct the surface water contamination. 
 
Comment 8:  Page 3-72, last paragraph on the page should be modified to read:  Soil 
contamination was not observed or measured in soil samples collected adjacent to the 
auto shop UST.  TPH concentrations for diesel and heavy oil in excess of MTCA Me-
thod A clean up levels were measured in the surface water sample collected from explo-
ration pit EP-10.  This contamination may be associated with undocumented materials 
within the fill or unobserved soil contamination around the UST.  The removal of the 
UST and any associated contaminated soil in the vicinity of the tank would effectively 
remediate the TPH in the ground water. 
 
Comment 9:  Page 3-73, second paragraph under ―Impacts of Alternative 1‖ should be 
modified to read:  Ecology has been notified about the contamination; a voluntary clean-
up plan (CAP) has been developed by the Edmonds School District with input from 
Ecology to ensure the contamination is remediated properly.  A DCAP has been submit-
ted to Ecology and is currently under review. 
 
Comment 10:  Page 3-73, first paragraph under ―Mitigating Measures for Impacts of 
Alternative 1‖ should be modified to read:  As noted above, Ecology has been notified 
about the contamination in accordance with WAC 197-340-300(2).  A CAP has been 
submitted to Ecology for its review and approved.  This will ensure the contamination is 
remediated properly.  A Draft Cleanup Action Plan (DCAP) has been prepared and 
submitted to Ecology for review and comment.  The DCAP presents the proposed me-
thods for remediation of the site.   
 
Comment 11:  Page 3-74, first paragraph, first sentence should be revised to read:  
Upon completion of the remedial action, a Cleanup Report or equivalent would be pre-
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pared for submittal to Ecology that documents the results of the remedial action and in-
cludes the following: 
 
Comment 12:  Page 3-74, second paragraph should be amended to read:  Upon suc-
cessful remediation of the site, the District will request a  ―No Further Action‖ (NFA) 
Opinion letter from Ecology.  This NFA opinion states that Ecology agrees that the re-
mediation is sufficient to mitigate the potential risk of exposure to current or future re-
ceptors through contact with impacted media in accordance with the substantive re-
quirements of MTCA. 
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Responses to Letter No. 4—R. Gerald Lutz, Perkins Coie (Comments made on be-
half of Edmonds School District) 
 
Comment 1:  Although the DEIS does not discuss the various ILA's regarding use and 
improvement of the LAC in detail, the DEIS does describe the ILA's in general 
terms (DEIS, Chapter 3, p. 3-111 through 3-113).  The DEIS does not present inaccu-
rate information regarding the status or term of the ILA's.  The DEIS indicates that the 
term of at least one of the agreements concludes in 2019, and also mentions that a 
1996 agreement replaced a prior 1979 agreement (DEIS, Chapter 3, p. 3-112).  Thus, 
the 2019 termination date is stated in the DEIS.  To the extent that the precise terms of 
the ILA's are relevant to the imposition of any mitigation in connection with the School 
District's development proposal, if there is any relevance, the ILA's could be considered 
in connection with the land use permitting decisions.  There is no legal requirement that 
the terms of those agreements be detailed in the FEIS.  Further, while the District has 
initiated the dispute resolution process under certain of the ILA's to resolve issues aris-
ing from termination of those agreements, the dispute resolution procedures have sev-
eral steps, including administrative meetings and then a more formal arbitration pro-
ceeding.  It is not certain that the dispute resolution process will be complete prior to the 
time of the hearings and/or decision on the District's land use permit applications.  If the 
dispute resolution process is complete, then any relevant additional facts resulting from 
that process can be presented during the hearings.  However, the dispute resolution 
process would not mitigate all significant adverse environmental impacts to recreation 
resulting from the District's proposal. 
 
Comment 2:  The School District is correct that the District's decision to close the old 
Lynnwood High School is categorically exempt from SEPA review (RCW 43.21C.038).  
However, the District's proposal to redevelop the LAC is not exempt from SEPA review, 
nor is the District exempt from mitigating the significant adverse environmental impacts 
of its development proposal, including impacts on recreation.  The District's redevelop-
ment proposal is the direct impetus for the elimination of the active and passive recrea-
tional facilities at the LAC, and the City's and the public's loss of those facilities.  The 
City did permit the demolition of buildings at the LAC, but as noted in the DEIS, that was 
to accommodate the District's safety concerns and the District's desire to prepare the 
site for development (DEIS Chapter 3, p. 3-114).  While the District implies that it was 
solely budgetary concerns that led the City to cease its recreational programs at the 
LAC, the DEIS notes that the principal consideration in the decision to suspend those 
programs was the District's pending development.  Arguably, but for the redevelopment 
proposal, the parties would have extended the joint use and other agreements into the 
foreseeable future.  The DEIS appropriately discusses the proposal's impacts on the 
LAC facilities.   
 
Comment 3:  As noted in Comment 1 above, it is not certain that the dispute resolution 
process will be complete prior to the time of the hearings and/or decision on the Dis-
trict's land use permit applications.  If the dispute resolution process is complete, then 
any relevant additional facts resulting from that process can be presented during the 
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hearings.  However, the dispute resolution process would not mitigate all significant ad-
verse environmental impacts to recreation resulting from the District's proposal. 
 
Further, the City questions how the District would have legal authority to apply for and 
develop the site with a mixed use project, with the intent of entering a long-term (99 
year) lease to private commercial and/or residential tenants for the purpose of generat-
ing income for the District, but lack legal authority to mitigate adverse environmental im-
pacts resulting from the development.  However, even assuming that the District would 
lack authority to provide certain mitigation, the purpose of the EIS is to identify the po-
tential significant adverse environmental impacts of a proposal and the actions or facili-
ties that could be used or provided to mitigate those impacts.  The impacts and pro-
posed mitigation flow from the proposal.  The proposed mitigation must be "reasonable 
and capable of being accomplished," but is not necessarily based on or tied to any par-
ticular entity being the applicant for the proposal (WAC 197-11-660).  Therefore, the list 
of proposed mitigation is not inappropriate.  Notably, the DEIS lists potential mitigation, 
and does not require that any particular mitigation be performed. 
 
The statement regarding reservation of rights to appeal is not an environmental issue. 
Any appeal would need to be in accordance with applicable procedures and require-
ments. 
 
Comment 4:  Your comments are acknowledged and hereby incorporated in the Final 
EIS. 
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Responses to Letter No. 5—Sumner Baltzell 
 
Comment 1:  It is acknowledged that it is difficult at times to make left turns against on-
coming traffic at the location identified in you comment; there are other locations in the 
City with similar difficulties.  The City analyzes traffic volumes and signal optimization at 
such locations to determine if a protected left-turn phase should be added to the signal 
cycle.  In this case, the traffic analysis indicates the proposed action would not cause 
this problem to become significantly worse.  As shown on Figures 3-14 and 3-22, 
southbound traffic volumes on Alderwood Mall Parkway south of 184th Street SW are 
estimated to increase by only 12 vehicles during the peak hour with development of the 
proposed project (from 873 to 885 vehicles per hour). 
 
Issues that currently exist at this intersection are unrelated to the Lynnwood Crossing 
project and will not be significantly exacerbated by the proposal.  As such, mitigation is 
not being proposed related to this project. 
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Response to Letter No. 6—Andrea Burgess 
 
Comment 1:  Your comments are acknowledged and hereby incorporated in the Final 
EIS.  The Project Proponent has selected Alternative 2—Project Sponsor's Preferred 
Alternative Without Office as the preferred alternative.  Alternative 1 was not selected 
because of the inability to secure a medical office tenant. 
 
Comment 2:  Given that the site has a poor infiltration rate, a high groundwater table, 
and moisture sensitive soils, pervious pavement is not a feasible option.  Pervious 
pavement will only increase the potential for surface water ponding in paved areas.  Site 
stormwater will instead be managed with a conventional collection and conveyance sys-
tem consisting of catch basins and underground piping.  Stormwater will be detained in 
either a below-grade detention vault or a detention pond and treatment will be provided 
with stormfilter vaults, a wet vault and a wet pond.  Groundwater will be collected in a 
number of below grade french drains and footing drains and will be bypassed around 
the site.  Moisture sensitive soils will be cement-treated in order to improve the structur-
al stability of the soil, which would further reduce infiltration potential. 
 
Comment 3:  Your comments are acknowledged and hereby incorporated in the Final 
EIS.  The City intends to negotiate a parks and recreation mitigation package with the 
School District to address recreational impacts of the proposed action.  Mitigation may 
take the form of some or all of the mitigating measures listed in the Draft EIS.  The miti-
gation package will be included in a development agreement that will need to be ap-
proved by both the City and the School District. Without mitigation acceptable to the 
City, the proposed action is unlikely to be approved. 
 
Comment 4:  A decision whether to include electric vehicle charging stations will be 
made by the developer; it is not a requirement of the City.  A grade-separated 
bike/pedestrian path will be included on one side of the bypass roadway.  Two of the 
three site accesses from the bypass roadway will be signalized, which will provide better 
safety and reduce the hazard to bike path users.  The intersection of 30th Place W and 
the bypass roadway will also be signalized.  In addition, given the site configuration with 
the proposed development to the east (and south) of the bypass road, turn-ins and turn-
outs to/from the site will occur on only one side of the bypass roadway. 
 
Comment 5:  Providing right-in/right-out driveways instead of full access roundabouts 
provides for better access management onto the bypass roadway from the parking 
areas, and avoids closely spaced multiple roundabouts.  The site is located in an area 
managed by the City’s traffic management center and traffic engineer wherein the traffic 
signal system is regulated.  It is important the any new intersections be integrated into 
that system.  It may be necessary to adjust signal timing on the bypass road intersec-
tions to manage other intersections surrounding the site.  Timing may be adjusted to 
manage queues, improve intersection efficiency or accommodate peak demands. 
Roundabouts would not allow that management to function effectively.  Finally, it is like-
ly that roundabouts would increase right-of-way requirements in an area where there 
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are relatively steep slopes, cause additional loss of tree cover, and lead to greater wet-
land impacts. 
 
Comment 6:  The traffic analysis shows that widening of 184th Street SW is not war-
ranted.  When the bypass is built, the background traffic actually would shift to use the 
bypass, which would reduce background traffic on 184th Street SW.  Future widening of 
the bypass to five lanes will enhance that benefit.  In comparing the level of service 
(LOS) indicated in Tables 3-11 (Baseline Conditions) and 3-19 (Alternative 2) in the 
Draft EIS, the LOS on 184th Street SW remains at B, B, and C at the intersections with 
the 33rd Avenue W Extension, the Nordstrom driveway to Alderwood Mall, and Alder-
wood Mall Parkway, respectively.  Peak-hour traffic volumes at the latter two intersec-
tions would decrease with the proposed action. 
 
Comment 7:  Your comments are acknowledged and hereby incorporated in the Final 
EIS.  Configuration 2 is the preferred option. 
 
Comment 8:  It is acknowledged that unavoidable adverse impacts would occur at the 
intersections of 196th Street SW with Alderwood Mall Parkway, 30th Place W, and Pop-
lar Way W; there is no feasible way to upgrade the affected roadways.  However, with 
implementation of mitigation identified for Alderwood Mall Parkway and Maple Road, 
there would be an improvement in overall citywide delay that would partially offset these 
adverse impacts.  Further, the roadway improvements constructed by the developer, 
and the corresponding impact fee credits provided to the developer, are an equitable 
method of assigning responsibility for mitigation that also helps offset adverse impacts 
elsewhere.  Finally, the LID funding options pertain to the future widening of the bypass 
roadway.  It is one of several options to fund the roadway that will be considered.  Other 
long-range transportation improvements in the City’s Comprehensive plan are intended 
to improve Alderwood Mall Parkway.  (For example, the Poplar Way bridge extension 
project will improve the intersection at 196th Street and Poplar Way.) 
 
Comment 9:  It is understood that the comment assumes that the difference in traffic 
volumes between modeled 2012 traffic volumes and actual 2012 volumes (which may 
be lower than modeled volumes due to slow growth in the last few years) is not ac-
counted for when assessing mitigation.  Further, the comment assumes that if this dif-
ference was accounted for, then mitigation requirements would be higher.   
 
The analysis addresses both the absolute level of traffic congestion in terms of level of 
service and the increment of change in traffic volume between the baseline condition 
and the with-project condition.  In the first instance, using higher modeled 2012 baseline 
volumes would tend to place a given intersection or roadway closer to an unacceptable 
level of service.  Correspondingly, adding project traffic to this higher baseline volume 
would also tend to either further place a given intersection or roadway closer to an un-
acceptable level of service, or move it to an unacceptable level of service that requires 
mitigation.  Therefore, using higher modeled traffic volumes is a conservative approach 
to ensure adverse impacts are identified.  
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In the second instance, analyzing the increment of change in traffic volume provides a 
more direct method for identifying what impacts are attributable to the proposed project. 
 
Comment 10:  The transportation analysis reports the following values for the intersec-
tion of 188th Street SW and 36th Avenue W (see footnotes, Table 3-11 of the Draft EIS 
for definitions of terms): 
 
  Volume:Capacity Queue 
 LOS Delay Ratio Ratio 
 
Baseline  D    37.3 0.67 EB 2.4 
    WB 1.2 
Alternative 2 D 38.6 0.67 EB 2.7 
    WB 1.5 
 
It is apparent that the proposed project would have minor effects at this intersection.   
Mitigation can be legally sustained only when there is a direct and demonstrable impact 
related to development of the project.  However, it is acknowledged in the Draft EIS 
(page 3-161) that there could be queue effects on 188th Street SW, and the following 
mitigation is described: 
  

"If it is determined that there are queue effects of increased traffic due to the 
Proposed Action for two off-site arterial corridors, 196th Street SW and 188th 
Street SW, a signal timing study should be required to minimize impacts.  The 
City should periodically monitor and systematically adjust signal timing for 
signalized intersections citywide, which would help reduce the queues." 
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Response to Letter No. 7—Erin Corey 
 
Comment 1:  The wall height and length have been significantly reduced since the EIS 
was issued and the meeting you referenced occurred.  The revised wall configuration, 
including the length and height, is shown on BCRA plan sheets C1.01A and C1.01B on 
the following pages.  At the tallest point, the wall will be 10 to 13-feet in height.  Addi-
tionally, a to-scale cross-section showing the location of the apartment buildings to the 
west, the wall location, and the fueling station has been provided. 
 
Comment 2:  The location for the fence requirement is along the property line. 
 
Comment 3:  The width of the buffer from the outer edge of the right-of-way of the by-
pass roadway to the property line would be 95 feet.  Forty (40) feet adjacent to the 
property line is intended to remain undisturbed.  The proposed code amendments to the 
C-R zoning district are intended to provide for this (vegetation retention).  The remaining 
55 feet adjacent to the right-of-way would be graded and replanted with vegetation. 
 
Comment 4:  The numbers on the Transportation section figures represent directional 
traffic volumes (number of vehicles) during the peak hour.  For example, on Figure 3-22 
in the Draft EIS, the number 694 on the north side of the bypass roadway just west of 
30th Place W means that an estimated 694 vehicles will travel westbound on that sec-
tion of the roadway during the peak hour. 
 
With respect to mitigation for 179th Street SW, the traffic analysis concluded that the 
proposed project would not have a significant effect on the street; mitigation would not 
be warranted.  With Alternative 2, the traffic volume at 179th Place SW and 30th Place 
W would decrease from 1,041 vehicles during the peak hour with the 2012 baseline 
condition to 998 vehicles per hour under Alternative 2.  Vehicle delay would decrease 
from 11.3 seconds per vehicle to 10.6 seconds per vehicle, and the level of service 
would remain LOS B. 
 
Comment 5:  Changes to the C-R zone require Planning Commission and City Council 
public hearings; testimony from the public is welcome during those hearings. 
 
The distance from the proposed Costco station to the nearest residence on 182nd Place 
SW is about 325 feet west of the nearest fueling lane as estimated using preliminary 
site drawings.  This is approximately the same distance to the previous high school dri-
veway that was used by buses and vehicles accessing the school and parking lot.  The 
distance from the nearest residence on 180th Place SW to the proposed fueling station 
is about 450 feet, which is about 40 percent of the distance to the travel lanes on Alder-
wood Mall Parkway and the existing fuel station at 177th Place SW. 
 
Fuel deliveries would arrive between 6 AM and 10 PM at night.  Noise from fuel delive-
ries would come primarily from the diesel truck arrivals and departures, because the 
trucks would be turned off during deliveries and the pumping mechanisms are located  
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below-ground.  Arrival of one fuel truck during early morning hours in conjunction with 
cars filling up at the fueling facility results in estimated sound levels ranging from 30 to 
38 dBA at the nearest off-site residences and 24 to 39 dBA at on-site residences.  
These levels are well below the City of Lynnwood’s nighttime noise limit of 47 dBA, ap-
plicable before 7 AM, and are not expected to result in significant noise impacts. 
 
To minimize exposure to ambient pollutants from fueling activities for the users of the 
facility, on-site retail and residential uses, and at off-site residential locations, the fueling 
facility will use the most current safety and emissions control technology available. The 
controls would be designed in accordance with applicable US EPA, Ecology, and 
PSCAA rules and regulations intended to minimize potential impacts from fueling tank-
ers and dispensers.  The control equipment would include Phase I and II Enhanced Va-
por Recovery (EVR) control technologies that capture vapors during tanker truck of-
floading and vehicle fueling that are 98% and 95% effective, respectively, at controlling 
fugitive emissions from escaping into the environment.  These control technologies not 
only control the loss of product and potentially harmful vapors but also reduce the po-
tential for odors.  With these controls in place, the potential for air quality or odor im-
pacts at the nearest residences would be very low and ambient pollutant concentrations 
associated with fueling activities would be minimal if not similar to current levels due to 
nearby activities. 
 
Comment 6:  Rationale supporting the location of the Lynnwood fuel facility in the 
southwest corner of the site provided by the proponent/development sponsor is pro-
vided below: 
 

 The southwest location provides relatively direct access to 33rd Avenue W, in-
cluding convenient fuel delivery circulation paths that allow the deliveries to enter 
and exit via signalized intersections. 

 

 A significant amount of the Costco Gasoline traffic is pass-by in nature (informa-
tion supplied by Costco).  Locating closer to the main public roadway (33rd Ave-
nue W) avoids out-of-direction travel and unnecessary circulation on site.  The 
location also minimizes Costco Gasoline vehicular traffic interaction with pede-
strian crossings on site closer to the warehouse. 

 

 By comparison, shifting to the east half of the site would tend to encourage more 
traffic to use 182nd Street SW, which is not desired due to limitations of the SW 
182nd Street SW/Alderwood Mall Parkway intersection. 

 

 The proposed location allows Costco to maintain separation between the ware-
house and the fuel, in turn maximizing the area that can be dedicated to Costco 
Gasoline queuing.  
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 The building location avoids creating sight distance limitations along 33rd Avenue 
extension (if it was placed along the curve between the north-south and east-
west segment of 33rd, the building could limit sight distance around the curve). 

 

 Placing the Fuel canopy in the southwest corner of the site divides the site into 
quadrants and breaks up potentially long stretches of asphalt parking areas. 

 

 Placing structures in different parts of the site creates variety in what the general 
public will see as they drive by the site.  The character of the landscaping around 
the fuel facility is slightly different than the character of the landscaping adjacent 
to parking areas.  Together, the variety in texture and rhythm along with the use 
of the architectural elements of the fuel canopy will make a more interesting 
streetscape than the City would experience if the fuel facility was moved further 
to the east. 

 Customers of Costco’s warehouse park as close to the store entrance as possi-
ble as this shortens their return trips to their cars with heavily loaded carts.  The 
proposed site layout with the fuel facility located in the extreme southwest corner 
of the site locates nearly all of the parking stalls closer to the warehouse en-
trance than the gas station.  This layout also effectively eliminates pedestrian 
conflicts between shoppers trying to return to their cars and drivers entering and 
exiting the fuel facility. 

   
In addition, the permissibility of the fueling station and related development standards 
may be addressed by the public during the public hearing process. 
 
Comments 7:  Because the proposed project, even with the proposed new public by-
pass road, is expected to result in increases of 2-dBA or less at residences west of the 
site, a 10-foot high sound wall on top of the proposed retaining wall would not be war-
ranted or be considered effective.  Furthermore, a 10-foot high sound wall on top of the 
proposed retaining wall would provide little to no benefit to the most-affected residences 
(i.e., the residences nearest the proposed extension of 179th Street SW to 30th Place 
SW), where the estimated increase of 6 dBA over existing levels would occur primarily 
due to the new extension of 179th Street SW. 
 
Comment 8:  Part of the applicant’s proposal is to rezone the former Lynnwood High 
School property from ―Public and Semi-Public Zone‖ to ―Commercial-Residential‖ (C-R).  
The proposal also includes certain amendments to the C-R zone text that would, if ap-
proved, allow for certain development features of the applicant’s proposal. 

The existing C-R zone code landscaping and fencing requirement adjacent to single-
family zones is provided for in LMC 21.54.240B.1(a), which states, 

―a. Adjacent to a Single-Family Residential Zone. This planting strip shall be at least 20 feet in 
width and shall consist of two rows of evergreen conifer trees. The trees shall be staggered and 
spaced a maximum of 15 feet on center, so as to form an effective visual barrier within five years. 
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The minimum tree height at planting shall be six feet. A permanent six-foot site-screening fence 
shall be placed at the property line.‖ 

LMC 21.54.240B.3 states, in part, 

3. Fencing. As part of all buffer areas required by this paragraph, a solid one-inch-thick board 
(nominal dimensional standards) fence shall be placed at the property line. One made of brick, 
rock or masonry materials may be substituted for a board fence….‖ 

The current C-R zone transitional code requirement therefore requires a six-(6) foot-
high solid sight-screening fence at the property line and a minimum 20-foot-wide buffer 
consisting of two rows of evergreen conifer trees capable of forming a visual buffer with-
in five years. 

As part of the CR zone text amendment proposal, Staff will be proposing text amend-
ments that provide the Community Development Director with the authority to require 
that existing trees be retained if the Director finds it will provide for an equal or superior 
amount of buffering than new plantings. 

The City will consider the materials and height (i.e., whether it should be higher than six 
feet) of the fence during the processing of the applications.   
 
Comment 9:  Your comments are acknowledged and hereby incorporated in the Final 
EIS.   
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Response to Letter No. 8—D.T. Grepo 
 
Comment 1:  The planned three-lane arterial (bypass roadway) will extend northward 
from 184th Street SW along the western boundary of the site and then turn eastward 
along the north property boundary where it will intersect with Alderwood Mall Parkway at 
Maple Road.  There will be one through lane in each direction with a center turn lane.  
Access to the site will be provided at 30th Place W and at three other locations on the 
bypass roadway:  one along the north leg and two along the west leg.  Three of the 
access intersections will be signalized.  A landscape strip and sidewalk will be provided 
on the east side of the roadway.  The west side of the road will be landscaped or there 
will be a retaining wall that varies from 10 to 13-feet in height.  The road and landscape 
will be designed in conformance with City of Lynnwood design standards. 
 
Comment 2:  See responses to Comment 5, Letter No. 7 and responses to Comments 
2 and 3, Letter No. 9. 
 
Comment 3:  Your comments are acknowledged and hereby incorporated in the Final 
EIS.  The City intends to negotiate a parks and recreation mitigation package with the 
School District to address recreational impacts of the proposed action.  Mitigation may 
take the form of some or all of the mitigating measures listed in the Draft EIS.  The miti-
gation package will be included in a development agreement that will need to be ap-
proved by both the City and the School District.  Without mitigation acceptable to the 
City, the proposed action is unlikely to be approved. 
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Response to Letter No. 9—Robert and Karen Rapp 
 
Comment 1:  See response to Comment 5, Letter No. 7.  
 
Comment 2:  Parking lot sweeping would be restricted to between the hours of 7 AM 
and 10 AM once a week during a weekday.  The sound level during normal parking lot 
sweeping is approximately 77 dBA at 50 feet.  Assuming a sweeper operates in the 
western parking area for an hour, the sound levels at the nearest off-site residences 
could range from 47 to 54 dBA.  These levels would comply with the City of Lynnwood’s 
daytime noise limit of 57 dBA.   
 
Comment 3:  The proposed retaining wall will be constructed along the west side of the 
33rd Avenue extension at the location required for the three-lane configuration.  The 
wall height and length have been significantly reduced since the EIS was issued.  The 
revised wall configuration, including the length and height, is shown on BCRA plan 
sheets C1.01A and C1.01B (see response to Comment 1, Letter No. 7).  Additionally, a 
to-scale cross-section showing the location of the apartment buildings to the west, the 
wall location, and the fueling station has been provided. 
 
ENVIRON remodeled the traffic sound levels and fueling station sound levels with the 
revised grading plan.  The traffic sound levels with the revised grading plan are similar 
to those identified in the Draft EIS, remain at 60 dBA or less in the future with the project 
and bypass road, and would represent a 6-dBA or less increase in noise over existing 
sound levels (the estimated increase in the DEIS was 5 dBA). The 60-dBA traffic sound 
level and the 6-dBA increase would occur at residences nearest the new proposed ex-
tension of 179th Street SW to 30th Place SW.  Residences due west of the site would be 
exposed to traffic sound levels of 53 to 54 dBA, representing a 0 to 2 dBA increase over 
existing sound levels. These levels would not represent significant noise impacts. 
 
Comment 4:  Your comments are acknowledged and hereby incorporated in the Final 
EIS.  The numbers on the Transportation section figures represent directional traffic vo-
lumes (number of vehicles) during the peak hour.  For example, on Figure 3-22 in the 
Draft EIS, the number 694 on the north side of the bypass roadway just west of 30th 
Place W means that an estimated 694 vehicles will travel westbound on that section of 
the roadway during the peak hour.  This applies to Figures 3-14 through 3-28 in the 
Transportation section. 
 
Comment 5:  A to-scale cross-section that shows the location of the apartment build-
ings to the west, the wall location and the fueling station has been provided on BCRA 
plan sheets C1.01A.  Additionally, this plan sheet shows the proposed grading along the 
west side of the site overlaid with the existing trees (type and size included).   
 
Comment 6:  BCRA plan sheet C1.01B has been provided that shows an aerial of the 
site overlaid with the proposed improvements including the proposed grading to the 
west (see response to Comment 1, Letter No. 7). 
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Comment 7:  See response to Comment 6, Letter No.7. 
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Response to Letter No. 10—Bob Rapp 
 
Comment 1:  Your comment is acknowledged and hereby incorporated in the Final EIS.   
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Response to Letter No. 11—Yanika Vandij 
 
Comment 1:  No response required; comments did not pertain to the Draft EIS. 
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FEDERAL  

US Army Corps of Engineers  Seattle District Regulatory Branch  

US Environmental Protection Agency  Region 10 EIS Review  

US National Park Service*  LWFC & UPRR Project Manager  

US Fish & Wildlife Service  Western Washington Office  

US Dept of Housing & Urban Development*  Seattle Regional Office  

 

STATE  

Dept. of Ecology (2 copies)  Environmental Review Section  

Dept. of Commerce  Growth Management Services  

Dept. of Transportation  Bill Wiebe  

Dept. of Transportation  Northwest Region  

Dept. of Fish & Wildlife  Jennifer Hayes  

Dept. of Natural Resources  SEPA Center  

Recreation & Conservation Office  Kaleen Cottingham / Dan Haws  

Parks & Recreation Commission  Tom Murley, Env. Program Mgr.  

Dept. of Archaeology & Historic Preservation*  Greg Griffith, Deputy SHPO  

Dept. of Social & Health Services*  Elizabeth McNagny  

Dept. of Health - Environmental Health  

                            Division*  

Kelly Cooper  

 

REGIONAL  

Puget Sound Regional Council* Ivan Miller, SEPA Responsible Official  

Puget Sound Clean Air Agency  Craig Kenworthy, Executive Director  

Puget Sound Partnership*  Cullen Stephenson  

Sound Transit*  Elma Borbe, Environmental Review  

Frontier Communications*  Jeremy Fallt  

Puget Sound Energy*  Dom Amor, Community Relations             

                    Manager  

King Co. Dept. of Transportation/Metro Transit*  King Street Center  

Muckleshoot Indian Tribe  Karen Walter  

 

SNOHOMISH COUNTY  

Snohomish Co. Council * Marcia Isenberg, Chief of Staff  

Snohomish County Executive*  Aaron Reardon  

Snohomish Co. Planning & Development Svcs.*  Planning/Project Referral  
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Snohomish Co. Public Works*  Steve Thomsen, Director  

Snohomish Co. Parks & Recreation*  Tom Teigen, Parks Director  

Snohomish Co. PUD No. 1  Planning/Project Referral  

Snohomish Co. Health District  Environmental Health  

Snohomish Co. Fire Dist. No. 1  Fire Chief  

Community Transit  Kate Tourtellot  

Master Builders Assoc. of King & Snohomish Co.* Don Davis, Dir. of Envir. Affairs  

The Tulalip Tribes*  Attn: Natural Resources  

The Boeing Company*  Rich White, Local Government  

                   Relations  

Snohomish Co. Sheriff*  John Lovick, Sheriff  

Snohomish Co. Airport Paine Field*  Andrew Rardin, Environmental Mgr.  

 

LOCAL  

Edmonds School District No. 15 (2 copies)  Marla Miller, Asst. Superintendent  

Alderwood Water & Wastewater District  Arden Blackledge, General Manager  

Edmonds Community College*  John Michelson, VP of College  

                           Relations  

The Daily Herald Company * 

The Weekly Herald Newspapers*  Mina Williams  

Economic Alliance Snohomish County*  Troy McClelland  

City of Edmonds*  Planning/Project Referral  

City of Bothell*  Gary Hasseler, Planning Manager  

City of Mountlake Terrace*  Shane Hope, Community Devel.  

                      Director  

City of Mill Creek*  Tom Rodgers, Planning Manager  

City of Mukilteo*  Heather McCartney, Com. Devel.  

                                 Director  

City of Brier*  Mayor Bob Colinas  

Town of Woodway*  Eric Faison, Town Administrator  

City of Everett*  Planning & Community Development  

City of Kenmore*  Community Development  

General Growth Partners/Alderwood Mall*  Brenda Klein, Executive Manager  

 

LIBRARIES  

Lynnwood Library  

Edmonds Community College Library  
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OTHER PARTIES 

David Kuhlman*  

Bob and Karen Rapp  

Erin Corey  

Patricia Fresek*  

Bruce Vanderwall*  

Yahid Qureshi*  

Bob Meador  

Futurewise*  

Sumner Baltzell  

Yanika Vandij  

Perkins Coie  

Peter Kahn, Costco   

Lauren Carroll, Pacific Crest Environmental  

DT Grepo  

Andrea Burgess  

Dan Kestle*               

Bill Hooper*              

Mark Nordtvedt*   

Becky Hong*               

Mark Laurence*            

Tami Fitch*               

Tanya Ummel *             

John Zipper*           

Tom Jones*                

Karey Coble*              

Karl Sailand*             

 

CITY OF LYNNWOOD  

 

Mayor  

Council Clerk  

City Council (7 copies)  

Planning Commission (7 copies)  

Parks & Recreation Board (7 copies)  

City Attorney  

Police Department  

Fire Department  

Parks & Recreation Department  

Community Development Department  
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Historic Commission * 

Public Works Department  

Economic Development Department 

Finance Department  

____________________________________________ 

 

* Provided with Notice of Availability  

 

 

 



  



  

 


